
 
 
 
 

APPLICATION AS NOTIFIED 
 

P Gallagher & M Campbell 
(RM220854) 

 
Submissions Close 09.12.22 

 
 
 
 
 
 
 
 
 
 
 
 
 



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
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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  //  ALSO FILL IN OTHER CONSENTS SECTION BELOW

Subdivision consent

Certificate of compliance

	



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

*Consent is sought to:

PRE-APPLICATION MEE TING OR URBAN DESIGN PANEL

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

Yes                                           No                                              Copy of minutes attached

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

APPLICATION NOTIFICATION

Are you requesting public notification for the application?

Yes                       No  

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

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

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

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

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

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

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

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

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

QUALIFIED FAST-TRACK APPLICATION UNDER SECTION 87AAC

Extension of lapse period of consent (time extension) s125 

Land use consent includes Earthworks

Existing use certificate

Version: 1, Version Date: 27/09/2022
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INFORMATION REQUIRED TO BE SUBMIT TED  // Attach to this form any information required  
(see below & appendices 1-2).

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

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

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

A site plan at a convenient scale.

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

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

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

PRIVACY INFORMATION

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

FEES INFORMATION

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

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

Yes N/A

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

 for):

Yes		 N/A

OTHER CONSENTS // CONTINUED

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

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

If Yes have you applied for it? 

Yes No  

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

Yes No

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

Version: 1, Version Date: 27/09/2022
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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) 

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 
details in the invoicing section are responsible for payment of invoices and in addition will be liable to pay all costs and 
expenses of debt recovery and/or legal costs incurred by QLDC related to the enforcement of any debt.

MONITORING FEES – Please also note that 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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Invoice for initial fee requested and payment to follow
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APPLICATION & DECLARATION

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

If lodging this application as the Applicant:   

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

If lodging this application as agent of the Applicant:   

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

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

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

Full name of person lodging this form

Firm/Company				 Dated   

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

OR:

PLEASE TICK

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

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

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

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

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

1 INFORMATION MUST BE SPECIFIED IN SUFFICIENT DETAIL

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

2 INFORMATION REQUIRED IN ALL APPLICATIONS

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

• (a) a description of the activity:

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

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

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

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

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

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

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

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

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

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

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

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

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

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

ADDITIONAL INFORMATION REQUIRED IN SOME APPLICATIONS

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

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

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

Information 
provided 
within the 
Form above

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

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

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

Clause 6: Information required in assessment of environmental effects

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

UNDER THE FOURTH SCHEDULE TO THE ACT: 

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

• (a) the position of all new boundaries:

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

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

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

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

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

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

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

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

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

	



Development 
Contribution 

Estimate 
Request Form

APPENDIX 4   //   Fast - Track ApplicationA4

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

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

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

APPENDIX 5   //   Naming of documents guide

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

Application Form 9

Assessment of Environmental Effects (AEE) 

Computer Register (CFR) 

Covenants & Consent Notice

Affected Party Approval/s

Landscape Report

Ecological Report

Engineering Report

Geotechnical Report

Wastewater Assessment

Traffic Report 

Waste Event Form

Urban Design Report

A5

APPENDIX 3   //   Development Contributions 
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Reference  22.053 

Date  27 September 2022 

Location  2 Northburn Road, Northlake, Wanaka 

Legal Description  Lot 20 Deposited Plan 469192 held in Record of Title 631201 

Applicant  PJ Gallagher and Mikaela Campbell 

Territorial Authority  Queenstown Lakes District Council 

Plan  Queenstown Lakes District Plans – Operative and Proposed 

Zoning  Northlake Special Zone Activity Area A (Operative)  

Proposal  Resource consent is sought to undertake a two lot 

subdivision; and 

Resource consent is sought pursuant to Section 221 of the 

RMA to vary Condition 1 of Consent Notice 9550309.3 as it 

relates to Lot 20 DP 469192 in relation to providing access 

from Aubrey Road.  

Activity Status  Non-Complying Activity Subdivision - Operative District Plan 

Discretionary – Resource Management Act 

1.0 INTRODUCTION  

1.1 This application for resource consent is made pursuant to Section 88 of the Resource 

Management Act 1991 (the Act). Section 88 requires that any application for resource consent 

include an assessment of environmental effects in such detail as corresponds with the scale and 

significance of the effects that the activity may have on the environment, and shall be prepared 

in accordance with the Fourth Schedule to the Act.  

2.0 LEGAL DESCRIPTION 

2.1 The application site is legally described as Lot 20 Deposited Plan 469192 held in Record of Title 

Version: 1, Version Date: 27/09/2022
Document Set ID: 7370079



   
Mikaela Campbell and PJ Gallagher 
2 lot subdivision and Consent Notice Variation – 2 Northburn Road, Northlake, Wanaka 
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631201. A copy of the Record of Title as well as Covenant 9550309.1 and Consent Notice 

9550309.3 are attached as Appendix A to this application.  

3.0 SITE DESCRIPTION 

3.1 The site is located at 2 Northburn Road, Northlake, Wanaka. Please refer to the location plan in 

Figure 1 below. 

 

 Figure 1 : Application Site 

3.2 The site is 4,066m2 in area and roughly trapezoidal in shape. The site is located on the corner at 

the intersection of Aubrey Road and Northburn Road. The western and northern portion of the 

site rises up towards Northburn Road, while the remainder of the site is flat. The southern 

portion of the site is occupied by a stormwater retention pond which is connected to the larger 

development by an overland flow path that travels through the south-eastern corner of the site. 

The site is currently vacant and vegetated with grass, with some native planting along the 

western side adjacent to the existing access and two kanukas in the north-east corner.  

3.3 There is an existing, formed access onto the site from Northburn Road. There is an existing water 

connection on the southern boundary and a wastewater connection within the south-east 

corner.  

3.4 The site was created by Subdivision Consent RM051067, which has been subject to number of 

subsequent variations that are not material to the current proposal. At the time the subdivision 
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2 lot subdivision and Consent Notice Variation – 2 Northburn Road, Northlake, Wanaka 
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was granted, the surrounding area was comprised of rural residential development and Aubrey 

Road was not heavily used. Consent Notice 9550309.3 was registered on the Title of the Site on 

26 November 2013 as a requirement of RM051067. The consent notice includes conditions in 

relation to restricting the creation of future accesses onto Aubrey Road, electricity supply, the 

formation of vehicle crossings and onsite stormwater disposal. 

3.5 The land outside of the Northlake Zone adjacent to the development is now zoned Large Lot 

Residential (LLR) (Figure 3, below). 

 

Figure 2: Application site (outlined in red) with the surrounding zoning. The white is Northlake, the lighter red Large 

Lot Residential A and the darker Red Large Lot Residential B. 

3.6 The LLR A Zone has a minimum lot size of 2000m2 and LLR B a minimum lot size of 4000m2. The 

LLR B area is located at the base of the Mount Iron ONF and, in accordance with Policy 11.2.1.1 

of the PDP, the size of lots is restricted as a result of landscape constraints. However, the 

application site is not located at the base of the Mt Iron ONF and is therefore not subject to 

significant landscape constraints. Further it is noted that this area, including Northlake and the 

Large Lot Residential Zone, is located within the Wanaka Urban Growth Boundary.  

3.7 A number of resource consents have been granted within Northlake Activity Area A to undertake 

two lot subdivisions creating lots smaller than 4,000m2, including: 

• 17 Mount Linton Avenue - Resource Consent RM200605; 
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• 14 Mount Linton Avenue - Resource Consent RM201061; 

• 11 Northburn Road – Resource Consent RM210092; 

• 12 Mount Linton Avenue – Resource Consent RM210092; 

• 23 Glenaray Crescent - Resource Consent RM210283; 

• 19 Nokomai Street - Resource Consent RM210313;  

• 1 Mount Ida Place – Resource Consent RM210340; and  

• 4 Nokomai Street - Resource Consent RM210641 

 

4.0 PROPOSAL 

4.1 Resource consent is sought to undertake a two lot subdivision and vary Condition 1 of Consent 

Notice 9550309.3 as it relates to Lot 20 DP 469192 in order to enable the establishment of a 

second access onto Aubrey Road. A copy of the proposed scheme plan has been included as 

Appendix B.  

4.2  Proposed Lot 1 relates to the western extent of the site and is proposed to be 2,066m2 in area. 

The western and northern portions of this lot are sloping, with a flat area in the eastern portion 

of the lot. The southern portion of the lot is occupied by the stormwater retention pond that is 

proposed to be protected by an easement.   

4.3 Proposed Lot 2 relates to the eastern extent of the existing lot and is proposed to be 2,000m2 in 

area. Proposed Lot 2 is relatively flat, with a small area of sloping terrain in the north-west 

corner. The stormwater retention pond is also located within the southern portion of this lot. In 

addition, there is an overland flow path in the south-east corner of the lot that connects the 

retention pond to the properties to the north and east.  

Access 

4.4 Access to proposed Lot 2 will be in the south-eastern corner of the site onto Aubrey Road. The 

proposed new access meets sight distances and distance from intersections. A culvert will be 

installed within the overland flow path to enable access over it. As Condition 1 of Consent Notice 

9550309.3 restricts the formation of vehicle access from Lot 20 onto Aubrey Road, it is also 

proposed to vary the Consent Notice condition in order to enable the formation of the new 

access onto Lot 2.  
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4.5 It is proposed to use the existing access to service proposed Lot 1.  

 Servicing 

4.6 There are existing Council reticulated water and wastewater pipes within Aubrey Road. Is 

proposed to create new connections to Lot 1 from these services. There is a fire hydrant 

immediately adjacent to the application site in Aubrey Road, which is considered sufficient to 

service the development in relation to firefighting water supply.  

4.7 The proposed sites are both relatively large and, as a result it is considered that onsite 

stormwater disposal can be designed at the time a dwelling is proposed on each lot. 

4.8 Aurora and Chorus have confirmed that there is existing capacity within the network to 

accommodate the additional lot. These letters of confirmation are included as Appendix C. 

Earthworks 

4.9 Earthworks associated with the proposed subdivision are limited to those associated with the 

installation of services (i.e. trenching) and the formation of the new vehicle crossing and access 

to Lot 2. 

 Variation of Consent Notice Conditions 

4.10 In order to enable the construction of a new access onto Aubrey Road, it is proposed to vary 

Condition 1 of Consent Notice 9550309.3 as follows (deleted text struck through, additional text 

bold underlined): 

1. Lots 14, 15, 19, 20, 41 and 59 shall not have access directly onto Aubrey Road. Their access 

is to be from the internal roading network constructed at the time of subdivision. Lot 20 

shall have one access only onto Aubrey Road, as approved by RM220XXX.     

5.0 DISTRICT PLAN ASSESSMENT 

Proposed District Plan 

5.1 As the Northlake Special Zone has not, at this stage, been included in the District Plan Review, 

the zoning and associated provisions of the Proposed District Plan do not apply to the subject 

application.  

 Operative District Plan 
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5.2 The site is zoned Northlake Special Zone under the Operative District Plan and the proposal 

requires the following resource consents: 

• A restricted discretionary activity consent pursuant to Rule 15.2.3.3(xi) for the proposed 

two lot subdivision. Council’s discretion is restricted to:  

a) The extent to which the subdivision is consistent with the Northlake Structure 

Plan and any relevant consent's Outline Development Plan consented under Rule 

12.34.2.3.i or Rule 12.34.2.3.ii; 

b) The extent to which the subdivision would undermine the integrity of the 

Northlake Structure Plan and any relevant consent's Outline Development Plan 

consented under Rule 12.34.2.3.i or Rule 12.34.2.3.ii; 

c) Those matters in respect of which the Council has reserved control under Rule 

15.2.3.2. 

• A non-complying activity consent pursuant to Rule 15.2.3.4(i) as the proposed subdivision 

does not comply with Zone Standard 15.2.6.3(i)(a) in relation to the minimum lot size for 

Northlake Activity Area A, which is 4,000m2. The proposed lots would be 2,000m2 and 

2,066m2 in area.  

5.3 Overall the proposed subdivision requires a non-complying activity consent under the Proposed 

District Plan. 

 Resource Management Act 1991 

5.4 The proposed development also involves the variation of Condition 1 of Consent Notice 

9550309.3, which requires the following resource consent: 

• A discretionary activity consent pursuant to s87B, and in accordance with s221, of the Act 

which states that the cancellation of a consent notice must be processed in accordance 

with s88 to s121 and s127(4) to s132 of the Act.  

Summary of Activity Status 

5.5 Overall, the proposal is considered to be for a non-complying activity resource consent.  
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6.0 ASSESSMENT OF EFFECTS ON THE ENVIRONMENT 

6.1 This Assessment of Effects on the Environment (AEE) accompanies an application for resource 

consent made under Section 88 of the Resource Management Act 1991 (the Act) and has been 

prepared in accordance with the Fourth Schedule of the Act in such detail as corresponds with 

the scale and significance of the effects that the activity may have on the environment.  

Permitted Baseline 

6.2 Pursuant to Section 104(2) of the Act, when considering the actual and potential effects of an 

application for resource consent, a consent authority may disregard an adverse effect of an 

activity on the environment if the plan permits an activity with that effect (the permitted 

baseline). In this case all buildings require controlled activity resource consent and all subdivision 

requires a restricted discretionary activity resource consent. It is therefore considered that there 

is no relevant permitted baseline. 

6.3 However, it is noted that there is no density standard within Activity Area A. A result there is no 

limit on the number of dwellings that could be constructed on site provided 40% site coverage 

is not exceeded. 

 Receiving Environment 

6.4 As mentioned in Section 3.7 above, at least eight subdivisions have been granted in Northlake 

Activity Area A enabling subdivision of lots down to 1800m2. As a result it is considered that the 

receiving environment is in a state of transition in which the character of the area is changing 

from a rural residential density to one more in keeping with the Large Lot Residential zoning. In 

addition it is noted that the land on the opposite side of Aubrey Road to the south-west is zoned 

LLR A and as a result the character in that area is also beginning to change.  

 Actual and Potential Effects on the Environment 

6.5 The actual and potential effects of the proposed subdivision generally relate to the following 

matters: 

• Character and amenity; 

• Subdivision design and layout; 

• Servicing and infrastructure; 

• Access and traffic; 
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• Natural hazards; 

• Culture and heritage; and 

• Consent Notice  

Character and Amenity 

6.6 Both lots will be vacant and enable residential development in keeping with what is anticipated 

in the neighbouring Large Lot Residential zone. The lots, and associated residential 

development, would be visible from Aubrey Road. However, the plan provides for the 

construction of an unrestricted number of dwellings on this site as a controlled activity. Although 

Council’s control extends to a number of matters, including location, external appearance, 

earthworks and landscaping, it is considered that the construction of a second, or even a third 

dwelling on this site and the surrounding sites, while not permitted, could at least be anticipated. 

6.7 As mentioned above, this neighbourhood is currently undergoing widespread change. The 

rezoning of the area to the south and west as Large Lot Residential enables subdivision down to 

2,000m2. A number of similar subdivisions have been approved to the north, east and west in 

Northlake Activity Area AA, including at 1 Mount Ida Place, which also fronts Aubrey Road and 

is clearly visible from this vantage.  

6.8 The objectives and policies of the Northlake Special Zone, which will be examined in more depth 

in Section 7.6-7.10 below, seek to provide for a mix of ‘medium to low density and larger lot 

residential development’ (Objective 1). Policy 1.2 seeks to: 

‘To maintain and enable residential lot sizes in Activity Areas A and C4 consistent with the 

adjacent Rural Residential Zone.’ 

However, as noted above, there is no longer an adjacent rural residential zone. The land outside 

of the Northlake Zone adjacent to the development is now zoned Large Lot Residential, which 

enables development to a density similar to that proposed.  

6.9 While the plan does not enable subdivision, the plan anticipates the construction of additional 

dwellings on the site. The effects in relation to built form would be similar and have a similar 

impact on the residential character of the area. It is however noted that subdivision is distinct 

from land use as it changes the ownership of the sites and therefore there would be some 

distinction on how the dwellings would be used. Notwithstanding this, it is considered that the 
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effects of the proposed subdivision on character would be less than minor as it would be 

consistent with the changing character of the area.  

6.10 Any future dwelling would be required to comply with the relevant height restrictions and 

setbacks. Therefore, the subdivision and subsequent construction of two residential units on the 

site will not affect privacy, access to sunlight or residential amenity beyond what could be 

anticipated without subdivision. Any future built form would also be consistent with what is 

anticipated in the zone. Any future built form enabled by the proposed development is not 

anticipated to be more dominant than the construction of one large residential dwelling on the 

site.  

6.11 Overall, given the above, it is considered that any adverse effects on residential character and 

amenity would be less than minor. 

Subdivision design and layout 

6.12 QLDC’s Subdivision Design Guidelines 2015 set out the principles of good subdivision design in 

the District’s urban areas. While, the primary focus of the design guidelines is on larger scale 

‘greenfield’ subdivisions, the guidelines acknowledging the limitations of infill subdivision. 

Nevertheless the design guidelines provide direction in terms of subdivision design that can, at 

least in part, be applied to infill subdivision. 

6.13 A key principle of good subdivision design is the identification of the opportunities and 

constraints of the site and surrounding area and designing subdivisions that respond 

accordingly. 

6.14 The opportunities of a site include the positive elements of the site and local character. In this 

instance the positive elements include two street frontages and a geometry that easily enables 

splitting the lot in two. The topography is such that the proposal would create two relatively 

private allotments. Further, the design of the existing stormwater retention pond is such that 

there is an existing opportunity to form an additional access onto Aubrey Road. Any future built 

form on both lots would front Aubrey Road and provide a positive interface with the road.  

6.15 The constraints of the site include a rise in topography to the west, slightly reducing access to 

afternoon sunlight, the existence of the retention pond along the southern boundary and the 

restriction imposed by the consent notice in relation to forming additional accesses onto Aubrey 

Road. Following the completion of the subdivision, however, there will be sufficient area to 

construct a house, as well as private north and west facing outdoor living areas, on both lots. 
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While the retention pond would reduce the development potential of each lot, there will still be 

sufficient space on each lot to construct a dwelling, parking and manoeuvring and outdoor living. 

Lot 2 would have a buildable area of approximately 1,100m2. Lot 1 would have a buildable area 

of approximately 915m2. While sloping, it is considered that a dwelling can still be designed to 

be reasonably accommodated on the site.  

6.16 The proposal to establish an access onto Aubrey Road, and the effects associated with that, and 

varying the consent notice conditions, are assessed further below. Notwithstanding the 

constraints of the site, it is considered that the subdivision has been designed so as to enable 

high amenity residential development. 

6.17 The design of the proposed subdivision responds to the opportunities and constraints of the site 

as far as is practicably possible. Each lot enables the practical siting and design of future 

residential units on Lots 1 and 2.  

6.18 It is therefore considered that the proposal represents good subdivision design (in so far as that 

is practicable, being an infill subdivision) as defined in the design guidelines and overall it is 

considered that the adverse effects resulting from the layout and design of the subdivision will 

be less than minor. 

 Servicing and infrastructure 

6.19 It is proposed to rely on the existing servicing infrastructure to service both Lots 1 and 2. While 

capacity constraints were raised during the processing of several of the previous subdivisions, 

QLDC confirmed previously that there was capacity to service ten subdivisions at least. As this is 

the ninth subdivision (to our knowledge) it is considered likely there is capacity within the 

existing network. QLDC’s three waters engineers were contacted in order to confirm if there is 

capacity but they did not respond.  

6.20 There is a fire hydrant within Aubrey Road directly adjacent to the application site. This is 

considered sufficient to provide water for fire fighting purposes to both lots. 

6.21 Stormwater is proposed to disposed of to ground in accordance with the Consent Notice 

requirements. A design can be submitted with building consent for any future dwellings. 

6.22 Aurora and Chorus have confirmed that there is sufficient capacity within their networks to 

service the proposed development with electricity and telecommunications. These confirmation 

letters are included in Appendix C.  
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6.23 Overall, it is considered that the proposed development can be sufficiently serviced and any 

adverse effects associated with servicing the development would be less than minor.  

Access and Traffic 

6.24 It is proposed to access Lot 1 using the existing crossing onto Northburn Road. The formation of 

the existing crossing is considered sufficient to service proposed Lot 1.  

6.25 It is proposed to form a new crossing to proposed Lot 2 from Aubrey Road. An access in this 

location will comply with the requirements in relation to distance from intersections and sight 

distances. Limited earthworks would be required to form a crossing in this location and a culvert 

is proposed to protect the overland flow path. However, Condition 1 of Consent Notice 

9550309.3 restricts the formation of a new crossing onto Aubrey Road.  

6.26 This condition was imposed as a result of the recommendations made by the infrastructure 

engineers during the processing of Resource Consent RM051067. A copy of that report is 

included as Appendix D.  The report, prepared by Rationale, recommended that new access 

onto Aubrey Road be restricted in order to reduce the pressure on Aubrey Road. However, 

Aubrey Road was substantially narrower in 2005, as can be seen in Figure 3 below.  

 

Figure 3 : Historic Image of Aubrey Road from 2005 

6.27 Aubrey Road has subsequently been widened and improved, as has the multi modal path 

adjacent to the Northlake subdivision. It is considered that the construction of one additional 
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access onto Aubrey Road would not result in the road needing to be widened or the formation 

improved, and would not result in unsafe traffic outcomes. Overall, therefore, it is considered 

that adverse effects associated with the construction of the new access, and the required 

amendment to Condition 1 of Consent Notice 9550309.3 would be less than minor.  

Natural Hazards 

6.28 The site is identified on the QLDC hazards GIS as being susceptible to a nil to low risk of 

liquefaction. Otherwise the site is not identified as being subject to other natural hazards. It is 

considered that any potential risk in relation to liquefaction can be mitigated through 

foundation design at the time a dwelling is proposed on either lot. Overall, it is considered that 

the proposed subdivision would not exacerbate any risk from natural hazards and no adverse 

effects in this regard are anticipated from the subdivision. 

Culture and Heritage 

6.29 The site is not identified as being within a Wāhi Tūpuna Area or having cultural sensitivities. Any 

earthworks associated with the subdivision would be minimal. Overall, it is considered that 

adverse cultural and heritage effects would be less than minor. 

Consent Notice Matters 

6.30 It is proposed to vary the conditions of the Consent Notice to enable the construction of a new 

access onto Aubrey Road. This condition was imposed by the engineers during the processing of 

Subdivision Consent RM051067 in order to ensure that Aubrey Road would not need to be 

upgraded in the future to cater for the additional accesses. Aubrey Road has subsequently been 

upgraded and the adverse effects from establishing an additional crossing are considered to be 

less than minor, as discussed in Sections 6.24-6.26 above.  

6.31 However, the matter of Consent Notice variations has been subject to multiple High Court 

proceedings. In general the Court is of the mind that Consent Notices should not altered unless 

there has been a material change in circumstances (e.g. a rezoning or similar) which means that 

the consent notice obstructs rather than achieves sustainable management1. 

6.32 In this instance the application site has not been rezoned. However, the area around the 

application site has been rezoned and the character of the area is rapidly changing. The 

 
1 Ballantyne Barker Holdings Ltd v Queenstown Lakes District Council at [45] 
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proposed subdivision would enable the construction of two separate freehold dwellings, which 

would contribute housing to the District. The access onto Aubrey Road will ensure both lots to 

have direct access to a road and will encourage a design with an entrance to the dwelling facing 

the road.  Therefore, it is considered that the proposed subdivision would result in the 

sustainable use and management of the site as intended, and that strict adherence to the 

consent notice conditions in this instance would obstruct the sustainable use of the site.  

6.33 Overall, therefore, it is considered that a variation to the consent notice in this instance is 

appropriate and that any associated effects would be less than minor. 

Positive Effects 

6.34 The proposed development would enable the creation of two large residential lots in close 

proximity to the Wanaka town centre. This will provide additional housing choice in the district, 

and will have positive effects on housing supply.  

Summary of Effects 

6.35 Overall it is considered that the actual and potential adverse effects of the proposed subdivision 

and variation to Consent Notice conditions will be less than minor.   

7.0 OBJECTIVES AND POLICIES 

Operative District Plan 

7.1 The objectives and policies of the Operative District Plan of particular relevance to the 

consideration of the proposed development are contained in Chapter 4 – District Wide Issues, 

Chapter 12 – Northlake Special Zone, Chapter 14 – Transportation and Chapter 15 – Subdivision 

and Development and are as follows: 

 Part 4 – District Wide Issues 

 

4.9.3.2 Objective 2 – Existing Urban Areas and Communities 

Urban growth which has regard for the built character and amenity values of the 

existing urban areas and enables people and communities to provide for their social, 

cultural and economic well being. 
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Policies 

2.1 To ensure new growth and development in existing urban areas takes place in a 

manner, form and location which protects or enhances the built character and amenity 

of the existing residential areas and small townships. 

2.2  To cluster growth of visitor accommodation in certain locations so as to preserve other 

areas for residential development. 

2.3  To protect the living environments of existing low-density residential areas by limiting 

higher density development opportunities within these areas. 

 

7.2 The proposed subdivision will maintain the character and amenity of the Northlake area. The 

proposed subdivision would enable large lot residential development, which is consistent with 

the changing character of the area. The proposal will enable the applicant and future purchasers 

to provide for their wellbeing. The proposal is therefore considered to be consistent with, and 

not contrary to, these provisions. 

 

4.9.3.2 Objective 3 – Residential Growth 

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

Policies: 

3.1 To enable urban consolidation to occur where appropriate. 

3.2 To encourage new urban development, particularly residential and commercial 

development, in a form, character and scale which provides for higher density living 

environments and is imaginative in terms of urban design and provides for an 

integration of different activities, e.g. residential, schools, shopping. 

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

3.4  To provide for lower density residential development in appropriate areas and to 

ensure that controls generally maintain and enhance existing residential character in 

those areas. 

7.3 The proposal will encourage urban consolidation. The proposal would enable additional urban 

development that will integrate well with the existing development. The establishing residential 

character will be maintained. The proposal will assist in providing additional residential capacity 
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to meet the needs of the District. The proposal is considered to be consistent with, and not 

contrary to, these provisions.  

 

4.9.3.2 Objective 9 – Sustainable Management of Development 

The scale and distribution of urban development is effectively managed. 

Policies: 

9.1 To enable urban development to be maintained in a way and at a rate that meets the 

identified needs of the community at the same time as maintaining the life supporting 

capacity of air, water, soil and ecosystems and avoiding, remedying or mitigating any 

adverse effects on the environment. 

9.2  To provide for the majority of urban development to be concentrated at the two urban 

centres of Queenstown and Wanaka. 

9.3  To enable the use of Urban Growth Boundaries to establish distinct and defendable 

urban edges in order to maintain a long term distinct division between urban and rural 

areas. 

9.4  To include land within an Urban Growth Boundary where appropriate to provide for 

and contain existing and future urban development, recognising that an Urban Growth 

Boundary has a different function from a zone boundary. 

9.5  To avoid sporadic and/or ad hoc urban development in the rural area generally. To 

strongly discourage urban extensions in the rural areas beyond the Urban Growth 

Boundaries. 

9.6  To take account of the following matters when defining an Urban Growth Boundary 

through a plan change: 

9.6.2  The avoidance or mitigation where appropriate of any natural hazard, 

contaminated land or the disruption of existing infrastructure. 

9.6.3  The avoidance of significant adverse effects on the landscape, the lakes and 

the rivers of the district. 

9.6.4  The efficient use of infrastructure, including transport infrastructure, and its 

capacity to accommodate growth. 

9.6.5  Any potential reverse sensitivity issues, particularly those relating to 

established activities in the rural area. 
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9.8  To recognise existing land use patterns, natural features, the landscape and heritage 

values of the District and the receiving environment to inform the location of Urban 

Growth Boundaries. 

7.4 The proposed development will provide for additional residential development at a rate that will 

sustain the life supporting capacity of water, air and soil. The development is within the urban 

area of Wanaka. The site is within the urban growth boundary. The proposed urban 

development is within a location that can accommodate additional development without 

affecting character or infrastructure. The proposal is considered to be consistent with, and not 

contrary to, these provisions.  

7.5 Overall the proposal is considered to be consistent with, and not contrary to, the objectives and 

policies of Part 4 of the ODP. 

Part 12.33 – Northlake Special Zone  

 

Objective 1 – Residential Development 

A range of medium to low density and larger lot residential development in close 

proximity to the wider Wanaka amenities 

Policies: 

1.1 To establish a mix of residential densities that will provide a residential environment 

appealing to a range of people. 

1.2  To enable medium density living within the less sensitive parts of the zone in order to 

give Northlake a sense of place and to support a neighbourhood commercial and retail 

precinct. 

1.3  To maintain and enable residential lot sizes in Activity Areas A and C4 consistent with 

the adjacent Rural Residential Zone. 

1.4  To enable and encourage low density residential activities within Activity Areas B1 – 

B5. 

1.5  To enable and encourage larger residential lot sizes within Activity Areas C1 – C3. 

1.6  To enable and encourage medium density residential activities within Activity Area D1. 

1.7  To provide for small scale neighbourhood retail activities including one small 

supermarket to serve the needs of the local community within Activity Area D1 and to 
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avoid visitor accommodation, commercial, retail and community activities and 

retirement villages within Activity Areas other than within Activity Area D1. 

1.8  To provide for community activities, including educational facilities, to serve the needs 

of the Northlake community and to be available for use by the wider Wanaka 

community. 

1.9  To enable affordable housing by providing for cost effective development and by 

requiring a range of lot sizes and housing typologies, including 20 affordable lots (as 

defined in Rule 15.2.20.1). 

7.6 The proposed subdivision will create two additional smaller lots that will contribute to providing 

for a mix of residential densities. While the proposed lot size would not be consistent with the 

rural residential zone, there is no longer a rural residential zone adjacent to the application site 

and the site is now located within the Wanaka Urban Growth Boundary. The proposed lots will 

be consistent with the size and shape of lots and density anticipated in the adjacent Large Lot 

Residential Zone. The proposal will provide for large lot residential development within close 

proximity to the Wanaka town centre. The proposal is considered to be consistent with, and not 

contrary, to these provisions.  

Objective 2 – Urban Design 

Development demonstrates best practice in urban design and results in a range of 

high quality residential environments. 

Policies: 

2.1 To use a Structure Plan to establish: 

• The location of Activity Areas 

• The primary roading network 

• Required walking and cycle connections 

• Areas where buildings are prevented from occurring due to landscape sensitivity 

• Areas where existing vegetation forms an important landscape or ecological feature 

and should be protected 

2.2  To require development to be consistent with the Northlake Structure Plan. 

2.3  To require the use of Outline Development Plans in resource consent applications for 

Activity Areas B1 to B5, C1 to C4 and D1 in order to: 
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• implement the objectives and policies of the Zone and the relevant Activity Area and 

the Northlake Structure Plan; 

• determine the general location of anticipated future activities and built form within 

the Activity Area; 

• achieve any required density range within the relevant Activity Area; 

• achieve appropriate integration of anticipated future activities. 

2.4  To achieve a high level of integration through residential lot layout, street design, 

recreational areas (including walkways/ cycleways, parks and open spaces) and 

landscaping through the resource consent process using Outline Development Plans. 

2.5  To ensure that development recognises and relates to the wider Wanaka character and 

is a logical extension of the urban form of Wanaka. 

2.6  To enable visitor accommodation, commercial, community activities, retirement 

villages and limited small scale retail activities including one small supermarket within 

Activity Area D1 to service some daily needs of the local community, while maintaining 

compatibility with residential amenity and avoiding retail development of a scale that 

would undermine the Wanaka Town Centre and the commercial core of the Three Parks 

Special Zone. 

2.7  To enable educational facilities to service the needs of the Wanaka community, while 

maintaining compatibility with residential amenity. 

2.8  Ensure the design and appearance of non-residential buildings is compatible with the 

character of the wider neighbourhood and considers variation in form, articulation, 

colour and texture and landscaping to add variety, moderate visual scale and provide 

visual interest, especially where facades front streets and public spaces. 

7.7 There is no structure plan in relation to Activity Area A as it was developed before the Plan 

Change was approved by the Environment Court. For the same reason there is no outline 

development plan that relates to Activity Area A. The proposed subdivision will be a logical 

addition within the Wanaka urban area. The proposed development will demonstrate good 

proactive urban design by enabling two street facing properties and enabling a denser 

development within close proximity to the Wanaka town centre while being consistent with the 

establishing character. The proposed subdivision will result in a high quality residential 

environment. Overall the proposed subdivision is considered to be consistnet with these 

objectives and policies.  
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Objective 3 – Connectivity 

Development that is well-connected internally and to networks outside the zone 

Policies: 

3.1  To ensure that roading is integrated with existing development and the existing road 

network. 

3.2  To promote a logical and legible road layout, minimising cul-de- sacs where practical. 

3.3  To require public cycling and walking trails through the zone that link to existing and 

potential trails outside the zone. 

3.4  To enable public transport to efficiently service the area, now and in the future. 

3.5  To reduce travel distances through well connected roads. 

3.6  To provide safe, attractive, and practical routes for walking and cycling, which are well 

linked to existing or possible future passenger transport and local facilities and 

amenities within the zone. 

7.8 No roading is proposed as part of the proposed subdivision. A new access from Aubrey Road is 

proposed but the formation and width of Aubrey road is such that this is anticipated to be in 

keeping with the existing traffic environment. The proposal will not affect existing active 

transport routes. The proposed development will be well connected with the existing street and 

active transport networks. The proposal is considered to be consistent with, and not contrary 

to, these provisions.  

Objective 4 –  Landscape and Ecology 

Development that takes into account the landscape, visual amenity, and 

conservation values of the zone. 

Policies: 

4.1 To identify areas where buildings are inappropriate, including ridgelines, hilltops and 

other visually prominent landforms, and to avoid buildings within those areas. 

4.2  To maintain and enhance the nature conservation values of remnants of indigenous 

habitat, and to enhance the natural character of the northeast margin of the zone. 

4.3  To ensure that roads are designed and located to minimise the need for excessive cut 

and fill and to respect natural topographical contours. 
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4.4  To ensure that trees within the Tree Protection Areas are retained, and that any 

individual trees that are removed or felled within TPA3 or TPA4 are progressively 

replaced with non-wilding species so as to ensure development is reasonably difficult 

to see from the Deans Bank trail (northern side of the Clutha River), to retain a 

predominantly treed foreground when viewed from the Deans Bank trail, and to retain 

a predominantly treed background when viewed from Outlet Road. 

7.9 The application site is in a location in which buildings have been determined to be appropriate. 

A number of dwellings could be constructed on the site as a controlled activity. The proposal will 

not affect nature conservation values. No roads are proposed and no trees within the tree 

protection area are proposed to be removed. The proposed development will not affect 

landscape values, visual amenity or conservation values. The proposed subdivision is considered 

to be consistent with, and not contrary to, these provisions.  

Objective 6 –  Infrastructure 

Provision of servicing infrastructure to cater for demands of development within the 

zone in an environmentally sustainable manner and to enhance wider utility network 

systems where appropriate. 

Policies: 

6.1 To provide safe and efficient road access to the zone from Aubrey Road and Outlet 

Road. 

6.2  To provide for transport network upgrades when required. 

6.3  To design local streets to ensure safe, low speed traffic environments. 

6.4  To utilise low impact design solutions that minimise adverse environmental effects 

resulting from storm water runoff. 

6.5  To provide for water storage facilities for the benefit of the wider Council network as 

well as for the zone. 

7.10 The proposed subdivision will provide an additional access from Aubrey Road, which will be both 

safe and efficient. No transport network upgrade is required. As the subdivision relates to a 

small, infill subdivision, no infrastructure for stormwater or water storage is being proposed 

beyond onsite disposal to manage the stormwater from future built form. Overall, the proposal 

is considered to be consistent with, and not contrary to, these provisions.  
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7.11 Overall, the proposed subdivision is considered to be consistent with, and not contrary to, the 

objectives and policies of Chapter 12.33 Northlake Special Zone.  

Chapter 14 – Transport  

Objective 1 –  Efficiency  

Efficient use of the District’s existing and future transportation resource and of fossil 

fuel usage associated with transportation. 

Policies: 

1.1 To encourage efficiency in the use of motor vehicles. 

1.2  To promote the efficient use of all roads by adopting and applying a road hierarchy 

with associated access standards based on intended function. 

1.3  To promote the efficient use of roads by ensuring that the nature of activities alongside 

roads are compatible with road capacity and function. 

1.4  To protect the safety and efficiency of traffic on State Highways and arterial roads, 

particularly State Highway 6A, by restricting opportunities for additional access points 

off these roads and by ensuring access to high traffic generating activities is adequately 

designed and located. 

1.5  To promote the efficient use of fuel for transport purposes, by providing for a District 

wide policy of consolidated urban areas, townships, retail centres and residential 

environments. 

1.6  To promote and provide for the consolidation of new areas of residential development 

and for higher density development within identified areas. 

1.7  Enabling for home occupations within residential areas to reduce travel time and costs 

between home and work. 

1.8  To consider options for encouraging and developing greater use of public 

transportation facilities and in particular to continue to investigate the options for 

alternative transport means. 

1.9 To require off-road loading for most activities to limit congestion and loss of safety and 

efficiency of adjacent roads and to promote the maintenance and efficiency of those 

roads. 
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1.10 To require access to property to be of a size, location and type to ensure safety and 

efficiency of road functioning. 

7.12 Aubrey Road is identified as being a collector road. The proposed subdivision will not encourage 

the inefficient use of motor vehicles. The new access will not affect the efficiency of Aubrey 

Road. The proposal will encourage the consolidation of the urban area and provide additional 

living opportunities within close proximity to the Wanaka town centre. The proposed property 

access will be of a size, location and type to ensure the safe and efficient functioning of the road 

network is maintained. Overall the proposal is considered to constitute an efficient use of the 

District’s roading infrastructure and to be consistent with, and not contrary to, these provisions.  

Objective 1 – Safety and Accessibility 

Maintenance and improvement of access, ease and safety of pedestrian and vehicle 

movement throughout the District. 

Policies: 

2.1 To maintain and improve safety and accessibility by adopting and applying a road 

hierarchy with associated design, parking and access standards based on the intended 

function. 

2.2 To ensure the intensity and nature of activities along particular roads is compatible 

with road capacity and function, to ensure both vehicle and pedestrian safety. 

2.3 To ensure access and movement throughout the District, and more particularly the 

urban areas, for people with disabilities is not unreasonably restricted. 

2.4 To encourage the development of pedestrian and cycle accessways, within the main 

townships. 

2.5 To maintain and upgrade, where appropriate, the existing roads and provide for new 

roads and related facilities where these are important for providing access. In 

particular, to investigate and/or make provision for: 

• a new road link from Man Street to the One Mile roundabout. 

• a new road linking Queenstown and Frankton on the northern side of SH6A 

above Frankton Arm. 

• a long term roading network for the Frankton flats area to protect the through 

route function of State Highways and provide access to residential, commercial 

and recreational activities. 
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2.6 To ensure intersections and accessways are designed and located so: 

• good visibility is provided. 

• they can accommodate vehicle manoeuvres. 

• they prevent reverse manoeuvring onto arterial roads; and 

• are separated so as not to adversely affect the free flow of traffic on arterial 

roads. 

2.7 To ensure vegetation plantings are sited and/or controlled so as to maintain adequate 

visibility and clearance at road intersections and property access and to prevent the 

icing of roads during winter months, except and unless that vegetation is important to 

the visual amenity of the District or is protected as part of the Heritage Provisions. 

7.13 As mentioned above, Aubrey Road is considered a collector roar. The proposed subdivision, 

associated activity and new access will be compatible with the existing road layout and function. 

The proposed access will not affect movement in the district for people with disabilities. The 

proposed access will have good visibility, will accommodate the required vehicle manoeuvres 

and will be sufficiently separated from adjacent accesses. No vegetation or plating is proposed 

by way of this application and the location of the stormwater retention pond would restrict 

planting opportunities in close proximity to the road. The proposed access will maintain the ease 

of vehicle pedestrian movement in the area. Overall, the proposal is considered to be consistent 

with, and not contrary to, these provisions.   

7.14 Overall, given the above assessment, the proposal is considered to be consistent with, and not 

contrary to, the transport provisions of the Operative District Plan.  

Chapter 14 – Subdivision and Development  

Objective 1 –  Servicing  

The provision of necessary services to subdivided lots and developments in 

anticipation of the likely effects of land use activities on those lots and within the 

developments. 

Policies: 

1.1 To integrate subdivision roading with the existing road network in an efficient manner, 

which reflects expected traffic levels and the safe and convenient management of 

vehicles, cyclists and pedestrians. 
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1.2 To ensure safe and efficient vehicular access is provided to all lots created by 

subdivision and to all developments. 

1.3 To achieve provision of pedestrian, cycle and amenity linkages, where useful linkages 

can be developed. 

1.4 To avoid or mitigate any adverse visual and physical effects of subdivision and 

development roading on the environment. 

1.5 To ensure water supplies are of a sufficient capacity, including fire fighting 

requirements, and of a potable standard, for the anticipated land uses on each lot or 

development. 

1.6 To ensure that the provision of any necessary additional infrastructure for water supply, 

stormwater disposal and/or sewage treatment and disposal and the upgrading of 

existing infrastructure is undertaken and paid for by subdividers and developers in 

accordance with Council’s Long Term Community Plan Development Contributions 

Policy. 

1.7 To ensure that the design and provision of any necessary infrastructure at the time of 

subdivision takes into account the requirements of future development on land in the 

vicinity, with Council being responsible for meeting any additional capacity of 

infrastructure above that required for the subdivision then being consented to in 

accordance with Council’s Long Term Community Plan Development Contributions 

Policy. 

1.8 To encourage the retention of natural open lakes and rivers for stormwater disposal, 

where safe and practical, and to ensure disposal of stormwater in a manner which 

maintains or enhances the quality of surface and ground water, and avoids inundation 

of land within the subdivision or adjoining land. 

1.9 To ensure, upon subdivision or development, that anticipated land uses are provided 

with means of treating and disposing of sewage in a manner which is consistent with 

maintaining public health and avoids or mitigates adverse effects on the environment. 

1.10 To ensure, upon subdivision or development, that all new lots or buildings are provided 

with connections to a reticulated water supply, stormwater disposal and/or sewage 

treatment and disposal system, where such systems are available. 
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1.11 To ensure adequate provision is made for the supply of reticulated energy, including 

street lighting, and communication facilities for the anticipated land uses, and the 

method of reticulation is appropriate to the visual amenity values of the area. 

1.12 To ensure the requirements of other relevant agencies are fully integrated into the 

subdivision/development process. 

7.15 The proposed subdivision will have safe and efficient vehicular access. Any visual effects of the 

subdivision on the roading network would be minimal and consistent with the establishing 

character of the area. There is sufficient infrastructure capacity to service the development. 

Overall, the proposal is considered to be consistent with, and not contrary to, these provisions.  

Objective 2 –  Cost of Services to be Met by Subdividers 

The costs of the provision of services to and within subdivisions and developments, 

or the upgrading of services made necessary by that subdivision and development, 

to the extent that any of those things are necessitated by the subdivision or 

development to be met by subdividers. 

Policies: 

2.1 To require subdividers and developers to meet the costs of the provision of new services 

or the extension or upgrading of existing services (including head works), whether 

provided before or after the subdivision and/or development, and which are 

attributable to the effects of the subdivision or development, including where 

applicable: 

• roading and access; 

• water supply; 

• sewage collection, treatment and disposal; 

• stormwater collection, treatment and disposal; 

• trade waste disposal; 

• provision of energy; 

• provision of telecommunications. 

2.2  Contributions will be in accordance with Council’s Long Term Community Plan 

Development Contributions Policy. 
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7.16 The developer will meet the costs of subdivision and infrastructure provision. Development 

contributions will be paid as post of the subdivision process. Overall, the proposal is considered 

to be consistent with, and not contrary to, these provisions.  

Objective 5 –  Amenity Protection 

The maintenance or enhancement of the amenities of the built environment through 

the subdivision and development process.  

Policies: 

5.1 To ensure lot sizes and dimensions to provide for the efficient and pleasant functioning 

of their anticipated land uses, and reflect the levels of open space and density of built 

development anticipated in each area. 

5.2  To ensure subdivision patterns and the location, size and dimensions of lots in rural 

areas will not lead to a pattern of land uses, which will adversely affect landscape, 

visual, cultural and other amenity values. 

5.3  To encourage innovative subdivision design, consistent with the maintenance of 

amenity values, safe, efficient operation of the subdivision and its services. 

5.4  To encourage the protection of significant trees or areas of vegetation, upon the 

subdivision of land. 

5.5  To minimise the effects of subdivision and development on the safe and efficient 

functioning of services and roads. 

5.6  To encourage the identification of archaeological sites and sites of cultural significance. 

7.17 The proposed dimension and size of the lots will provide for the intended land use in the Zone. 

The proposed subdivision will reflect the levels of open space and density now anticipated in the 

area. Effects on the safety and efficiency of the road network will be minimised. The proposed 

subdivision will maintain the amenity of the area.  

7.18 Overall, the proposed subdivision is considered to be consistent with, and not contrary to, the 

objectives and policies of Chapter 15 of the ODP.  
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 Summary  

7.19 Overall, given the above assessment, it is considered that the proposed subdivision would be 

consistent with, and not contrary to, the provisions of the Operative District Plan.  

 Proposed District Plan 

7.20 While the Northlake Special Zone has not been included in the District Plan Review, it is 

considered that higher order provision of the Proposed District Plan are still relevant to the 

consideration of the proposal. The objectives and policies of the Proposed District Plan of 

particular relevance to the consideration of the proposed development are contained in Chapter 

3 – Strategic Directions and Chapter 4 – Urban Development and are as follows: 

 Chapter 3 – Strategic Directions 

 Objectives: 

3.2.1 The development of a prosperous, resilient and equitable economy in the District.  

3.2.2 Urban growth is managed in a strategic and integrated manner. 

3.2.2.1 Urban development occurs in a logical manner so as to: 

a. promote a compact, well designed and integrated urban form; 

b. build on historical urban settlement patterns; 

c. achieve a built environment that provides desirable, healthy and safe places to 

live, work and play; 

d. minimise the natural hazard risk, taking into account the predicted effects of 

climate change; 

e. protect the District’s rural landscapes from sporadic and sprawling urban 

development; 

f. ensure a mix of housing opportunities including access to housing that is more 

affordable for residents to live in; 

g. contain a high quality network of open spaces and community facilities; and. 

h. be integrated with existing, and proposed infrastructure and appropriately 

manage effects on that infrastructure. 
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Policies: 

3.3.13 Apply Urban Growth Boundaries (UGBs) around the urban areas in the Wakatipu Basin 

(including Queenstown, Frankton, Jack’s Point and Arrowtown), Wanaka and where 

required around other townships. 

3.3.26 That subdivision and / or development be designed in accordance with best practice 

land use management so as to avoid or minimise adverse effects on the water quality 

of lakes, rivers and wetlands in the District. 

7.21 The application site is located within the urban growth boundary. The subdivision includes onsite 

stormwater disposal, which will minimise adverse effects from runoff on lakes, rivers and 

wetlands. The associated earthworks are minimal and will be undertaken in such a way so as to 

ensure that stormwater flows during development will be activity managed to avoid effects on 

water bodies. The subdivision is in a strategic location in close proximity to town with access to 

existing services. The proposal will promote a more compact urban form and build on historic 

settlement patterns. The proposal will create high amenity living environments. The proposal 

will support the development of a prosperous and resilient economy. Overall the proposal is 

considered to be consistent with, and not contrary to, these provisions.  

 Chapter 4 – Urban Development 

4.2.1  Objective – Urban Growth Boundaries used as a tool to manage the growth of urban 

areas within distinct and defendable urban edges.   

Policies 

4.2.1.2 Focus urban development primarily on land within and adjacent to the existing larger 

urban areas and, to a lesser extent, within and adjacent to smaller urban areas, towns 

and rural settlements. 

4.2.1.3 Ensure that urban development is contained within the defined Urban Growth 

Boundaries, and that aside from urban development within existing towns and rural 

settlements, urban development is avoided outside of those boundaries.  

4.2.2A  Objective – A compact, integrated and well designed urban form within the Urban 

Growth Boundaries that:   

(i)  is coordinated with the efficient provision, use and operation of infrastructure 

and services; 
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4.2.2B Objective - Urban development within Urban Growth Boundaries that maintains and 

enhances the environment and rural amenity and protects Outstanding Natural 

Landscapes and Outstanding Natural Features, and areas supporting significant 

indigenous flora and fauna. (From Policy 3.3.13, 3.3.17, 3.3.29) 

Policies: 

4.2.2.1 Integrate urban development with existing or proposed infrastructure so that:  

a. Urban development is serviced by infrastructure of sufficient capacity; and  

b. reverse sensitivity effects of activities on regionally significant infrastructure are 

minimised; and 

4.2.2.3 Enable an increased density of well-designed residential development in close 

proximity to town centres, public transport routes, community and education 

facilities, while ensuring development is consistent with any structure plan for the 

area and responds to the character of its site, the street, open space and surrounding 

area.  

4.2.2.7 Explore and encourage innovative approaches to design to assist provision of quality 

affordable housing. 

4.2.2.8 In applying plan provisions, have regard to the extent to which the minimum site size, 

density, height, building coverage and other quality controls have a disproportionate 

adverse effect on housing affordability. 

7.22 The application site is located within the urban growth boundary and within an existing urban 

area. The development will be integrated with existing infrastructure. The increased density will 

be within close proximity to the town centre. There is no structure plan for the area and the 

development responds to the changing local character. The lots are unlikely to contribute 

affordable housing in the District, but strict adherence the District Plans would reduce 

opportunities for providing housing in the District. The proposal will contribute to compact well 

integrated built urban form and is considered to be consistent with, and not contrary to, these 

provisions.  

7.23 Overall it is considered that the proposed development is consistent with and not contrary to 

the relevant Objectives and Policies of the Proposed District Plan.  
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Weighting between Operative District Plan and Proposed District Plan 

7.24 A weighting assessment in relation to the ODP and PDP is only required if the conclusions 

reached under either planning document are different (i.e. the assessment under one plan 

concludes that consent can be granted and the other concludes that consent should be refused). 

In this case more weighting is given to the ODP as the Northlake Special Zone has not been 

included in the District Plan Review. Notwithstanding this, the conclusion under both plans is 

the same. 

8.0 OTHER MATTERS 

8.1  Given that the proposal involves earthworks, the applicant has elected to address the provisions 

of the NES by undertaking an assessment of the most up to date information about the site and 

surrounding area that Council holds. In addition, the applicant has undertaken an assessment of 

any information available from the Otago Regional Council. The findings of this assessment can 

be summarised as follows: 

  Otago Regional Council’s ‘Database of Selected Land Uses’ 

8.2   Please find, in Figure 2 below, an extract from Otago Regional Council’s contaminated land 

database which demonstrates that there are no records of land uses or activities that have been 

(or are being) carried out on the site and the immediately surrounding area that have the 

potential to contaminate land.  

 

  Figure 2 : Extract from ORC Contaminated Land Database  
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  Queenstown Lakes District Council files 

8.3   No records held on Queenstown Lakes District Council’s eDocs suggest that any activity or 

industry described in the HAIL has taken place on the land to which the application specifically 

relates. 

  QLDC – Hazards Register 

8.4   Queenstown Lakes District Council’s GIS shows that there are no Dangerous Goods Licences 

and/or Potential Contaminated Sites on the subject site or in the wider area. 

8.5   It therefore appears that an activity or industry described in the HAIL, which could have resulted 

in the contamination of the site, is unlikely to have been undertaken on the site and as such the 

provisions of the NES need not apply. 

 National Policy Statement on Urban Development 2020 

8.6  The National Policy Statement on Urban Development 202 (NPS UD) directs decision makers to 

enable development within existing urban areas. The following provisions are relevant to the 

subject application: 

Objective 4:  New Zealand’s urban environments, including their amenity values, develop and 

change over time in response to the diverse and changing needs of people, 

communities, and future generations. 

Policy 1:  Planning decisions contribute to well-functioning urban environments, which are 

urban environments that, as a minimum: have or enable a variety of homes that: 

(i) meet the needs, in terms of type, price, and location, of different 

households; and 

(ii) enable Māori to express their cultural traditions and norms; and 

(iii) have or enable a variety of sites that are suitable for different business 

sectors in terms of location and site size; and 

(iv) have good accessibility for all people between housing, jobs, community 

services, natural spaces, and open spaces, including by way of public or 

active transport; and support, and limit as much as possible adverse 
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impacts on, the competitive operation of land and development markets; 

and 

(v) support reductions in greenhouse gas emissions; and 

(vi) are resilient to the likely current and future effects of climate change. 

Policy 6:  When making planning decisions that affect urban environments, decision-

makers have particular regard to the following matters: 

a. the planned urban built form anticipated by those RMA planning 

documents that have given effect to this National Policy Statement  

b. that the planned urban built form in those RMA planning documents may 

involve significant changes to an area, and those changes: 

i. may detract from amenity values appreciated by some people but 

improve amenity values appreciated by other people, 

communities, and future generations, including by providing 

increased and varied housing densities and types; and 

ii. are not, of themselves, an adverse effect  

c. any relevant contribution that will be made to meeting the requirements 

of this National Policy Statement to provide or realise development 

capacity 

d. the benefits of urban development that are consistent with well-

functioning urban environments (as described in Policy 1) 

e. the likely current and future effects of climate change. 

8.7 The proposed development will provide for smaller lots than the majority of the lots in the 

immediate vicinity. However the character of the area is changing and the NPS UD acknowledges 

that built character and amenity values change. Policy 1 directs decision makers to make 

decisions that contribute to housing options, which the proposal will achieve. Policy 6 directs 

decision makers to have regard to what is enabled by the planning provisions (e.g. the permitted 

baseline) and to recognise that changes may detract from amenity values appreciated by some 
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people while improving amenity as experienced by others. The NPS UD identifies that changes 

to amenity are not an effect. 

8.8 The proposed development is not anticipated to affect public amenity, and will not affect the 

amenity enjoyed by the owners or occupiers of adjacent properties to a minor or more than 

minor degree. The proposal relates to the creation of two large residential lots that will provide 

additional residential opportunities in the Township. Overall, the proposal is considered to be 

consistent with the intent of the NPS UD. 

 Precedent/Plan Integrity 

8.9 The proposed subdivision would result in the creation of two lots well below the minimum 

allotment size for the zone. This will create a precedent as there are a number of lots within the 

Northlake Activity Area A that could accommodate a subdivision of this nature. However eight 

subdivisions of this nature have already been approved within Activity Area A and the as a result 

the character is changing quickly.  

8.10 The surrounding environment, including the zoning, has changed since these rules came into 

effect, but there is no intention in the near future to review them. It is noted that the plan 

enables the construction of more than one dwelling on each site which could result in similar 

adverse effects. Therefore, while the granting of this consent would create a precedent, it would 

not be one that has not already been set, and it would not be an undesirable precedent. 

9.0 CONSULTATION 

9.1 Section 95B of the Act requires that, should the consent authority determine that public 

notification is not necessary, it must decide whether there are any affected persons in relation 

to the activity. Section 95E requires that a person is an affected person if the adverse effects of 

the activity on the person are minor or more than minor (but not less than minor) and affected 

party approval has not been provided.  

9.2 The properties located at 6 and 10 Northburn Road, and 570 Aubrey Road are located adjacent 

to the application site. In addition, the properties located at 557 and 567 Aubrey Road are 

located opposite the site on Aubrey Road.  

9.3 The applicant has contacted the owners of all of these properties to discuss the proposed 

subdivision. However only the owners of 6 and 10 Northburn Road and 557 Aubrey Road 

contacted. Written approval from these persons has been included in Appendix E. 
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9.4 It is considered that, given the separation distance between the properties on the opposite side 

of Aubrey Road in combination with the changing environment informed by the new zoning, the 

proposed subdivision would not affect amenity or character to a noticeable degree when viewed 

from these properties. 

10.0 PART 2 OF THE RESOURCE MANAGEMENT ACT 1991 

10.1 Under Part 2 of the Resource Management Act 1991 Section 5 sets out the purpose of the Act 

as follows:  

5 Purpose 

(1)  The purpose of this Act is to promote the sustainable management of natural and 

physical resources. 

(2)   In this Act, sustainable management means managing the use, development, and 

protection of natural and physical resources in a way, or at a rate, which enables people 

and communities to provide for their social, economic, and cultural well-being and for 

their health and safety while - 

(a)  sustaining the potential of natural and physical resources (excluding 

minerals) to meet the reasonably foreseeable needs of future generations; 

and 

(b)  safeguarding the life-supporting capacity of air, water, soil, and ecosystems; 

and 

(c)  avoiding, remedying, or mitigating any adverse effects of activities on the 

environment. 

10.2 In order to achieve the purpose of the Act, the proposed development must be considered in 

the context of Section 5 above. Paragraphs (a), (b) and (c) of Section 5(2) are to be afforded full 

significance and applied accordingly in the circumstances of the particular case so that 

promotion of the Act’s purpose is effectively achieved. 

10.3 It is considered that the proposal appropriately sustains the potential of natural and physical 

resources to meet the reasonably foreseeable needs of future generations while avoiding 

adverse effects on the life-supporting capacity of air, water, soil and ecosystems and adverse 

effects on the environment generally. It is therefore considered that the proposed subdivision 
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represents the sustainable management of the District’s natural and physical resources as 

defined in Section 5 of the Act. 

10.4 Section 6 of the Act sets out matters of national importance which must be taken into 

consideration in achieving the purpose of the Act. No matters of national importance are 

relevant to the subject application.  

10.5 Having had regard to the other matters set out in Section 7 of the Act, the proposal relates to 

the efficient use of natural and physical resource (s7b), the maintenance and enhancement of 

amenity values (s7c), and the maintenance and enhancement of the quality of the environment 

(s7f). It is therefore considered that the proposed development achieves the purpose of the 

Resource Management Act 1991. 

11.0 CONCLUSION 

11.1 Resource consent is sought to undertake a two lot subdivision at 2 Northburn Road. The 

proposal requires a non-complying activity subdivision consent under the Operative District 

Plan.  

11.2 It is considered that the proposal will result in less than minor adverse effects on the 

environment and is consistent with, and not contrary to, the relevant objectives and policies of 

the Operative and Proposed District Plans.  

11.3  The proposal is not precluded from public and limited notification under s95A and s95B of the 

Act however it is considered that the proposal will result in less than minor adverse effects and 

can be processed on a non-notified basis.  

11.4 With regard to the consideration of applications for non-complying activities Section 104D of 

the Resource Management Act 1991 states:  

 “Particular restrictions for non-complying activities  

1. Despite any decision made for the purpose of section 95A(2)(a) in relation to adverse effects, 

a consent authority may grant a resource consent for a non-complying activity only if it is 

satisfied that either—  

(a) the adverse effects of the activity on the environment (other than any effect to which 

section 104(3)(a)(ii) applies) will be minor; or  
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(b) the application is for an activity that will not be contrary to the objectives and policies 

of  

(i) the relevant plan, if there is a plan but no proposed plan in respect of the 

activity; or  

(ii) the relevant proposed plan, if there is a proposed plan but no relevant plan in 

respect of the activity; or  

(iii) both the relevant plan and the relevant proposed plan, if there is both a plan 

and a proposed plan in respect of the activity.”  

11.5 As outlined above it is considered that the proposal will result in less than minor adverse effects 

on the environment and is consistent with, and not contrary to, the relevant objectives and 

policies of the Proposed District Plan. Therefore it is considered that the proposal passes both 

limbs of the threshold test set out in Section 104D of the Act and, pursuant to Section 104B of 

the Act, resource consent can be granted for the subdivision as proposed.  

Yours faithfully, 
Edgar Planning Ltd, 
 

  
Erin Stagg Scott Edgar 
Planner Planner 
 

 

 
 
 
 
 

 

Version: 1, Version Date: 27/09/2022
Document Set ID: 7370079



5HJLVWHU�2QO\

6HDUFK�&RS\�'DWHG���������������SP��3DJH� �RI�� ��7UDQVDFWLRQ�,' ��������

�&OLHQW�5HIHUHQFH VPDUVKDOO���

�

5(&25'�2)�7,7/(�
81'(5�/$1'�75$16)(5�$&7������

)5((+2/'
6HDUFK�&RS\

�,GHQWLILHU ������
�/DQG�5HJLVWUDWLRQ�'LVWULFW 2WDJR
�'DWH�,VVXHG ���'HFHPEHU�����

3ULRU�5HIHUHQFHV
������

�(VWDWH )HH�6LPSOH
�$UHD �����VTXDUH�PHWUHV�PRUH�RU�OHVV
�/HJDO�'HVFULSWLRQ /RW� � � ��� 'HSRVLWHG 3ODQ ������

5HJLVWHUHG�2ZQHUV
3DWULFN� � � � � �-RVHSK *DOODJKHU DQG 0LNDHOD :DOOLV &DPSEHOO

,QWHUHVWV
6XEMHFW� � � � � �WR 6HFWLRQ �� /DQG $FW ����
/DQG� � � � � � � � � �&RYHQDQW LQ (DVHPHQW ,QVWUXPHQW ��������� � ���������� DW ���� SP
���������� � � � � � � � � � � � � � �&RQVHQW 1RWLFH SXUVXDQW WR 6HFWLRQ ��� 5HVRXUFH 0DQDJHPHQW $FW ���� � ���������� DW ���� SP
6XEMHFW� � � � � � � � � � � � � � � � � � � � � �WR D ULJKW �LQ JURVV� WR GUDLQ VWRUPZDWHU DQG GLVSRVH VWRUPZDWHU RYHU SDUW PDUNHG ' RQ '3 ������ LQ IDYRXU RI

� � � � � � � � � � � � �4XHHQVWRZQ /DNHV 'LVWULFW &RXQFLO FUHDWHG E\ (DVHPHQW ,QVWUXPHQW ��������� � ���������� DW ���� SP
7KH� � � � � � � � � � � � � � � �HDVHPHQWV FUHDWHG E\ (DVHPHQW ,QVWUXPHQW ��������� DUH VXEMHFW WR 6HFWLRQ ��� �D� 5HVRXUFH 0DQDJHPHQW $FW ����
����������� � � � � � � � � � �0RUWJDJH WR :HVWSDF 1HZ =HDODQG /LPLWHG � ��������� DW ���� DP

Version: 1, Version Date: 28/09/2022
Document Set ID: 7372012



�,GHQWLILHU ������

5HJLVWHU�2QO\

6HDUFK�&RS\�'DWHG���������������SP��3DJH� �RI�� ��7UDQVDFWLRQ�,' ��������

�&OLHQW�5HIHUHQFH VPDUVKDOO���

Version: 1, Version Date: 28/09/2022
Document Set ID: 7372012



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372013



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372015



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372015



Version: 1, Version Date: 28/09/2022
Document Set ID: 7372015



Version: 1, Version Date: 27/09/2022
Document Set ID: 7370081



Version: 1, Version Date: 27/09/2022
Document Set ID: 7370081



 

AURORA ENERGY LIMITED 

PO Box 5140, Dunedin 9058 

PH 0800 22 00 05  

WEB www.auroraenergy.co.nz 

 

 

 

 1 of 1 

31 August 2022 

 

Erin Stagg 

Edgar Planning 

 

Sent via email only: erin@edgarplanning.co.nz 

 

 

Dear Erin, 

 

ELECTRICITY SUPPLY AVAILABILITY FOR A PROPOSED TWO LOT SUBDIVISION.  

2 NORTHBURN ROAD, WANAKA. LOT 20 DP 469192. 

 

Thank you for your inquiry outlining the above proposed development. 

Subject to technical, legal and commercial requirements, Aurora Energy can make a Point of 

Supply1 (PoS) available for this development. 

Disclaimer 

This letter confirms that a PoS can be made available.  This letter does not imply that a PoS is 

available now, or that Aurora Energy will make a PoS available at its cost.  

Next Steps 

To arrange an electricity connection to the Aurora Energy network, a connection application will 

be required.  General and technical requirements for electricity connections are contained in 

Aurora Energy’s Network Connection Standard. Connection application forms and the Network 

Connection Standard are available from www.auroraenergy.co.nz. 

 

Yours sincerely 

 

Niel Frear 

CUSTOMER INITIATED WORKS MANAGER 

 

 

 
1 Point of Supply is defined in section 2(3) of the Electricity Act 1993. 
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1 INTRODUCTION 

This report has been prepared for Annemarie Robertson of Civic Corporation Limited in 
response to a letter dated 25 November 2005 received on 13 December 2005, requesting 
comment on a 64-lot subdivision in the Rural Residential Zone and a 5-lot subdivision in the 
Rural General Zone located off Aubrey Road, Wanaka. 

2 BACKGROUND 

The title comprises a total area of 178.535ha, application RM051067 relates specifically to the 
portion zoned Rural Residential that is approximately 30ha and RM051068 relates to the 
balance land that is zoned Rural General. 

The applicant is proposing a 64-lot Rural Residential subdivision in RM051067 with allotments 
ranging in area from 4000m2 to 4486m2. RM051068 is proposing a 5-lot Rural General 
subdivision and the establishment of a 1000m2 building platform around the existing Urquhart 
residence at the camping ground on lot 67. 

The site is located north of Aubrey Road, west of Outlet Road and south of Lake Wanaka and 
the Clutha River. It is legally described as Sees 68 & 69 Blk VIV Lower Wanaka SD and Lots 2 
& 3 DP 302196 and is held in Certificate of Title OT 8604 which encompasses 178.535ha. 

3 REPORT 

3.1 Water Supply 

Water supply is proposed to be supplied to the 64 Rural Residential lots from the Wanaka 
reticulated town supply via three connections to the 375mm diameter main in Aubrey Road. 

We recommend that the principal main in each road is not less than DN 100 as required by 
Clause 6.11.7 of NZS 4404:2004. 

With the Wanaka Structure Plan proposing that the subject site is suitable for residential 
development we therefore also recommend, as a condition of consent, that the applicant 
designs the reticulation to service the subdivision on the basis that infill may occur in the future 
to a density allowed under the Low Density Residential zoning rules of the Partially Operative 
District Plan. 

Network modelling has been completed for this proposed subdivision to prove supply pressures 
and fire fighting supplies are available in accordance with Council's standards. The proposed 
connections are shown to provide Class W3 fire flow and minimum operating pressures for all 
nodes but one supplying six lots at the highest elevation. 

We recommend that the final design ensures that all lots are supplied with Class W3 fire flow 
and minimum operating pressures as required by QLDC's amendments to NZS 4404:2004. 
Ideally this should be achieved without the need for a booster pump but this will be acceptable 
to Council should it be shown to be the only practicable solution. 
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3.2 Wastewater 

Wastewater is proposed to be disposed of on site using standard procedures contained in 
AS/NZS 1547:2000. Investigations by Petherick Consultancy Ltd have shown that the majority of 
the site lies on moraine soils which have low permeability. However they have concluded that 
the use of on-site management systems is suitable for this site. 

We therefore recommend that the following items are included in consent notices on each of the 
64 proposed Rural Residential lots: 

• That once a reticulated wastewater network becomes available in Aubrey Road, the 
owner for the time being shall connect to this network. 

• Until this network is available secondary treatment systems, with high quality effluent 
discharged to ground via buried drip lines, are to be used for sites where wastewater 
effluent is to be discharged into moraine soils. 

With the Wanaka Structure Plan proposing that the subject site is suitable for residential 
development we therefore also recommend as a condition of consent that: 

• The design of the internal reticulation should provide for infill that may occur in the future 
to a density allowed under the Low Density Residential zoning rules of the Partially 
Operative District Plan. 

3.3 Stormwater 

The applicant proposes to discharge stormwater to ground utilising standard soakage pits. The 
report prepared by Petherick Consultancy confirms the ability of the site to adequately dispose 
of stormwater to ground. It does however state that percolation rates through the moraine soils 
will be relatively slow and while stormwater soak pits will perform satisfactorily the size and 
number of pits will need to be relatively high in order to achieve satisfactory performance. 

We recommend that the applicant is requested to consider a fully reticulated system, including 
detention systems and soakage (should the discharging of stormwater to the Clutha River be 
deemed impractical). Such a system could be incorporated into the Suggested Open Space as 
shown in the Wanaka Structure Plan for this area. 

The stormwater design should be capable of serving the entire catchment upstream of the 
subdivision and in designing downstream facilities the upstream catchment shall be considered 
to be fully developed to the extent defined in the Partially Operative District Plan. 

We also recommend that secondary surface flow paths to convey primary system overflows are 
provided in the stormwater drainage system as required by Clause 4.2.6 of NZS 4404:2004. 

Should a fully reticulated system be shown to be impractical then we recommend, as required 
by NZS 4404:2004, that a geotechnical assessment is carried out to assess the impact of such 
a large-scale use of soak pits. 

With the Wanaka Structure Plan proposing that the subject site is suitable for residential 
development we therefore also recommend as a condition of consent that: 

• The design of the internal reticulation should provide for infill that may occur in the future 
to a density allowed under the Low Density Residential zoning rules of the Partially 
Operative District Plan. 

The possible future residential development means that reticulated stormwater is likely to 
become available in Aubrey Road. We therefore recommend the following is included in consent 
notices on each of the 64 proposed Rural Residential lots: 
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• That once a reticulated stormwater network becomes available in Aubrey Road, the 
owner for the time being shall connect to this network. 

3.4 Roading 

The applicant proposes to access the site from Aubrey Road, Outlet Road and the proposed 
new roads. There are two new roads and a minor cul-de-sac proposed that intersect with Aubrey 
Road. 

The applicant is proposing that access to Lots 23, 25, 27, 29, 35, 37 and 39 will remain in 
private ownership. With the Wanaka Structure Plan proposing that the subject site is suitable for 
residential development this means that each Rural Residential lot could potentially be 
subdivided into six lots (assuming Low Density Residential). We therefore recommend that any 
access proposed to serve two or more Rural Residential lots should have a road reserve width 
of 12m or greater. 

We also recommend that legal road widths for the other roads are able to provide for the infill 
that may occur in the future to a density allowed under the Low Density Residential zoning rules 
of the Partially Operative District Plan. The proposed road reserve widths of 20m and 18m for 
cul-de-sacs are acceptable in this regard. 

As a result of the possible residential growth in this area Aubrey Road is going to come under 
increasing pressure as the key roading element in this area. We therefore recommend that the 
number of accesses onto Aubrey Road is controlled by attaching a consent notice to the titles of 
any lots with Aubrey Road frontage (Lots 14, 15, 19, 20, 21, 40, 41, 59, 60, 61, 62 and 63 
shown on drawing W2429 Scheme Rev E) prohibiting access to Aubrey Road and requiring 
their access to be from an internal local road or right of way. 

Similarly, the proposed cul-de-sac off Aubrey Road is not considered to be the best engineering 
solution and we recommend an internal access is provided. 

It is envisaged that a slip lane may be required for the intersection of Aubrey Road and Road 1. 
We recommend that slip lanes are provided where the need is identified in accordance with the 
criteria set out in Table 5.23a, page 42 of the Austroads Intersections at Grade manual, as 
referred to in QLDC's Rural Roading Corridors - Corridor Management Guideline. 

We generally recommend that the roading design is to be in accordance with QLDC's Rural 
Roading Corridors - Corridor Management Guideline and NZS 4404:2004 with QLDC's 
amendments. 

3.5 Parking 

Not applicable to this application. 

3.6 Geotechnical 

No significant earthworks have been proposed for this subdivision. 

3.7 Hazards 

The north-east section of the Rural Residential part of the site is shown on Council's Hazard 
Register as a Potentially Contaminated Site. We recommend a condition of consent requiring 
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that the relevant tests are performed by a suitably qualified person to prove that the area is 
suitable for residential use. 

It is also recommended, as a condition of consent, that a suitably qualified person/s is engaged 
to determine the adequate staging and operation of the Sawmill during this subdivision so that it 
is compatible with the proposed residential use. 
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ENGINEERING REPORT 

TO: 

FROM: 

DATE: 

SUBJECT: 

Stewart Fletcher 

Malika Elner 

7 March 2006 

RM051068 Coastal Land Trust Holdings (Formerly Highland Capital) 

DESCRIPTION 

Application By Paterson Pitts Partners on behalf of Coastal Land Trust Holdings 
Physical Address 792 Aubrey Road, Wanaka 

O 

J 
o. 
Q. 
<• 

Description 
Separate the land closer to the lake and river from the balance farmed area so 
as to rationalise the ownership into two areas reflecting probable future 
landuse. 

Type of Consent Subdivision 
Zoning Rural General 
Reference Documents Application, rec'd 
Site Visit 
Further Info. Request 
To Rationale Yes on 25 November 2005, Response received 23 January 2006 
To Transit NZ N/A 

■s 

Legal Description Sections 68 & 69 Blk VIV Lower Wanaka SD and Lots 2 & 3 DP 302196 
CT 8604 

Site Area ( m T 178.535 Ha 
Previous Consents RM010272&RM020273 
Existing Use Residential dwellings and private camping ground 

Neighbours 
The Clutha River and Lake Wanaka are on the Northern boundary, the Eastern 
and Southern boundary are adjacent to legal roads with properties on the other 
side, the Western boundary is residential and rural land 

Topography/Aspect Undulating to steep 
Water Bodies The Clutha River and Lake Wanaka are on the Northern boundary 
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ENGINEERING ISSUE COMMENTS Condition 

Number N/A subdivision 
Size 

c 

£ 

Design 
Gradient 

cc 
O 
Q. 
OT 
Z 

Rev. Manoeuvre 
Queuing Lengths 
Surface 

Means of Access 
All accesses are existing; no new use is proposed and as the land is 
zoned rural general resource consent will be required prior to any 
building on these properties. 

Vehicle Crossings 
Gradients 
Sight Distances 
Description 
Volume (m3) 

None proposed as part of this application 

Area Exposed (m ) 
Height of Cut/Fill (m) 
Prox. to Boundary 
Prox. to Water 

Geotechnical 

E 
o> 
S 
v 
«* 
OT 

Work Programme 
Spread of Dirt 
Dust Controls 

Silt/Sediment Run-off 
Stormwater Flows 
Neighbours 
Disposal of Material 
Traffic Management 
Revegetation 

OT 
UJ 
o 

i 
UJ 
OT 

Potable N/A - no new building platforms are being proposed and no new 
buildings are proposed therefore no new services are required 

Fire-fighting 

Effluent Disposal 
Stormwater 

Power & Telecoms 
Water 

- j O 
Sewage 
Stormwater 
Other 

Hazards 
Consent Notices No consent notices are currently registered against this land 

o 
« 

Amalgamation Condition 

Two amalgamation conditions are required: 
"That Lot 67 & 68 hereon be held together and that one certificate of 
title be issued to include both parcels" 
and 
"That Lot 65 & 67 hereon be held together and that one certificate of 
title be issued to include both parcels" 

It is assumed that the rural residential subdiv is ion RM051067 wi l l be granted before th is 
consent and therefore we can say that the land w i th in the rural residential zone is already 
subd iv ided of f f rom the south o f Lot 65 of this appl icat ion. In the event that the rural 
residential subd iv is ion is never completed, then it is expected that the land would remain part 
o f Lot 65 of this subd iv is ion. 
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RECOMMENDED CONDITIONS 

The following conditions are recommended to be included in the Resource Consent: 

1. All easements shall be granted or reserved. 

Advice Note: 

Amalgamation conditions are required for this subdivision - see table above. 

Prepared by: Reviewed by: 

Malika Elner 
PRINCIPAL: ENGINEERING 
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