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Large Lot Residential Zone

4.90 Several submissions'¥? seek changes to the Large Lot Residential A Zone in Hawea. While a
PDP zone, and part of the urban environment, for the reasons set out above n relation to the
BCIL submission we do not consider these submissions to be "on" the UIV."% We consider
that no status quo to this zoning was proposed and the UIV was targeted to focus on specific
PDP zones. We also consider there to be a real risk of people affected by the changes sought
being denied an effective response.

Open Space and Recreational Zone - Community Purpose Campground Sub-Zone and Rural Visitor

4.91 Hawea campground sought the inclusion of its site within the UGB (to recognise its
accommodation role, including for temporary workers). Ms Frischknecht notes'®* that the site is
also located within an ONL and Wahi Tapuna. The site is located some way from the UGB and
has recently been subject to an Environment Court Order.

4.92 While a PDP zone for the reasons set out above, we do not consider these submissions to be
"on" the UIV. Rather, we consider that no change to the status quo zoning was proposed and
the UIV was targeted to focus on specific PDP zones and the urban environment (and not to
move the UGB). We also consider there to be a real risk of people affected by the change
being denied an effective response.

Conclusion to Category Four

4.93 We therefore reject all submissions within Category Four seeking rezoning of urban PDP land
not included within that covered by the notified UIV as they are not "on" the UIV.

POLICY 5 OF THE NPS-UD

4.94 The purpose and meaning of Policy 5 was subject to extensive discussion during the hearing,
and in reaching a view on the matter the Panel has had to traverse the entirety of the NPS-UD.
We appreciate the assistance provided by counsel for a number of submitters and by the
Council in its Reply to us, which included the Council’s analysis of the NPS-UD.

4.95 Policy 5 states:

Regional policy statements and District plans applying to tier 2 and 3 urban environments enable heights and

density of urban form commensurate with the greater of:

(a) the level of accessibility by existing or planned active or public transport to a range of commercial

activities and community services; or
(b) relative demand for housing and business use in that location.

4.96 Referring to Ms Fairgray's evidence quoted in Section 2 above, the 2021 HBA identified that the
combined PDP and ODP land within the District’'s urban generally already satisfy the needs of
NPS-UD Policy 5(b) (noting there is a difference between overall demand and relative
demand). The notified UIV provides more capacity again, particularly in terms of attached

192 Including submissions 483, 754 and 1186.

93 We note however that Ms Frischknecht summarised these submissions, despite her position they were out of scope, in her
S42A Report (Rezoning: Business and Lake Hawea Zones) in section 8.

194 S42A Report (Rezoning: Business and Lake Hawea Zones) at [8.9].
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4.97

4.98

4.99

housing. This position was itself not materially challenged in evidence and we accept it.
However, it is fair to say that we find aligning the existing PDP capacity with the needs of NPS-
UD Policy 5(b) does not of itself require a major uplift of enabled heights, especially once the
land within the District but excluded from the Variation is considered. Our key reason for this is
that the main driver of the Council’s proposal for additional building heights — especially in the
MDRZ - was to provide for 3-storey walk-up apartments. As we discuss later, we found the
evidence in support of this to be overly speculative and theoretical. Relative demand for
attached housing, which can include 2-storey terraced houses and which the Panel finds much
more realistic, can be substantially more enabled through addressing density standards alone
and this can address NPS-UD Policy 5(b).

We find that the primary justification for of the UIV's re-zoning (additional building height)
proposition is NPS-UD Policy 5(a) and the Council’s accessibility analysis (addressed in
Sections 2 and 5).

It follows then that the practical emphasis of the UIV’s questioning of additional building height
is whether clause (a) of NPS-UD Policy 5, and whatever we find may be "commensurate” in a
given location, would be "the greater of" what the PDP already enables (or with modifications to
density limits where they apply so as to address Policy 5(b)). If so, the Panel is required to
enable additional heights (and densities) of urban form appropriate with other relevant plan-
making matters set out in the NPS-UD, the relevant planning framework and the RMA.
Conversely if the Panel determines that the commensurate heights (and densities) identified to
meet Policy 5(a) were less than what the PDP already enables for any relevant part of an urban
environment (or with modifications to density limits where they apply so as to address Policy
5(b)), then the UIV is required to maintain the status quo approach to building heights.

We received many submissions and legal submissions'9 challenging the Council’s approach to
the UIV including what the NPS-UD said and what it required. In summary the key scope or
interpretation-related matters put to the Panel for consideration are:

(@)  Whether only “Queenstown” is a Tier 2 urban environment, and if so whether the
remainder of the District’s settlements (Wanaka, Hawea, etc.) might not be subject to
Policy 5.

(b)  Whether Policy 5, although being necessarily triggered by a District plan that applies to a
tier 2 or 3 urban environment (i.e., where such an urban environment is addressed within
the Plan), might then not be limited to urban environments when clauses (a) or (b) are
considered and building height and density is enabled. This amounted to a suggestion
that Policy 5 could be addressed by way of upzoning land within a District that sat
outside of an urban environment.

(c) The meaning of “commensurate”.

(d)  The extent to which Policy 1 of the NPS-UD could act as a ‘hand-brake’ and justify an
enablement of heights and density of urban form less than otherwise required by Policy

% |n particular in responses to questions and discussions during the hearing.
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5, on the premise that providing a full ‘Policy 5 response’ might not be consistent with a

well-functioning urban environment.
The Queenstown Tier 2 urban environment

4.100 The NPS-UD identifies “Queenstown” as a Tier 2 urban environment. The NPS-UD also
identifies QLDC as a Tier 2 local authority. These are not the same things.

4.101 The NPS-UD has specific policies and Part 3 (Implementation) provisions directing local
authorities of differing tiers to undertake certain actions within their District. Some of those are
specific to certain urban environments, and others apply to whole Districts. Examples of each
are:

(@) Clause 3.3 - which directs provision of sufficient development capacity within the whole
District (not just within relevant urban environments); and

(b)  Clause 3.6, directing production of a “housing bottom line” but only for the Tier 2 urban
environment of “Queenstown” (i.e., the housing bottom line is not required for those
areas of the District that are not an urban environment, or are urban environments but

not part of “Queenstown”).

4.102 Because the NPS-UD construct of a ‘Tier 2 urban environment’ of Queenstown and that of a
‘Tier 2 local authority’ of QLDC are different things, there is nothing in the NPS-UD that
inherently requires all urban environments within the Tier 2 local authority of QLDC to be
classified as Tier 2 urban environments. It follows that we were open-minded to the proposition
that the Tier 2 Queenstown urban environment could literally be just the singular settlement
known as Queenstown and not the settlements of Wanaka, Hawea, Arrowtown, Arthurs Point,
or possibly some of the adjacent urban areas close to Queenstown such as Sunshine Bay or

Kelvin Heights.

4.103 However, this did not change the ultimate task ahead of the Panel. Assuming that we were
persuaded to treat most of the areas subject to the UIV as not being part of the Tier 2 urban
environment of “Queenstown”, the terms of the NPS-UD would mean they would instead be
classified as Tier 3 urban environments. Put simply, the NPS-UD provides for a local authority
of a given tier to have within its District urban environments of different tiers. Regardless of
whether Wanaka or Hawea (and others) were treated as if they were part of the Queenstown
Tier 2 urban environment, or non-Queenstown Tier 3 urban environments, both scenarios
remain equally subject to Policy 5 and on that basis the UIV applies equally to either.

4.104 We therefore find there is no basis to exclude any of the identified urban environments that are
subject to the UIV from it.

4.105 We accept that the proper classification of the various urban environments in the District is
important (and may have ramifications for certain NPS-UD requirements). But insofar as it
relates to the specific task we have been delegated, nothing turns on it.

4.106 In its Right of Reply, the Council confirmed to us'% that it has interpreted the Tier 2
“Queenstown” urban environment as meaning all land subject to the UIV, including Wanaka,

1% Reply Legal Submissions for QLDC, 1 October 2025, Appendix 1.
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Hawea, Arrowtown, Arthurs Point and the various urban areas that extend from and are
adjacent to Queenstown. We accept that the Council is entitled to determine that classification
and we accept that from the point of view of how we have approached the terms within the
NPS-UD.

4.107 In our decision and recommendations, we refer to Queenstown (and surrounds), Wanaka,
Arrowtown, Hawea, and Arthurs Point each as its own urban environment location. That
reflects the real-world spatial differentiation and separation between those settlements; the
submissions received (which were predominantly written in the context of the settlement or
neighbourhood of interest to individuals); and the way we have gone about reaching our
findings. When we approached the question of what heights and densities might be
commensurate for Arthurs Point, we were not helped by considering the characteristics of
Hawea.

4.108 Although we have not agreed with all respects of her analysis, the Panel nevertheless agrees
with the conclusion reached by Ms Bowbyes'” and rejects submissions seeking changes to the
specific areas of land identified as both an urban environment and subject to the Variation.

Is a Policy 5 response limited to Tier 2 (or 3) urban environments?
4.109 Overall, there was acceptance that the NPS-UD applied to at least some parts of the District.

4.110 A proposition put to us was whether the phrase “District plans applying to” in Policy 5 meant
something narrow, closer to “only those District plan provisions addressing”, or something
wider, closer to “the District plan as a whole including provisions unrelated to urban
environments”.

4.111 In other words, although the NPS-UD Policy 5 would only come into play if a relevant urban
environment existed within a District, once in-play it may be that the relevant Council could
address Policy 5 across any or all of the land covered by its District plan as a whole (i.e., all of
the land the District plan applies to), rather than just land within the relevant urban
environment(s).

4.112 We find that this issue is in this instance theoretical or hypothetical; if the Council had notified a
whole-of-District plan change or variation then the ultimate terms and scope of where Policy 5
could be used to justify changes to the status quo could have been properly tested. But the
Council elected to notify a limited variation to its PDP (and not a change to its ODP), that
applies only to specified PDP zones within the District (and identified by the Council as being
an urban environment).

4.113 We see nothing in the NPS-UD or RMA that would require the Council to only approach
implementing the NPS-UD by way of one overarching plan process. That the Council may
supplement the UIV with additional Policy 5-based plan changes in the future was as much as
admitted to by the Council as it explained its ‘starting point’ and thinking leading up to the UIV
to the Panel. The Panel has no doubt that there is land within the District, outside of the PDP
urban environment zones subject to the UIV, which will or will very likely qualify for future
consideration under Policy 5. The ODP PC50 land in Queenstown town centre is the prime

197 S42A Report (Strategic Overview) at [at 5.17].
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example of that. That land will need to be addressed by way of its own plan change processes,

whether public or private, as discussed above.

4.114 We find that for the purpose of the UIV, and our overall scope, Policy 5 and the phrase “District
plans applying to” can only be interpreted as being limited to the land that is subject to the UIV.
This happens to be the urban-zoned land identified as an urban environment within the PDP,
and which as noted earlier the Council has classified as all being part of the Tier 2 urban
environment of “Queenstown”.

Commensurate height and density
Commensurate and accessibility

4.115 A key term within Policy 5 is “commensurate”. Many submitters disagreed with the Council’s
approach, although concern was substantially focused on building heights and associated
assumptions in support of walk-up apartments rather than additional density per se. We find
that the issue described by submitters was not so much the meaning of the everyday word
“‘commensurate” (meaning “something being proportionate to something else”), but in a real-
world sense what levels of accessibility existed, and what enablement of height or density it
might justify.

4.116 Specifically in terms of three-storey walk up apartments, which formed a key justification for the
UIV proposed amendments to the MDRZ in particular, much scepticism was expressed by
submitters as to whether this was a realistic ‘mainstream’ housing option (noting that by
‘mainstream’ we mean a type of housing in such common demand that it makes sense to
directly permit it on the generality of land rather than rely on resource consent applications
being made from time to time). We asked many questions of the Council’s witnesses, which
confirmed that the relative demand identified was more of a longer-term speculation or theory
rather than a shorter-term ‘real’ gap in the PDP.

4.117 In our Minute 6 we asked the Council to clarify how it saw the proposed 3-storey enablement
working particularly where relative demand was seen as longer-term and whether that meant in
reality land would just be developed in the interim at 2-storeys anyway, or encourage long-term
land banking as developers simply waited on vacant sites over potentially many decades. The
upshot of this inquiry is that the Panel has not been persuaded that meeting NPS-UD Policy
5(b) requires 3-storey heights to be provided on the basis that there is specific relative demand
for walk up apartments, which at this time and for completeness we see as generally a fanciful
proposition (outside of the MDRAZ zones we have identified in Sections 6, 9 and 10).
Significant additional opportunity to enable attached housing at 2-storeys, which the Panel finds
relative demand is in a real-world sense focused around now and for the foreseeable future,
can be achieved solely by adjusting density enablements within the framework of existing PDP
zone height rules, and this is both more effective and efficient as a planning approach. On this
basis, any increase in building heights under the UIV would need to be justified based on a
case being made under NPS-UD Policy 5(a), which we will consider next.

4.118 Queenstown Lakes District is very different to most other Districts. It experiences a mix of what
we could call big-city social and property market pressures, while at the same time facing many
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spatial small-town urban realities. At the outset, we record that we were interested in taking a
real-world approach to the task in-front of us. To do this, we considered it was necessary to
develop an understanding of how people lived and otherwise recreated across the District’s
urban environments. We were enriched in this regard by the many submissions and lay-
presenters that spoke with us at the hearings. This gave us insight into where, how and why
persons might make household decisions across the District’s settlements and how they might
then go about making the most of their daily lives and allowed us to understand what a centres-
based urban form specific to Queenstown Lakes District really meant in lived-in terms, and how
to appropriately apply NPS-UD Policy 5(a).

4.119 The only comprehensive technical evidence we received on this topic was by Mr Wallace on

behalf of the Council (based of his s32 Report "Accessibility and Demand Analysis"98).
Although his approach received criticism by many submitters (and the Council itself in the case
of Arrowtown), we did not receive a broader alternative analytical approach that could have
been adopted as a substitute.’®® For completeness, having carefully considered it in face of the
submissions, we find that Mr Wallace’s accessibility work was of a sufficient depth, robustness,
and focus to be considered reliable.

4.120 However, we also find that clause (a) of NPS-UD Policy 5 is very open-ended, allowing

4121

Councils to determine for themselves what “level of accessibility” by existing “or” planned active
or public transport and/or what “range” of commercial activities “and” community services might
justify different enablements of height and density. In this respect, we find that Mr. Wallace'’s
approach can be challenged in the way it defaulted to (modified) Lower Density Suburban
Residential, Medium Density Residential, or High-Density Residential zones as the only
enablement options. Although few submissions explicitly addressed this nuance of what
discretions the Council had regarding NPS-UD Policy 5 head-on, it was clear to the Panel
through the various relief sought, and comments made by submitters during the hearing, that
this is what many were focused on.

We asked many submitters about what they considered the accessibility in their area of
concern by active or public transport was, and what range of commercial activities and
community services they had. We were consistently told stories about the periods of the year
subject to inclement weather, slippery slopes, or otherwise year-round limited services. Where
bus services did exist (including what is planned), many submitters explained that the service
frequencies or range of destinations accessible were insufficient to truly broaden many
households’ accessibility compared to using private vehicles. Examples we were told of
include the incomplete cycle facility connecting Queenstown to Arthurs Point and that bus
services must still use the same congested carriageways as private vehicles along key routes.
Unlike major metropolitan urban areas, travellers in the District are often required to traverse
lengthy ‘gaps’ between towns and villages through the rural environment. This is not
comparable to long-distance purely urban commutes through continuous metropolitan urban

198

appendix-3-accesibility-and-demand-analysis-method-statement-b-a (5).pdf.

19 We did receive evidence from Mr Harland for submissions 281, 581, 651, 1386 that Mr Wallace accepted in part. Some
submitters used the report to argue upzoning was not required do to a lack of accessibility (for example at Arthurs Point and
Kelvin Heights).
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areas (where a more-or-less continuous expanse of urban form allows many different
opportunities for people to locate and undertake their daily activities).

4.122 Many submitters also expressed surprise (and disagreement) at the way the Council had
approached considerations of accessibility on an almost site-by-site spatial increment. For
example, numerous Wanaka-based submitters told us during the hearing that the whole
settlement was more-or-less equally accessible based on the scale of the town and how people
lived by criss-crossing between its various destinations and opportunities. We were told that
people typically lived their daily life across Wanaka, not just in one small area within that,
including frequent visits to more than just one of the commercial centre areas on shopping
days. The same arose elsewhere, including for Arthurs Point and Arrowtown. We completed
the hearings with a clear understanding that submitters in the smaller townships and villages
did not generally consider accessibility based on how close their individual house was to a
specific bus stop or single set of shops; they perceived and lived-in their settlements as a
singular whole. Our site visits, equipped with these experiences, impressed that point on us.

4.123 There is a significant difference between Arrowtown or Hawea and metropolitan suburbs such
as (purely for comparison) Bishopdale and Burnside in Christchurch. The latter are much
larger and merge continuously into one another (and others) on multiple sides. In the context
of metropolitan area-scaled continuous urbanism, recognising the small increments of
accessibility at a local (micro) scale, and then enabling building height and density directly
aligned with those makes a lot of sense.

4.124 But in summary, except for the principal settlement of Queenstown, we are not persuaded that
local (micro) accessibility analysis necessarily requires directly corresponding site-by-site or
street-by-street up-zoning to achieve NPS-UD Policy 5(a). For the settlements other than
Queenstown, we find that the combination of their scale, amenity and character values, and the
real-world distribution of commercial activities and community services across them, means
that a two-stage process is the most appropriate:

(a) “What” - identifying additional overall capacity (building height and density) that would be
commensurate with the overall level of accessibility available within each settlement for
the whole settlement (this was in the first instance a ‘pure’ NPS-UD policy 5(a)
investigation); and then in conjunction with any additional demand-related capacity
identified via NPS-UD policy 5(b) if it was determined that additional building height and
density beyond that enabled in the existing PDP was justified.

(b)  “How” - identifying the most appropriate spatial means and plan methods of
accommodating that building height and density looking at each settlement as a whole
and considering that settlement as a whole, including matters of existing amenity and
character. This latter consideration included other relevant planning documents, effects
on the environment, the interests of submitters, and what might also appropriately serve
NPS-UD’s Policy 1’s concept of a well-functioning urban environment.

4.125 We recognise that our approach may well only be workable in the urban environment context of
small to medium villages and towns that have very clearly defined edges and can be generally
traversed by way of active transport ‘in one go’. Given that our focus is solely on the
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circumstance and characteristics of urban environments in the District we see no flaw in that.
Specifically, the accessibility analysis undertaken by Mr Wallace was a relative accessibility
analysis, and in summary it gave site-by-site reporting on how each site was accessible
compared to the other assessed sites. We found it particularly helpful. But although NPS-UD
Policy 5(b) uses the phrase “relative demand”, it was very important for the Panel to observe
that NPS-UD Policy 5(a) only uses the term “accessibility”, not “relative accessibility”. We find
that although a relative accessibility / site-by-site approach such as undertaken by Mr Wallace
and used by the Council is one acceptable approach to NPS-UD Policy 5(a), it is not the only
one and for the reasons above we have interpolated a whole-of-town / whole-of-village
approach to accessibility based on Mr Wallace’s work, planned PDP-zoned commercial growth
intended to be developed alongside the dwellings that the UIV seeks to enable, and the input of
submitters.

4.126 Our approach means that, other than for the Queenstown settlement (and its adjacent areas), it
is possible to separate an initial question of ‘what’ additional capacity is required from a second
question of ‘how’ to most appropriately provide for that. Although the Council’s approach
favoured the most upzoning in an orthodox concentric fashion corresponding to proximity from
a centre, ours would see that as only being one potential solution, with others possibly better
suited to each township also in need of consideration without compromising an overall centres-
based urban form (with the “centre” in most cases happening to be the entire town or village
rather than a planning zone with the word “centre” in it).

4.127 As we will discuss later, this proved very important for those settlements that include large-
scale (zoned) greenfield land that was subject to the UIV. It was also a key means by which we
were able to address what was at times presented to us as a tension between the different
planning documents in play, and submitter concerns that a centralised government direction
might override a sensible locally-respectful response (although we do not shy away from
acknowledging our duty under this Variation to implement the NPS-UD, even if despite our best
efforts that did lead to a change in a location’s existing amenity or character values seen as
very adverse by locals).

4.128 Starting with Queenstown, we considered Mr Wallace’'s assessment, and the submitter
experiences we heard from. We then moved through the different towns and villages subject to
the UIV and compared them with one another. We lastly considered the Council’s economic
evidence as to relative demand in each location and the existing enablement of height and
density across the urban environment.

Height and house type

4.129 Following on from the above, we also dwelt extensively on the nature of what building heights
and densities might enable different specific house types, and how those may in turn relate to
different occupant needs. This was helped substantially by Ms Fairgray’s demand analysis
provided on behalf of the Council and set out in Section 2. We find that it is not possible to
conclude a consideration of accessibility, and what might be commensurate with that, without
expressly considering whether different types of living might inherently require different levels of
accessibility.
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4.130 Most relevant to the UIV, and the submissions in opposition to it, we find that the principal

4.131

difference between enabling 2 and 3 storey residential building heights and densities relates
primarily to the opportunity for walk-up apartments (3 storey) rather than detached or terraced
houses (mostly but not always 2-storeys in this District). We discussed these with many
submitters. It was explained to us that there were many substantial and material differences
between living in apartments and non-apartments. Numerous design and lifestyle issues were
shared with us, but the most common overall response was that apartment living was just so
much more intensive and ‘urban’ than other types of housing, even quite high-density terraced
housing.

We agree that apartment living is a very different way of living to that of even occupying an
attached terraced house at a similar net land use density. Although apartments can be very
large and spacious, they are in general much smaller than terraced houses and often include
less outlook or sunlight (in some cases having only one external wall with windows).
Apartments in many cases lack any outdoor living space or at best offer a small balcony, but in
almost all cases offer less outdoor space than a terraced or attached dwelling might. Even the
act of storing a bicycle for each occupant (or carrying them up several flights of stairs) can be
an unviable proposition with apartment living. Many apartments might not have car parking on-
site or even near-by or if they do, provide for it in a shared / communal space rather than a
lockable private garage suited for storing other possessions.

4.132 Apartment living offers and appeals most to a very different way of living to that of detached or

attached non-apartment dwelling types, and it entails a very different householder relationship
with passenger transport, active transport and commercial activities and community services.

4.133 Based on the submitters’ information and our observations from the District’s urban

environments, we find that 3-storey apartment style living, to be “commensurate”, requires a
substantially greater level of accessibility by active and public transport to a substantially
greater range of commercial activities and community services than is the case for generally
more spacious and lower-density 2-storey non-apartment development. We liken it to a ‘step
change’ in accessibility rather than one of incremental or slight difference. We do not consider
that the Council's approach appropriately reflects this substantial ‘step’ when allocating PDP
residential zones in accordance with Mr Wallace'’s accessibility analysis results; one which we
find to be specifically attributable to the nature of Queenstown Lakes’ pattern of small, very
well-separated towns and villages in a rugged setting and occasionally very uncomfortable
climatic conditions.

4.134 This is not to say that the Panel considered that apartments (or only apartments) will be

developed in a 3-storey height-equipped zone, or that no apartments might occur within a 2-
storey height-equipped zone. There will be a range of dwellings provided in each, and for the
most part it could be that the actual densities achieved on land and the housing typologies
provided was not height-sensitive (and some submitters made this exact point - that changing a
2-storey zone to a 3-storey one might just deliver the same number of large houses, only made
even larger). The nuance is that for the purposes of the UIV, an upzoning from an existing 2-
storey height-equipped zone to a 3-storey one is primarily on the basis of the increased
capacity for apartments that a 3-storey walk-up model was identified as allowing for. Following
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on from that, where the Panel has not been satisfied that apartment living would be

commensurate (and therefore not supported by a 3+ storey zoning), that finding is limited to the

NPS-UD Policy 5 matters being considered in the UIV. It should not be interpreted as a view

on the part of the Panel that no 3+ storey buildings could ever be shown to be appropriate
based on non-NPS-UD considerations or via a resource consent.

Height - conclusions

4.135 We find that only the towns of Queenstown and Wanaka have the combined level of (existing or

planned) accessibility and activity / service range to make 3-storey apartment-styled living
“‘commensurate” with that. For Arrowtown, Hawea, and Arthurs Point, we find that the
“‘commensurate” height of urban form warranted under NPS-UD Policy 5(a) is limited to 2-

storeys. For clarity, where more than 2-storeys might be already enabled in (parts of) those

locations, this is an existing planning response that is more than that required to satisfy NPS-

UD Policy 5(a) (with us having no basis to enable more height at that location under Policy

5).

4.136 For completeness, many submitters expressed objection to potential 3-storey heights based on

loss of existing views or amenity (despite NPS-UD Objective 4 and Policy 6). We find that this

alone was not a supportable objection including the claim that 3-storey buildings might
compromise NPS-UD Policy 1’s goal of a well-functioning urban environment.

Density - conclusions

4.137 We have reached a very different view on the matter of density, although we agree it is in part a

function of any enabled building height and note that our height conclusions above also include

the enhanced densities that additional height would provide for. Our discussions with
submitters also regularly identified a willingness to accept higher densities, even where

additional building heights were opposed. Consistently across the hearing we were reminded

that the sector of the housing market most-in need of additional supply was at the smaller,

lower cost, house. Many submitters cautioned us that enabling additional height would just

promote even more larger-scaled houses.2 For its part the Council’s approach to smaller

and

more affordable dwellings could be described as passive; it was to simply assume that with

more overall housing capacity available, more of all sorts of houses would be enabled,

including more affordable houses. We do not criticise the Council’s position, and it is supported

by Ms Fairgray's evidence, but we see little in the proposed UIV that could be said to be
actively making the provision of smaller, lower cost houses more likely than is currently the
case. As will be discussed later in the specific case of Arrowtown, there was additional
character and amenity values impetus to consider the height / densities of dwellings.

4.138 We find that there is substantial potential for higher densities to be achieved than currently
provided within the Lower Density Suburban Residential and Medium Density Residential
zones and their built form standards, commensurate with the level of accessibility enjoyed
across that zone, and that this is a key method to actively enable opportunities for smaller,
lower cost, dwellings. This will specifically assist achievement of more attached dwellings.

200 See for just one example the submissions in relation to the Lismore Street area (Section 20).
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Overall NPS-UD Policy 5 findings

4.139 We find that the purpose of the UIV, the submissions seeking more housing choice, flexibility
and provision of (in particular) lower cost (‘affordable’) houses, and the directive language of
Policy 5 NPS-UD provides us with the scope to make changes to the PDP on the basis that
additional density to particularly provide for relative demand for attached housing under Policy
5(b) (generally 2-storeys and not premised on 3-storey walk-up apartments), and for additional
building height and density primarily under Policy 5(a) (generally 3+ storeys and that would
allow 3-storey walk up apartments along with other housing types and forms) has been
justified. We have determined to do so as follows:

(a) Inlight of the existing structure of the LDSRZ and MDRZ, and that we wish to make the
least-possible changes to Plan text as necessary, we have considered methods that will
require the least physical changes to the existing Plan wording.

(b)  We do not agree that an entirely permissive approach to “unlimited” density is
appropriate, and we consider there are key practical matters that must be addressed.

(c) We find that there is no need to remove existing density standards from the LDSRZ or
MDRZ, especially where these provide a basis for permitted activities.

(d)  We find that densities greater than the LDSRZ standards should be a non-notified
restricted discretionary activity where:

(i) all relevant other plan standards are complied with based on a sufficiently sized
and shaped net area associated with the residential unit;

(i)  the residential unit and its net area have legal access from a public road in
accordance with chapter 29 of the PDP; and

(iii)  the residential unit has at least one off-street small vehicle loading space
(compliant with chapter 29 PDP requirements for private car parking spaces).

(e)  Subdivision based on a land use consent as per above should also be enabled where
the subdivision application is combined with the land use application or is made after an
approved land use consent has been implemented (this is to prevent inappropriately
undersized or undevelopable vacant allotments being created).

4.140 The small-vehicle loading bay approach was arrived at after careful consideration of submitter
evidence and presentations as to the substantial pressure for on-street parking that day-to-day
service-type traffic associated with dwellings in suburban areas has (i.e., those locations where
access by motor vehicle is likely to be predominant for the foreseeable future). We were
informed about many adverse effects arising from this parking all over what are within the
District often already narrow and circuitous and often steep streets. We were also informed
about the difficulty of accessing the road and areas in winter when it can be cold, icy and dark.
The NPS-UD prohibits the PDP from containing any requirements on car parking and we have
been mindful to observe that prohibition (and we find that loading and service functionality is
not the same thing as general car parking). For this reason, in our recommended provisions in
Appendix 1 we have included a number of notes to clarify that the small-vehicle loading bay is
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not a residential car park, and is to be available for the reasonable needs of dwellings across
their lifetime for a range of service access that cannot be plausibly accommodated on streets in
the context of the densities we recommend be otherwise enabled. We did not need to consider
this for residential units that comply with the permitted density limits on the basis that those lot
sizes will inherently already be capable of accommodating loading and service access.

4.141 Because the PDP already generally permits development within the standards in a range of
housing forms and styles, we find that adverse effects arising from our Plan amendments will
be acceptable. This is because overall adverse effects will be limited by the same combination
of built form rules and requirements that apply to the existing situation (if anything our
recommendations could lead to less built form in several instances — one large house only
needs external yard setbacks and one outdoor living space; two smaller dwellings add internal
yards between them (unless attached) and need an outdoor living space each). Although we
are excluded from considering residential car parking, we have been able to provide for the
management of reasonable loading and service needs that will occur (and the activities
permitted in the zone, and we address further in Sections 6, 13 and 14).

4.142 In reaching this conclusion the Panel wishes to be clear that it has considered and
appropriately relied on Mr Wallace’s accessibility analysis, which we found sufficiently rigorous
and reliable as it related to NPS-UD Policy 5(a). It was in the determinations of what
“commensurate” meant in the context of dwelling types, building height and density
enablements, and land use zone allocation terms by way of a subsequent response to Mr
Wallace’s spatial analysis, that the Panel has had discretion to and has arrived at its own
different findings, based on the substantial value provided by the submitters and their frequently
very candid answers to our questions. Equally, we found Ms Fairgray’s economic analysis very
reliable including in terms of considering relative density under NPS-UD policy 5(b) (and 5(a)),
although for the reasons above we were not persuaded in terms of the specific housing type of
3-storey walk up apartments.

4.143 This finding still leaves a need for further detailed determinations for each town and village,
which are addressed in Sections 6 to10.

Sections 6 and 7 of the RMA, Policy 1 and Policy 5 interplay

4.144 It is common ground that the NPS-UD must be read as a whole and in context,?°! and that
NPS-UD Policy 1 applies to the UIV along with the relevant provisions of other NPS, regional
planning documents, and the PDP.

4.145 Primarily in relation to Arrowtown, the proposition was put to the Panel that there was a
possibility for an outcome strictly-speaking warranted by Policy 5 to be so counter to a Policy 1
well-functioning urban environment, that Policy 1 could be used to down-scale or reduce the
initial Policy 5 response. The context of this argument was primarily in terms of existing
amenity values, and it also crossed-paths with the meaning of Policy 6, which directly
addresses amenity values. Closely related to this was the Council’'s s42A approach, and as
expressed during the hearing, of “balancing” Policy 5 with existing PDP objectives and policies
recognising Arrowtown’s amenity values and historic heritage. This topic then also took in

201 Royal Forest and Bird Protection Society of New Zealand Inc v NZ Transport Agency [2024 NZSC 26, 1 NZLR 241 at [79].
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changes already proposed in the Areas through the notified UIV, we consider that the changes
we recommend are a logical and foreseeable outcome of the UIV process and that no person
has been denied a reasonable chance to be involved so as to be prejudice in any reasonable
way.

9.31 In overall conclusion, the Panel’s solution for Wanaka is bespoke and different to what has
been possible or appropriate in the other towns and villages subject to the UIV, based on its
unique combination of accessibility, scale, availability of zoned urban land, and transitioning
urban form via a planned and growing secondary commercial core (which is significantly less
constrained than the WTC). lItis large enough (in terms of the scale of commercial activities
and community services accessible to people), and has sufficient anticipated growth (as
identified by Ms Fairgray), to justify a scale of 3+ storey up-zoning that Arthurs Point,
Arrowtown and Hawea (and many suburban areas of Queenstown) do not, but has the
characteristics of still being of a small-enough scale coupled with the availability of high-
density-development-compatible and very centre-proximate greenfield land that it has been
possible to avoid most adverse effects of higher density development on existing residential
areas in the town — an option that was not available in Queenstown.

9.32 Given our findings and recommendations above the issues raised by Mr Leckie on behalf of his
clients as to groundwater matters become largely moot as the existing MDRZ heights around
Bullock Creek apply through the Panel's MDRZ. However, to be clear, we do not however
agree that the PDP in the context of the circumstances before us needs to specifically regulate
the issue of groundwater. We consider that the existing PDP earthwork provisions, and the
ORC Regional Plan, provide an adequate approach and having an additional overlay area is
unwarranted. We therefore agree with the position of Ms Baker-Galloway and Ms Morgan.

9.33 We refer to our overall s32AA analysis in Section 21 for additional reasons that also apply to
Wanaka.

9.34 Overall, we therefore accept submissions (in whole or in part) supporting our recommended
provisions in Appendix 1 and reject those submissions (in whole or part) that oppose them.

10. HAWEA

Background / key issues

10.1 Hawea is a small village on the shore of Lake Hawea. It enjoys a small commercial area and
access to recreational settings. It also has a proportionately quite large greenfield live-zoned
area of land immediately south of the existing village. Being live zoned within the PDP, it is
subject to the UIV. The village sits on generally quite flat land but above the lake level. Itis at
the northern end of the (large) Hawea Flat, and it is approximately 14km from the Hawea
village (eastern) side of Hawea Control Structure Road to the Wanaka-Luggate Highway
roundabout with Sir Tim Wallis Drive, the commercial high street of Wanaka Three Parks
commercial centre (the closest major centre to Hawea).

10.2 Hawea is the least-accessible, most remote settlement that is subject to the UIV and it has the
lowest level of accessibility to commercial activities and community services. The Panel
understands, for instance, that it was only in very recent times that a small supermarket

Page 113



commenced trading. Overall, the range of commercial activities and community services
available for the community within the village is low but it does have a small area of LCSZ in
the existing settled area, as well as a larger undeveloped one in the Hawea South area (see
Section 13).

Submissions / s42A Report / evidence / legal and lay argument

10.3

10.4

The Council’s approach was relatively modest. No changes were proposed by the notified UIV
to the spatial zone mapping extents of the PDP and largely sought upzoning at the LCSZ and
MDRZ in line with what has been generally proposed across the settliements within the UIV.
Although some submitters sought additional development outcomes on specific sites, most
submitters addressing Hawea were opposed to the UIV. Key issues raised by submitters were:

(a) That Hawea was very small and has a distinctive high-amenity character not compatible
with additional height in particular.

(b)  That other locations were better suited for intensification.
(c)  That greenfield locations would be superior to the existing developed urban area.

(d)  That Hawea lacked the activities and infrastructure to accommodate growth. The Panel
was told by submitters that Hawea had insufficient infrastructure to service the needs of
the existing population, including bus-service limitations and the one-lane bridge at Albert
Town.

In relation to infrastructure Mr Powell's evidence for the Hawea3°? for water supply development
of the spatial plan area to the south will require significant upgrades or a new system in that
area, either of which could accommodate the intensification. For wastewater the plant is
presently at capacity, but a new project (pipeline) is to be completed by 2029.

Findings / decision / provision changes

10.5

10.6

10.7

We find that Hawea has a level of accessibility to a scale of commercial activity and community
services that is commensurate with no more than 2-storey residential development. In
consideration of the existing zones and the Hawea South greenfield area, we find that the PDP-
based LDSRZ (to be named SRZ) and MDRZ using existing enabled heights and an additional
density pathway, will be commensurate and the most appropriate way to implement Policy 5.

In terms of the LSCZ in Hawea South, we recommend that this remains subject to the PDP
LSCZ with modifications made to bring the chapter into alignment with others modified through
the UIV (see Section 13).

In terms of the LCSZ within Hawea, we do not agree with additional height being enabled
through the UIV as set out in Section 17. Although we received evidence in support of an up-
zoning (height), that evidence was not based on compelling NPS-UD Policy 5 argument relating
to relative demand or accessibility; it was premised on the detailed matter of potential adverse
effects being manageable. This was not in the Panel’s view a sufficient reason to use NPS-UD
Policy 5 to upzone the land, and on that basis the Panel acknowledges that there may well be a
very compelling non NPS-UD based argument to support additional height or scale of

302 E1C Mr Powell at [5.25] — [5.28].
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development on the site than the zone standards provided for. A land use consent would be
the appropriate means to test that noting our separate recommendation to change building
height infringements from a non-complying activity to a discretionary one.

10.8 We considered whether, like Wanaka, there was a role for the Hawea South greenfield area to
accommodate a ‘growth sink’ to relieve the growth burden on the existing part of the village.
We found that it was not an appropriate option for Hawea because:

(@) The overall commensurate level of built form in response to Policy 5 did not present
substantial adverse effects on the existing area that would benefit from specific mitigation
such as was the case in the MDRZ and HDRZ areas in Wanaka.

(b)  The additional density proposed within the LDSRZ (to be named SRZ) and MDRZ is
consistent with the PDP’s planned built form character outcomes given it relies on the
PDPs existing bulk and location standards.

10.9 We refer to our overall s32AA analysis in Section 21 for additional reasons that also apply to
Hawea.

10.10 Overall, we therefore accept submissions (in whole or in part) supporting our recommended
provisions in Appendix 1 and reject those submissions (in whole or part) that oppose them.

11. CHAPTER 2 — DEFINITIONS

11.1  The UIV notified two new definitions: habitable room and outlook space. These definitions are
to apply to the MDRZ, HDRZ, QTCZ, WTCZ, LSCZ and BMUZ.

Habitable room

11.2 In relation to the definition of habitable room three submissions were received in support3% and
14 in opposition.3% Ms Bowbyes states:

Ten submission points seek changes to the definition of habitable room (linking it to size instead of use) and
seek5 the inclusion of a new definition for Principal Habitable Room. The submissions state that the outlook
space standards themselves refer to both ‘principal living room’ and ‘habitable rooms’, that the notified
definition of habitable room is uncertain, and that there is no definition for ‘principal living room’. The definitions

sought by these submitters are:

(a) ‘Habitable Room’ which is proposed to be amended to “any room in a residential unit or visitor

accommodation unit that exceeds 8m2 , except for a garage, hallway, stairwell or laundry”; and

(b) A new definition of ‘Principle Habitable Room’ sought to be inserted in Chapter 2, sought to be defined as

“the Habitable Room within a residential unit or visitor accommodation unit with the largest floor area.”

11.3 In her s42A Report (Chapters 2, 4 and 7) Ms Bowbyes states that it is not the size of the room
that matters for outlook space but the type of use it receives. That approach is supported by Mr
Wallace in his evidence.3% Mr Wallace also notes, and he discussed it during the hearing, that

303 Submissions 389, 509 and 807.
304 Submissions 10, 399, 10, 399, 762, 763, 764, 768, 769, 770, 771, 773, 776, 948, 1263 and 1263.
305 E|C Mr Wallace at [6.3].
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the rule to address, more specifically, the aspects of design and character to be
considered.

(c) We have removed all references to the Wanaka Town Centre Guidelines 2011 in
Chapter 13 (and all of policy 13.2.3.1). We set out our general position on the use of
guidelines in more detail in Sections 8, 9, 13, 14 and above in this section) and while it
applies here, we do not repeat it. The main reason for this is, having accepted that the
WTCZ is changed as proposed by the council (and enabled to a height greater than in
the UIV) we do not consider that retaining the guidelines from a different era will give
effect to Policy 5 and will hinder the intended intensification. But also, as above, we
agree with Ms Frischknecht that the revised UIV provisions now incorporate many key
elements direct into the provisions (see for example the new policies 13.2.3.8 —
13.2.3.11). While guidelines can have a role, we consider direct incorporation of the key
elements to be better practice and also to make the provisions transparent and legally
applicable (as opposed to policy 13.2.3.1 which is solely "to encourage"). Therefore,
from a s32AA perspective, we do not consider the retention of references to the
guidelines to be the most appropriate way to achieve the objectives, and their inclusion is
not efficient and effective (and in fact achieve exactly the opposite).

16.37 We refer to our overall s32AA analysis in Section 21 for additional reasons that also apply to
Chapter 13.

16.38 Overall, we therefore accept submissions (in whole or in part) supporting our recommended
provisions in Appendix 1 and reject those submissions (in whole or part) that oppose them.

17. CHAPETR 15 - LOCAL SHOPPING CENTRE ZONE

Background / key issues

17.1 Mr Wallace explains the LSCZ as follows:58'

The LSCZ is located in various locations throughout the urban environment in the District with two-to-three
storey development typically provided for by the notified UIV provisions. With the exception of the LSCZ located
at Frankton, local shopping centres are, relatively speaking, not located in areas that have been identified as
having higher relative accessibility or demand within the District. As such, only minor changes were proposed

as part of the UIV as notified.
17.2 Ms Frischknecht explains the Chapter and the proposed UIV changes as follows: 582

The purpose of the LSCZ as outlined in the PDP is to enable small scale commercial and business activities in
discrete pockets of land, that are accessible to residential areas. They have an important function for the local
community in offering convenience goods and access services within walking distance to reduce the necessity

for people to travel longer distances to town centres.
The key changes proposed by the variation for the LSCZ are summarised below:

(a) Amend matter of discretion for residential units to provide provision of outlook space (15.4.3.1(e));

%1 EIC Mr Wallace at [11.1].
%62 S42A Report (Chapters 12, 13, 15 and 16) at [8.1] and [8.2].
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(b) Inclusion of the adequate provision and screening of loading and servicing areas, including waste and

recycling storage and collection space as a matter of discretion for buildings. (15.4.3.1(f));

(c) Increase the maximum permitted building heights within the Fernhill and Kelvin Heights LSCZ to 14m; within

the Lake Hawea South LSCZ to 12m; and the remainder of the LCSZ to 10m. (Rule 15.5.7);
(d) Amendment to the Setbacks and Sunlight Access control standards. (Rule 15.5.2).
Submissions / s42A Report / evidence / legal and lay argument

17.3 In relation to submissions several general submissions® were received supporting the Chapter
as a whole and several opposing®* (the main reasons related to recession planes, height,
noise, pollution, security, sunlight and privacy for adjoining residential zones). Ms Frischknecht
noted®® that the UIV does not propose to change the extents of the LSCZ, with the greater
proposed heights and densities comes new provisions (see below) to ensure appropriate levels
of amenity (but that noise is already addressed in Chapter 36 of the PDP).

17.4 In relation to the 15.4.3 all new buildings in the LSCZ require resource consent as a restricted
discretionary activity. Rule 15.6.2.1 restricts limited and full notification for any breaches to Rule
15.4.3. Submission 10 requests that the changes be rejected but offers no reasons and Ms
Frischknecht recommends it is rejected.?8¢ We agree.

17.5 1 Hansen (766) submitted on this rule seeking removal of rule 15.4.3.2 which requires a spatial
layout plan. Ms Frischknecht states:587

In Part A Section 1.3, of the Report and Recommendations of Independent Commissioners Regarding Mapping
of Frankton, Lake Johnson, Tucker Beach Road4 it was acknowledged that “this was a very complex strip of
land to plan for, due to various constraints which affect it”. Subsequently it was determined that development on
this site is best undertaken in an integrated manner which shows how effects on a range of matters such as
amenity, traffic and historic heritage are to be managed. Subsequently, PDP Rule 15.4.3.2 requires a Spatial
Layout Plan to ensure that the Council can understand the context of applications for individual buildings and

be satisfied that such an integrated approach is being applied.

17.6 Ms Frischknecht does not propose any changes to the existing provisions. Ms Clouston
maintained a position that the existing development controls for 1 Hansen "... limit the efficient
use of the site and are not efficient or effective ..."588 and provided a s32AA assessment in
support of submission 766.58°

17.7 Inrelation to 15.5 — rules — standards the focus of submissions was on Rule 15.5.2 Setbacks
and Sunlight Access and Rule 15.5.7 Building Height. As these both relate to built form Ms
Frischknecht considered them together. 1 Hansen (766) submitted on this rule seeking
removal of rule 15.5.1.2 and 15.5.5(a)-(d).5%® Ms Frischknecht does not propose any changes
in response.

%83 Including submissions 139, 468, 470, 485, 659.

%84 Including 32, 344, 358, 369, 373.

%85 S42A Report (Chapters 12, 13, 15 and 16) at [8.4].

586 S42A Report (Chapters 12, 13, 15 and 16) at [8.9].

%87 S42A Report (Rezoning: Business and Lake Hawea Zones) at [5.3].

588 Statement of Evidence of Ms Coulson (775, 776), dated 4 July 2025, at [75].
%89 Statement of Evidence of Ms Coulson (775, 776), dated 4 July 2025, at [78].
590 See also the Evidence of Ms Clouston (775, 776), dated 4 July 2025, at [77].
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17.8 Submissions 208 and 389 supported the changes to Rule 15.5.2 and three submissions®' were
in opposition (in entirety / contrary to amenity and character).

17.9 Many submissions were received opposing®®? the heights proposed in Rule 15.5.7. Over half of
these submissions related to Arrowtown with others relating to Fernhill, Sunshine Bay and
Kelvin Heights. Submission 449 sought that height limits for Frankton, Albert Town, Arrowtown,
Hawea, Sunshine Bay and Cardrona Valley Road should be consistent with other Local
Shopping Centre Zones at 14m. Submission 1253 sought flexibility for future areas that are
determined to be appropriate LSCZ to be added.5

17.10 In relation to Rule 15.5.7 Ms Frischknecht states:5%

The notified version of Rule 15.5.7 was informed by the recommendations from the Urban Design Report that
recommended adopting a rule limiting height "to no more than 2m above the maximum permitted heights in the
immediately adjoining residential zone". This approach was reflected in the notified wording of Rule 15.5.7
which prescribes a maximum height for each LSCZ rather than requiring plan users to cross reference to the
relevant Residential Chapters and add 2m. The notified LDSR Zone has a maximum height of 8m (Rule 7.5.1),
whereas the notified MDRZ, has a maximum height of 11m plus an additional 1m for pitched roof form

(therefore overall total height of 12m) (Rule 8.5.1).

The additional 2m of height in the LSCZ (above the permitted height for the adjoining residential zone) provides
for greater floor to floor height therefore enabling greater flexibility for non-residential uses. As outlined in the
Urban Design Report, the increase in height will provide opportunities to reinforce the LSCZ’s function through
urban form. | note Ms Bowbyes and | have addressed submissions on the LDSRZ and MDRZ provisions in our
Section 42A Reports, in relation to building heights, which should be considered alongside this
recommendation. If there are any changes to building heights for either of these residential zones, then this
should be reflected in the adjoining LSCZ as appropriate to be consistent with the approach of applying a

height limit of 2m above the maximum permitted heights in the immediately adjoining residential zone.

17.11 Mr Wallace reassessed the heights in relation to the submissions received.?®® He supported a
height limit of 10m for Albert Town, Hawea, Sunshine Bay and Cardrona Valley Road in the
notified UIV. In relation to the LSCZ in South Hawea in response to submission 470 he
supports an increase in the height of the LSCZ in Lake Hawea South to 14m. Based on his
review he did not support submissions seeking a reduction in height or changes to recession
planes to address urban design effects.5%

17.12 Ms Frischknecht therefore considers,%7 generally, that the notified UIV heights and recession
planes are appropriate to meet the requirements of the NPS-UD and enable heights and
densities commensurate with the greater of accessibility or relative demand and will contribute
to a well-functioning urban environment.

17.13 In relation to heights in:

591 Submissions 10, 1074, 1236.

592 Including submissions 10, 197, 262, 272, 274.

593 Ms Frischknecht considered this submission at s42A Report (Chapters 12, 13, 15 and 16) at [8.51] and disagreed with it as
any future rezoning for LSCZ should have its height determined through that process..

594 S42A Report (Chapters 12, 13, 15 and 16) at [8.26].

5% EIC Mr Wallace at [11.3].

5% EIC Mr Wallace at [11.4].

597 S42A Report (Chapters 12, 13, 15 and 16) at [8.27].
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(@) The Frankton LSCZ submission 860 sought greater heights in Frankton (and reduced
elsewhere). Submitter 380 sought an increase in height to 14m.5% Mr Hansen provided
a short statement®®° recognising the significance of the airport but that it is unrealistic to
expect zero growth within the noise control boundaries.

1 Hansen Road sought alternative relief of a 24m height limit in Rule 15.5.7 if the existing
LSCZ zoning is retained.®%° QAC opposed this on the basis that increased building
height on land affected by the Airport Approach and Take-off Surfaces and Transitional
Surfaces Designation. Ms Frischknecht noted that the Frankton LSCZ is also located
with the OCB, and she agrees with the s32 assessment to balance intensification without
compromising the safe and efficient operation of the airport.6°! Overall she does not
consider that an increase in height would align with Objective 4.2.2A. Ms Clouston noted
in her evidence that 1 Hansen is outside of the relevant surfaces and that the rules
require acoustic insulation.®%2 Ms Keeley for QAC opposed more density (through
height) within the ANB and ONB at Frankton based on health effects (see Section 20)
and associated complaints / reverse sensitivity effects.9% She therefore supports
retaining the density at the status quo. In relation to the height surface protections Ms
Keely explained that QAC's concerns in relation to 1 Hansen are to do with construction
activities (eg cranes) for a 24m building penetrating the surface.%

(b)  The Kelvin Heights LSCZ is currently undeveloped. Submitter 924 sought that the height
changes (to 14m) be rejected (as it is out of character) and the status quo remains. Ms
Fairgray considers there is no economic benefit in retaining the current PDP height limit.
She considers that residential apartments are likely to generate additional demand within
the centre that will encourage its development and support its viability.59° Ms
Frischknecht considers that the centre may provide some increased accessibility for the
community and while she acknowledges it may be out of character as it adjoins some
MDR (also undeveloped).

(c) Inrelation to Lake Hawea South Ms Frischknecht explains the recent planning context
and Court processes with the notified 12m height being proposed, and with other areas,
based on sounding zone heights. Submission 470 sought a 14m height. Ms
Frischknecht agreed that as a greenfield location it is well placed to avoid the common
effects of increased height®% (and Mr Wallace as above considers 14m appropriate). Ms
Fairgray considers extra height is likely to produce economic benefits for the commercial
centre and the catchment it serves and provide additional housing choice within the local
area.’%” Ms Frischknecht supports®% a greater height but only if the recession planes as
notified remained to ensure potential adverse effects are appropriately mitigated. Mr

5% Supported by FS 1334 and opposed by FS1335.

5% Dated 4 July 2025.

600 Supported by Statement of Evidence for Ms Clouston (775, 776), 4 July 2025, at [102].
601 S42A Report (Chapters 12, 13, 15 and 16) at [8.33].

802 Evidence of Ms Clouston, 2 July 2025, at [100] and [101].
803 Evidence of Ms Keeley, 7 July 2025, at [130] — [135].

604 Evidence of Ms Keeley, 7 July 2025, at [144]..

805 E|C Ms Fairgray at [6.66].

606 S42A Report (Chapters 12, 13, 15 and 16) at [8.44].

807 EIC Ms Fairgray at [2.9(f)], [6.51] and [6.55].

608 S42A Report (Chapters 12, 13, 15 and 16) at [8.46] — [8.47].
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Williams for submission 617 supported the extra height noting the site has the GFA for a
supermarket, it provides greater opportunity for above ground residential apartments and
reflects its role as the primary focus of the surrounding development.5%° He also
considered that with recession planes, setbacks and the roading network there will be
adequate separation to surrounding residential properties.

17.14 Ms Frischknecht considered®'® general submission requests for reductions in, or retention of
status quo, heights. Her key issue is that would then result in heights lower than surrounding
zones and be inconsistent with PDP SOs 3.2.1 and 3.2.2 and UFD O1 and P5.

17.15 Finally, QAC (822) sought that the 10m catch all for all zones be retained or that a specific
provision of no more than 10m within the OCB be included. Ms Frischknecht does not consider
these changes are required as all land will have specific provisions applied to it and for
Frankton (the only LSCZ within the OCB) that will be 10m.6""

17.16 Ms Frischknecht proposed amending rule 15.5.7 so that Fernhill, Lake Hawea South and Kelvin
Heights the maximum building height shall be 14m. Otherwise, she considers that, and
provides a s32AA assessment in support of:612

(a) the relief sought in opposition to Rule 15.5.7 be rejected, with the exception of submission point 470.5, and

the relief sought by the submissions in support of Rule 15.5.7 be accepted in part.

(b) the relief sought in opposition to Rule 15.5.2 be rejected and the relief sought by the submissions in support

of Rule 16.5.1.1 be accepted.

17.17 Mr Williams provided planning evidence for submission 449 which seeks a 14m height limit for
the LSCZ in Hawea. He considered that allowing for additional building height will assist to
provide greater emphasis on this location as a focal point within the Hawea township which he
explained was important given the context of Hiwea.6'3 He also considered that the additional
height would provide the opportunity to maximise potential views of the lake and that the
surrounding roads mitigate the 14m height proposed.'4

17.18 Mr Wallace is supportive of the increased height on the basis:6'5
(a) the Hawea LSCZ is generally well separated from adjacent residential uses by 30m wide road corridors; and

(b) building setbacks and recession planes continue to apply where it adjoins a residential zone to manage
potential interface effects (noting that the Hawea LSCZ has recently been redeveloped as a supermarket and

further development over the life of the PDP would appear unlikely); and

(c) an increase in height enables a greater level of development to be provided to help support an increased
commercial offering for local residents — enhancing walkability and potentially reducing the need to travel to

more distant commercial areas.

809 Statement of Evidence of Mr Williams for submission 617, 4 July 2025, at [12].

610 S42A Report (Chapters 12, 13, 15 and 16) at [8.49] — [8.50].

611 S42A Report (Chapters 12, 13, 15 and 16) at [8.53].

612 S42A Report (Chapters 12, 13, 15 and 16) at [8.54] and [8.56].

613 Statement of Evidence of Mr Williams for submitter 449, dated 3 July 2025, at [13].
614 Statement of Evidence of Mr Williams for submitter 449, dated 3 July 2025, at [16].
615 Rebuttal Mr Wallace at [5.2].
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17.19 Ms Frischknecht agreed with this height increase on the basis that the site provides a unique
opportunity for additional height due to its location. She also agrees with Mr Williams that
additional height, with the views, would enable opportunities for residential development and
more diverse housing options.6'® She does however recognise that the area is not located in
one of high accessibility but considers it will give effect to SO 3.2.1 and SP 3.3.12.

17.20 During the hearing we heard from counsel for Mr Laming®'” which summarised the submission
and evidence from Mr Williams (above) and from Mr Laming (449) who repeated the same
themes.

Findings / decision / provision changes / s32AA

17.21 We have set out all the background to the LSCZ above. The key change we propose is that for
all areas, excluding Arrowtown, a 10m height limit is imposed. Our reasons for this are:

(@) The role of the LSCZ to enable small scale and commercial business activities in discrete
pockets of land. These are local community hubs and having reviewed the submissions
and evidence we consider that uplift above 10m is not justified given the purpose which
was not proposed to be changed and nor were any changes proposed to the objectives
and policies). We did consider amending the purpose but with more height the purpose
fundamental changes from small scale local services to a larger residential complex with
commercial included which then would require changes to the objectives and policies
which were not proposed (nor sought). Over time such outcomes may be appropriate,
but we consider that should be fully tested through a consent process with a specific
project in mind (see below).

(b)  Given the locations and nature of the LSCZs, as recognised by Ms Frischknecht
ensuring that character integration with surrounding suburban areas is appropriately
managed is important. We recognise that heights and density across the District will
alter in relation to the UIV as we propose it to be. But we see the overarching character
of this zone as one that sits more down within its surrounds, as opposed to having to
extend above them. However, we also recognise that with detailed site and development
assessment character integration at greater heights may be appropriate. Presently the
activity status is non-complying. Given the heights we have selected we do not consider
that appropriate. We consider that discretionary activity status for exceedances is more
appropriate and will allow a full assessment on a case-by-case basis.

(c) Insaying the above, we recognise the evidence that with greater height comes greater
economic efficiency and greater choice of residential typologies on top of commercial
ground floor uses. For example, as set out above, the evidence for increasing the height
at Hawea included the better views higher up making development more feasible. But
that to us is not per se the purpose of the zone. Further, the UIV is driven primarily to
give effect to Policy 5 under which the response needs to be commensurate to the
greater of accessibility or relative demand. In areas such as Hawea and Kelvin Heights
(and Fernhill) we were not persuaded that this was the case. Rather, as above, if greater

616 Rebuttal Ms Frischknecht at [5.4].
617 And received written submissions from Todd&Walker, dated 26 August 2025.
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height is desired in these areas, we consider a resource consent process should be
provided that is more enabling than the present non-complying activity status.

In Frankton we accept the submission of QAC, and Ms Frischknecht's position, that 10m
is appropriate given the significant importance of the safe and efficient operation of the
airport to the region. We considered retaining non-complying activity status just for this
location but concluded that discretionary allows for a full assessment of a specific
development. To be clear, we therefore disagree with the alternative relief sought by 1
Hansen for a 24m height limit in Rule 15.5.7 for that site and preferred the evidence
provided by QAC.

For Lake Hawea South we spent considerable time given its more greenfield nature, and
its greater spatial extent, considering the issue of height. Ultimately though we
concluded that 10m was also appropriate at this location for the key reason of the
purpose of the zone (and its size in this case) and the issue of character. Again, we
have altered the activity status should additional height be desired with discretionary
activity allowing all relevant matters to be considered.

For Albert Town, Sunshine Bay and Cardrona Valley Road we considered the need for
extra height at all but ultimately agreed with the notified UIV heights of 10m.

For Arrowtown, we ultimately agreed no change in height and activity status is required
reflecting the character of the area (see Section 8) advanced through submissions and
ensuring appropriate integration between the LSCZ and its surroundings. We consider
that this change is most appropriate and delivers and efficient and effective planning
outcome in the context of the specific issues raised, especially sunlight access, in
Arrowtown. Arrowtown should also retain its non-complying activity status for buildings
that infringe the maximum height standard.

17.22 In relation to s32AA assessment in relation to our decisions and recommendations on height

and activity status above we consider that:

(@)

They are the most appropriate way to meet the objectives of Chapter 15. We recognise
the PDP SOs referred to by Ms Frischknecht and having considered them carefully we
also consider that they are most appropriately met by our proposed heights and with a
consenting pathway for discretionary activity status for any exceedances.

They are efficient and effective as they provide appropriate heights given the purpose of
the zone and the potential effects into neighbouring areas, but we have better enabled
exceedances of the height where that can be justified, through a consenting process as a
discretionary activity.

We also consider that the heights we have decided on are commensurate in Policy 5 of
the NPS-UD terms while reflecting and enabling a well-functioning urban environment.

While there is a cost of needing consent to go above 10m we consider that that is
reasonable to incur so that there are specific considerations and assessments of height
breaches, recognising that the ultimate activity status is discretionary and not non-
complying.
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17.23 In relation to Rule 15.5.2 we propose changes for the setbacks in relation to Arrowtown to, in
line with our decision and recommendations on heights above, the present PDP provisions.
We consider that this change is most appropriate to achieve the relevant objectives and
delivers and efficient and effective planning outcome in the context of the specific issues raised,
especially sunlight access, in Arrowtown.

17.24 We refer to our overall s32AA analysis in Section 21 for additional reasons that also apply to
Chapter 15.

17.25 Overall, we therefore accept submissions (in whole or in part) supporting our recommended
provisions in Appendix 1 and reject those submissions (in whole or part) that oppose them.

18. CHAPTER 16 - BUSINESS MIXED USE ZONE

Background / key issues

18.1 The BMUZ is used in limited instances generally close to commercial centres where a variety of
compatible high-density activities can co-exist in a variety of configurations.

18.2 Because the zone is already used to provide for high-density use adjacent to centres, the
Council’s proposal was modest, including addition of new provisions, and amendment of
existing provisions including rules. Many provisions were what the Panel would describe as
generally administrative, such as seeking to use consistent terminology and like-with-like
resource consent assessment frameworks. It is likely that because the changes proposed
were modest, it attracted relatively few direct submissions (9 in support and 12 in opposition)®18.

Submissions / s42A Report / evidence / legal and lay argument

18.3 In her s42A Report (Chapters 12, 13, 15 and 16) Ms Frischknecht set out her analysis of the
submissions and her recommendations.t'® We heard from submitters that were both in favour
of, and opposed to, the UIV at Queenstown / Frankton North and Wanaka. For the BMUZ in
Queenstown: submission 1177 opposed additional height enabled by the UIV. Ms Fairgray
disagreed®? and considered the additional height would likely increase feasibility for residential
development and deliver associated economic benefits in supporting activities in that zone.

18.4 Specifically:

(a) We received planning evidence from Ms Costello on behalf of the Multiple Queenstown
Submitters supporting the s42A Report version on the BMUZ provisions, especially in
Queenstown .82

(b)  We heard from Queenstown Airport Corporation opposing additional development height
at Frankton North. The key concern was intrusion of buildings and, especially, cranes
etc used during construction, through the Obstacle Limitation Surface (protected under
designation 4 of the Plan) of the crosswind runway which was opposed by other

618 S42A Report (Chapters 12, 13, 15 and 16) at [7.4].

619 S42A Report (Chapters 12, 13, 15 and 16) at section 7.

620 EIC Ms Fairgray at [8.3].

621 Statement of Evidence of Ms Costello, 4 July 2025, at [68]. The Statement of Evidence of Mr Freeman for Multiple
Queenstown Submitters, 4 July 2025, sup[ported the s42A Report provisions.
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PART 3 LOCAL SHOPPING CENTRE ZONE 15
15 Local Shopping Centre Zone

Local Shopping Centres: Albert Town, Arrowtown, Cardrona Valley Road,
Fernhill, Frankton, Hawea, Kelvin Heights and Sunshine Bay

Please note: Variations to parts of this chapter have been decided by Council on 18 March 2021
as part of Stage 3&3b of the PDP. You can view the Stage 3 Decisions and appeals notices on our
website. The appeals and section 274 periods for the Stage 1 and 2 Decisions have closed.

15.1 Zone Purpose

The Local Shopping Centre Zone enables small scale commercial and business activities in discrete
pockets of land that are accessible to residential areas and people in transit.

The Zone seeks to reduce the necessity for people to travel longer distances to town centres to
purchase convenience goods and access services. Due to the nature of the Zone’s locations in
predominantly residential environments, standards limit the potential adverse effects on residential
amenity and discourage the establishment of inappropriate activities. Visitor accommodation and
residential activities are provided for in the Zone, adding to the vibrancy and viability of the Zone,
whilst contributing to the diversity of housing options enabled by the District Plan.

15.2 Objectives and Policies

15.2.1 Objective — Local Shopping Centres provide a focal point for a range of activities that
meet the day to day needs of the community at a limited scale that supplements the
function of town centres.

Policies

15.2.1.1 Provide for a diverse range of activities that meet the needs of the local community,
enable local employment opportunities and assist with enabling the economic viability
of local shopping centres.

15.2.1.2 Ensure that local shopping centres remain at a small scale that does not undermine the
role and function of town centres.

15.2.1.3 Enable residential and visitor accommodation activities, but limit their establishment to
above ground floor level to ensure that the integrity of activities occurring at street level
is maintained, and that the core commercial function of the local shopping centres is not
eroded.

15.2.1.4 Avoid individual retail activities exceeding 300m2 gross floor area and individual office
activities exceeding 200m2 gross floor area that would adversely affect the:

a. retention and establishment of a mix of activities within the local shopping
centre;

b. role and function of town centres and commercial zones that provide for
large scale retailing; and

c. safe and efficient operation of the transport network.
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PART 3

15.2.1.5

15.2.1.6

15.2.2

Policies

15.2.2.1

15.2.2.2

15.2.2.3

15.2.2.4

15.2.2.5

15.2.2.6

15.2.3

Policies

15.2.3.1

15.2.3.2

15.2.3.3

LOCAL SHOPPING CENTRE ZONE 15

Restrict identified retail activities to ensure that the role and function of town centres as
the District’s principal centres of retailing activity is not threatened.

Limit the total gross floor area of retail and office activities within the Local Shopping
Centre Zone located on Cardrona Valley Road and Lake Hawea South to ensure that the
commercial function of Wanaka Town Centre and Three Parks is not adversely affected.

Objective — Buildings respond to the existing character, quality and amenity values of
their neighbourhood setting.

Control the height, scale, appearance and location of buildings in order to achieve a built
form that complements the existing patterns of development and is consistent with
established amenity values.

Ensure that development generally comprises a scale that is commensurate with the
receiving built environment.

Provide for consideration of minor height infringements where they help achieve higher
quality design outcomes and do not significantly adversely affect amenity values.

Place specific controls on the bulk and location of buildings on sites adjoining
Residential-zoned properties to ensure that an appropriate standard of residential
amenity is maintained.

Control the design and appearance of verandas so they integrate well with the buildings
they are attached to complement the overall streetscape and do not interfere with
kerbside movements of high-sided vehicles, while providing appropriate cover for
pedestrians.

Ensure that outdoor storage areas are appropriately located and screened to limit any
adverse visual effects and to be consistent with established amenity values.

Objective — Adverse environmental effects received both within and beyond the zone
are minimised.

Provide appropriate noise limits to control adverse noise effects generated by activities
occurring within the Local Shopping Centre Zone and received by nearby properties.

Require acoustic insulation for critical listening environments (including residential
activities and visitor accommodation) to:

a. limit the impact of noise generated within the Zone on occupants; and,

b. where relevant, limit the potential for reverse sensitivity effects on
Queenstown Airport from Activities Sensitive to Aircraft Noise within the
Queenstown Airport Outer Control Boundary.

Ensure that the location and direction of lights does not cause significant glare to other
properties, roads and public places, and promote lighting design that mitigates adverse
effects on views of the night sky, and provide a safe and well-lit environment for
pedestrians.
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LOCAL SHOPPING CENTRE ZONE 15

Avoid the establishment of activities that are not consistent with established amenity

values, cause inappropriate environmental effects, or are more appropriately located in

For development of the site(s) at 1 Hansen Road, between Hansen Road and the
Frankton Cemetery (as shown on the District Plan web mapping application), in addition
to other Zone-wide requirements:

a. ensure that development is undertaken in an integrated manner, having particular
regard to ensuring the safe and efficient operation of the transport network;

b. implement specific controls to limit effects on the historic values of the
neighbouring cemetery.

Other Provisions and Rules

PART 3
15.2.34
other zones.
15.2.3.5
15.3
15.3.1 District Wide

Attention is drawn to the following District Wide chapters.

1 Introduction 2 Definitions 3 Strategic Direction
4  Urban Development 5 Tangata Whenua 6 Landscapes and Rural
Character
25 Earthworks 26 Historic Heritage 27 Subdivision
28 Natural Hazards 29 Transport 30 Energy and Utilities
31 Signs 32 Protected Trees 33 Indigenous Vegetation
34 Wilding Exotic Trees 35 TemporaryActivitiesand 36 Noise
Relocated Buildings
37 Designations District Plan web
mapping application
15.3.2 Interpreting and Applying the Rules
15.3.2.1 A permitted activity must comply with all the rules listed in the Activity and Standards
tables.
15.3.2.2 Where an activity does not comply with a Standard listed in the Standards table, the
activity status identified by the ‘Non-Compliance Status’ column shall apply.
15.3.2.3 Where an activity breaches more than one Standard, the most restrictive status shall

Queenstown Lakes District Council - Proposed District Plan Decisions Version (Sep 2022)
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PART 3 LOCAL SHOPPING CENTRE ZONE 15

15.3.2.4 The status of any Plantation Forestry will be determined by the Resource Management
(National Environmental Standards for Plantation Forestry) Regulations 2017.

15.3.2.5 The following abbreviations are used within this Chapter.

P Permitted C Controlled
RD Restricted Discretionary D Discretionary
NC Non Complying PR | Prohibited

15.4 Rules - Activities

Activities located in the Local Shopping Centre Zone Activity
status
154.1 Activities which are not listed in this table and comply with all standards P
15.4.2 Verandas C
Control is reserved to:
a. design;
b. materials;
c. external appearance;
d. the impact on, and relationship to, adjoining verandas; and
e. the enabling of unobstructed kerbside movements of high-sided vehicles

15.4.3 15.43.1 Buildings RD

Discretion is restricted to:

a. external appearance, including materials glazing treatment vertical and
horizontal emphasis and the location of storage:

b. signage platforms;

C. lighting;

d. the impact of the building on the streetscape, compatibility with
adjoining buildings and contribution to an integrated built form;

e. where residential units are proposed provision of outlook space and
private or communal open space, or a combination thereof;

f. the adequate provision and screening of loading and servicing areas,
including waste and recycling storage and collection space; and

g. where a site is subject to natural hazards and the proposal results in an

increase in gross floor area;-and:
area:
i the nature and degree of risk the hazard(s) pose to people and
property;
ii. whether the proposal will alter the risk to any site; and
iii. whether such risk can be avoided or sufficiently reduced.
h. At Lake Hawea South, staging of development.

15.4.3.2 Development of 1 Hansen Road only

The following additional requirements apply to the Local Shopping
Centre Zone located between Hansen Road and Frankton Cemetery
(as shown on the District Plan web mapping application):
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PART 3

LOCAL SHOPPING CENTRE ZONE 15

Activities located in the Local Shopping Centre Zone

Activity
status

Applications for buildings shall be accompanied by a Spatial Layout Plan
for the entire part of this site, which is zoned Local Shopping Centre,
showing:

i the location, width and design of roads, laneways, footpaths and
accessways, which shall include consideration of
pedestrian/cycling connectivity and safety as well as the potential
for vehicular access to and from the Local Shopping Centre Zone
land to the west of the Frankton Cemetery;

ii. proposed building locations and parking areas;

ii. concept landscape design treatment;

iv. detailed landscaping plan addressing the interface between

development and the Frankton Cemetery for the purpose of
managing effects on the amenity and historic values in and around
the cemetery; and

V. three waters infrastructure.

Note: where relevant, applications may rely upon an approved Spatial Layout Plan

submitted as part of a prior application for this site. Discretion is restricted to

consider

o0 oo

ation of the following in addition to the matters above:

historic heritage and the amenity values of the Frankton Cemetery;
the safe and efficient operation of the transport network;
pedestrian/cycling connectivity and safety;

amenity values; and

three waters infrastructure.

15.4.4

Visitor A

ccommodation Discretion is restricted to:

the location, provision, and screening of access and parking, traffic
generation, and Travel Demand Management;

landscaping;

the location, nature and scale of visitor accommodation and ancillary
activities relative to one another within the site and relative to
neighbouring uses;

the location and screening of bus and car parking from public places; and
where the site adjoins a residential zone:

noise generation and methods of mitigation; and
hours of operation of ancillary activities.

RD

Queenstown Lakes District Council - Proposed District Plan Decisions Version (Sep 2022)
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PART 3 LOCAL SHOPPING CENTRE ZONE 15
Activities located in the Local Shopping Centre Zone Activity
status
15.4.5 Licensed Premises RD
Premises licensed for the consumption of alcohol on the premises between the
hours of 11pm and 8am, provided that this rule shall not apply to the sale of
liquor:
a. to any person who is residing (permanently or temporarily) on the
premises; and/or
b. to any person who is present on the premises for the purpose of dining
up until 12am.
Discretion is restricted to:
a. the scale of the activity;
b. car parking and traffic generation;
C. effects on amenity (including that of adjoining residential zones and
public reserves);
d. the configuration of activities within the building and site (e.g. outdoor
seating, entrances);
e. noise issues; and
f. hours of operation.
15.4.6 Development of 16, 18, 18B and 20 McBride Street only NC
1
Activities Sensitive to Aircraft Noise, other than Residential Units, Residential
Flats, Residential Visitor Accommodation, Homestays or as provided for by Rule
15.4.4.
15.4.7 Appliance Stores, Electronic and Electrical goods Stores, Fashion Stores, Furniture | NC
and Floor Covering Stores
15.4.8 Industrial Activities not otherwise provided for in this Table NC
15.4.9 Factory Farming PR
15.4.10 | Forestry Activities, except for Plantation Forestry where the Resource PR
Management (Resource Management (National Environmental Standard for
Plantation Forestry) Regulation 2017) Regulation 2017 prevails.
15.4.11 | Mining Activities PR
15.4.12 | Airport PR
15.4.13 | Panelbeating, spray painting, motor vehicle repair or dismantling, fibreglassing, PR
sheet metal work, bottle or scrap storage, motorbody building.
15.4.14 | Fish or meat processing (excluding that which is ancillary to a retail premises such | PR
as a butcher, fishmonger or supermarket).
15.4.15 | Any activity requiring an Offensive Trade Licence under the Health Act 1956. PR
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PART 3 LOCAL SHOPPING CENTRE ZONE 15
Activities located in the Local Shopping Centre Zone Activity
status
15.4.16 | Cemeteries and Crematoria PR
15.5 Rules - Standards
Standards for activities located in the Local Shopping | Non-compliance status
Centre Zone
15.5.1 Building Coverage RD*
155.1.1 Maximum building coverage - 75% Discretion is restricted to:

a. the effects on the quality of
the overall streetscape; and

b. the ability to meet outdoor
storage requirements;

. . RD*
15.5.1.2 Except that in the Local Shopping Centre
Zone located between Hansen Road and Discretion is restricted to:
Frankton Cemetery the maximum
building coverage shall be 50% a. the effects on the quality of
the overall streetscape; and

b. the ability to meet outdoor
storage requirements;

c. the traffic effects of additional
building coverage, including
the effects on the State
Highway, with particular
regard to the intersection
between Hansen Road and
State Highway 6.

15.5.2 RD

Setbacks and Sunlight Access —sites-adjoining-any
Residential st 2 b
space

15.5.2.1a In all locations excluding Arrowtown,
Bbuildings on sites adjoining a Residential
zone shall not project beyond a recession
line constructed at the following angles

inclined towards the site:

a. from any point 4m above the boundary

with the Medium Density Residential Zone

at 60 degrees; and

b. from any point 2.5m above the boundary

with the Lower Density Residential Zone at

55 degrees.

Discretion is restricted to:

a. the visual effects of the
height, scale, location and
appearance of the building, in
terms of

i. dominance;
ii. loss of privacy on adjoining
properties; and
iii. any resultant shading effects.
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PART 3 LOCAL SHOPPING CENTRE ZONE 15
Standards for activities located in the Local Shopping | Non-compliance status
Centre Zone
recessionine-constructed-atan-angle-of 352
abeove-any-Residential-Zone-orSettlement
Zone-boundary;=
15.5.2.1b In Arrowtown, buildings shall not RD
project beyond a recession line constructed Discretion is restricted to:
at an angle of 352 inclined towards the site a. the visual effects of the height,
from points 3m above any Residential Zone scale, location and appearance
or Settlement Zone boundary of the building, in terms of
i dominance;
ii. _loss of privacy on
adjoining properties; and
iii. any resultant shading
effects.
b. Compatibility with
Arrowtown’s existing
character.
15.5.2.2 Internal boundary setbacks: RD
Wawrhere the site adjoins any Residential zone, Discretion is restricted to the
Settlement Zone or land zoned publie Oepen matters set out for Rule 15.2.2.1a
Sspace the setback shall be not less than 3m.
15.5.3 Acoustic insulation (excluding development within the | RD
Outer Control Boundary (OCB) Queenstown)
Discretion is restricted to:
a. a mechanical ventilation system shall be
installed for all critical listening a. the noise levels that will be
environments in accordance with Table 5 in received within the critical
Chapter 36; listening environments, with
b.  all elements of the facade of any critical consideration including the
listening environment shall have an airborne nature and scale of the
sound insulation of at least 40 dB Rw+Ctr residential or visitor
determined in accordance with 1SO 10140 accommodation activity;
and ISO 717-1. b. the extent of insulation
proposed; and
c. whether covenants exist or
are being volunteered which
limit noise emissions on
adjacent sites and/or
impose no complaints
covenants on the site.
15.5.4 Acoustic insulation: development within the Outer NC

Control Boundary (OCB)
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PART 3 LOCAL SHOPPING CENTRE ZONE 15

Standards for activities located in the Local Shopping | Non-compliance status
Centre Zone

Queenstown

a. amechanical ventilation system shall be
installed for all critical listening environments
in accordance with Rule 36.6.2 in Chapter 36.

b. all elements of the facade of any critical
listening environment shall have an airborne
sound insulation of at least 40 dB Rw+Ctr
determined in accordance with I1ISO 10140 and
ISO 717-1

15.5.5 Development of 1 Hansen Road D

The following additional standards shall apply to
development in the Local Shopping Centre Zone
located between Hansen Road and Frankton
Cemetery (as shown on the District Plan web mapping
application):

a. the total gross floor area dedicated to retail
uses shall not exceed 4000m?2;

b. the total gross floor area dedicated to office
uses shall not exceed 3000m2;

c. no retail or office activities (aside from those
ancillary to permitted uses) shall take place
until an upgrade of the intersection between
Hansen Road and State Highway 6 has
occurred;

d. the total number of residential units (for the
purposes of this rule, this shall include
residential flats) shall not exceed 50 units;

e. there shall be no vehicle access directly onto
the State Highway;

f.  buildings shall be set back a minimum
distance of 6m from the boundary with the
State Highway; and

g. buildings shall be set back a minimum
distance of 4m from the boundary with
Frankton Cemetery.

15.5.6 Residential and Visitor Accommodation Activities NC

All residential and visitor accommodation activities
shall be restricted to first floor level or above

15.5.7 Building Height

a. For all areas excluding Arrowtown the NED
maximum building height shall be 10m.

b. For Arrowtown, the maximum building height
shall be 7m.
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PART 3 LOCAL SHOPPING CENTRE ZONE 15

Standards for activities located in the Local Shopping | Non-compliance status
Centre Zone

15.5.8 Noise NC

Sound* from activities shall not exceed the following
noise limits at any point within any other site in this
zone:

a. Daytime (0800 to 2200hrs) 60 dBLAeq(15 min)
b. Night-time (2200 to 0800hrs) 50 dB LAeq (15 min)
c. Night-time (2200 to 0800hrs) 75 dB LAFmax

*measured in accordance with NZS 6801:2008 and
assessed in accordance with NZS 6802:2008

Exemptions:

a. the noise limits shall not apply to
construction sound which shall be assessed
in accordance and comply with NZS
6803:1999.;

b. the noise limits shall not apply to sound
associated with airports or windfarms.
Sound from these sources shall be assessed
in accordance and comply with the relevant
New Zealand Standard, either NZS
6805:1992, or NZS 6808:1998. For the
avoidance of doubt the reference to airports
in this clause does not include helipads
other than helipads located within any land
designated for Aerodrome Purposes in this
Plan;
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PART 3

LOCAL SHOPPING CENTRE ZONE 15

Standards for activities located in the Local Shopping
Centre Zone

Non-compliance status

C. the noise limits shall not apply to sound
from aircraft operations at Queenstown
Airport.

Note: Sound from activities in this zone which is
received in another zone shall comply with the noise
limits set out in Chapter 36 for that zone.

15.5.9

Lighting and Glare

15.59.1 All exterior lighting, other than footpath
or pedestrian link amenity lighting,
installed on sites or buildings within the
zone shall be directed away from
adjacent sites, roads and public places,
and so as to limit the effects on the
amenity of adjoining sites, the safety of
the transport network and the effects on
the night sky.

15.5.9.2 No activity shall result in a greater than
10 lux spill (horizontal or vertical) of light
onto any adjoining property within the
Zone, measured at any point inside the
boundary of any adjoining property.

15.5.9.3 No activity shall result in a greater than 3
lux spill (horizontal or vertical) of light
onto any adjoining property which is
zoned residential measured at any point
more than 2m inside the boundary of the
adjoining property.

RD

Discretion is restricted to the
effects of lighting and glare on:

a. amenity values of adjoining
sites;

b. the safety of the Transport
Network; and

c. the night sky.

15.5.10

Retail and Office activities

a. individual Retail activities shall not exceed
300m? gross floor area;

b. individual Office activities shall not exceed
200m? gross floor area; and

c. Inthe Local Shopping Centre Zone at
Cardrona Valley Road, in addition to Rule
15.5.10.a two individual retail activities may
exceed 300m? gross floor area, but shall not
exceed 400m? gross floor area.

d. Inthe Local Shopping Centre Zone at Lake
Hawea South, in addition to Rule 15.5.10.a
one individual retail activity may exceed
300mzgross floor area but shall not exceed
600m2gross floor area.

NC
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PART 3

LOCAL SHOPPING CENTRE ZONE 15

Standards for activities located in the Local Shopping
Centre Zone

Non-compliance status

Note: All associated office, storage, staffroom and
bathroom facilities used by the activity shall be
included in the calculation of the gross floor area.

15.5.11

Retail and Office Activities in the Local Shopping
Centre Zone located at Cardrona Valley Road, Wanaka

The total combined area of retail and office activities
shall occupy no more than 3,000m?gross floor area.

Note: For the purposes of this rule the gross floor area
calculation applies to the total combined area of retail
and office activities within the entire Local Shopping
Centre Zone at Cardrona Valley Road.

15.5.12

Development of 16, 18, 18B and 20 McBride Street
only (as identified on the District Plan web mapping
application).

a. The total number of residential units,
residential flats (which are counted
separately for the purpose of this standard)
and visitor accommaodation units shall
collectively not exceed 10 across all sites.

NC

15.5.13

Retail Activities in the Local Shopping Centre Zone at
Lake Hawea South.

The total combined area of retail activities shall
occupy no more than 4,000m? gross floor area.

Note: For the purposes of this rule the gross floor area
calculation applies to the total combined area of retail

activities within the area zoned as Local Shopping
Centre Zone, identified within the Lake Hawea South
Structure Plan in Chapter 27.

15.6

15.6.1

15.6.2

15.6.2.1

15.6.2.2

Rules - Non-Notification of Applications

Applications for Controlled activities shall not require the written approval of other

persons and shall not be notified or limited-notified.

The following Restricted Discretionary activities shall not require the written approval
of other persons and shall not be notified or limited- notified:

Buildings (Rule 15.4.3).

Building coverage, except for applications to exceed permitted building coverage
between Hansen Road and Frankton Cemetery (Rule 15.5.1.2).
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PART 3 LOCAL SHOPPING CENTRE ZONE 15

15.6.3 The following Restricted Discretionary activities will not be publicly notified but notice
will be served on those persons considered to be adversely affected if those persons
have not given their written approval:

15.6.3.1 Setbacks and sunlight access — sites adjoining any Residential zone, Settlement Zone or
public open space.
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	4 URBAN DEVELOPMENT
	4.1 Purpose
	4.1.1 Application of this Chapter
	4.1.2 Housing Bottom Lines

	4.2 Objectives and Policies
	4.2.1 Objective - Urban Growth Boundaries used as a tool to manage the growth of urban areas within distinct and defendable urban edges. (from Policies 3.3.13 and 3.3.14)
	4.2.1.1 Define Urban Growth Boundaries, where required, to identify the areas that are available for the growth of urban settlements.
	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.
	4.2.1.4 Ensure Urban Growth Boundaries encompass, at a minimum, sufficient, feasible development capacity and urban development opportunities consistent with:
	4.2.1.5 When locating Urban Growth Boundaries or extending towns and rural urban settlements through plan changes, protect the values of Outstanding Natural Features and Outstanding Natural Landscapes.
	4.2.1.6 When locating Urban Growth Boundaries or extending towns and rural settlements through plan changes to provide for urban development, have particular regard to minimising significant adverse effects on the values of open rural landscapes.
	4.2.1.7 Review and amend Urban Growth Boundaries as required, to address changing community needs, respond to monitoring evidence, or to enable appropriate urban development (having regard to Policy 4.2.1.4).
	4.2.1.8 Contain urban development of existing rural settlements that have no defined Urban Growth Boundary within land zoned for that purpose.

	4.2.2 A 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; and
	(ii)  is managed to ensure that the Queenstown Airport is not significantly compromised by the adverse effects of incompatible activities.
	4.2.2.1 Integrate urban development with existing or proposed infrastructure so that:
	4.2.2.2 Allocate land within Urban Growth Boundaries into zones which are reflective of the appropriate land use having regard to:
	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...
	4.2.2.4 Encourage urban development that enhances connections to public recreation facilities, reserves, open space and active transport networks.
	4.2.2.5 Require larger scale development to be comprehensively designed with an integrated and sustainable approach to infrastructure, buildings, street, trail and open space design.
	4.2.2.6 Promote energy and water efficiency opportunities, waste reduction and sustainable building and subdivision design.
	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.
	4.2.2.9 Ensure Council-led and private design and development of public spaces and built development maximises public safety by adopting “Crime Prevention Through Environmental Design”.
	4.2.2.10 Ensure lighting standards for urban development avoid unnecessary adverse effects on views of the night sky.
	4.2.2.11 Ensure that the location of building platforms in areas of low density development within Urban Growth Boundaries and the capacity of infrastructure servicing such development does not unnecessarily compromise opportunities for future urban d...
	4.2.2.12 Define the Urban Growth Boundary for Arrowtown, as shown on the District Plan web mapping application that preserves the existing urban character of Arrowtown and avoids urban sprawl into the adjacent rural areas.
	4.2.2.13 Define the Urban Growth Boundaries for the balance of the Wakatipu Basin, as shown on the District Plan web mapping application that:
	4.2.2.14 Ensure appropriate noise boundaries are established and maintained to enable operations at Queenstown Airport to continue and to expand over time.
	4.2.2.15 Manage the adverse effects of noise from aircraft on any Activity Sensitive to Aircraft Noise within the airport noise boundaries while at the same time providing for the efficient operation of Queenstown Airport.
	4.2.2.16 Protect the airport from reverse sensitivity effects of any Activity Sensitive to Aircraft Noise via a range of zoning methods.
	4.2.2.17 Ensure that Critical Listening Environments of all new buildings and alterations and additions to existing buildings containing an Activity Sensitive to Aircraft Noise within the Queenstown Airport Air Noise boundary or Outer Control boundary...
	4.2.2.18 Manage the adverse effects of noise from Queenstown Airport by conditions in Designation 2 including a requirement for a Noise Management Plan and a Queenstown Airport Liaison Committee.
	4.2.2.19 Ensure that development within the Arrowtown Urban Growth Boundary provides:
	4.2.2.20 Rural land outside of the Urban Growth Boundaries is not used for urban development until a change to the Plan amends the urban Growth boundary and zones additional land for urban development purposes.
	4.2.2.21 Define the Urban Growth Boundaries for Wānaka and Lake Hāwea Settlement, as shown on the District Plan web mapping application that:
	4.2.2.22 Rural land outside of the Urban Growth Boundaries is not used for urban development until a change to the Plan amends the Urban Growth Boundary and zones additional land for urban development purposes.




	Chapter 7 - Suburban Residential 18 Dec
	7 Lower Density Suburban Residential
	7.1 Zone Purpose
	7.2 Objectives and Policies
	7.2.1 Objective - Development within the zone provides for a mix of compatible suburban densities and a high amenity low density residential living environment for residents as well as users of public spaces within the zone.
	7.2.1.1 Ensure the zone and any development within it is located in areas that are well serviced by public infrastructure, and is designed in a manner consistent with the capacity of infrastructure networks.
	7.2.1.2 Encourage an intensity of development that maximises the efficient use of the land in a way that is compatible with the scale and character of existing suburban residential development (excluding existing residential densities), and maintains ...
	7.2.1.3 Ensure that the height, bulk and location of development maintains the achieves a suburban-intensity character of the zone, and maintains reasonable the amenity values for enjoyed by users of neighbouring properties, in particular, privacy and...
	7.2.1.4 Require, as necessary, all new buildings, relocated buildings and additions and alterations to existing buildings that contain an Activity Sensitive to Road Noise located adjacent to a State Highway to be designed to maintain internal resident...
	7.2.1.5 Require consideration of the relevant design elements identified in the Residential Zone Design Guide 20231 2021 .
	7.2.1.6 Require buildings and development within Kawarau Heights to be:


	7.2
	7.2.1
	7.2.2 Objective - Development of Activities Sensitive to Aircraft Noise is limited within the Queenstown Airport Air Noise Boundary and Outer Control Boundary in recognition of the amenity (noise) constraints now and also likely in the foreseeable fut...
	7.2.2.1 Discourage the creation of any new sites or infill development for Activities Sensitive to Aircraft Noise within the Air Noise Boundary and between the Air Noise Boundary and the Outer Control Boundary on land around Queenstown Airport.
	7.2.2.2 Require, as necessary, mechanical ventilation of any Critical Listening Environment within new buildings, relocated buildings, and any alterations and additions to existing buildings that contain an Activity Sensitive to Aircraft Noise within ...
	7.2.2.3 Require, as necessary, sound insulation and mechanical ventilation of any Critical Listening Environment within new buildings, relocated buildings, and any alterations and additions to existing buildings that contain an Activity Sensitive to A...

	7.2.3 Objective - Encourage higher density development where it responds sensitively to the context and character of the locality and is designed to maintain local amenity values.
	7.2.3.1 Encourage densities higher than 1:450 square metres per residential unit where this is designed to fit well with the immediate context, with particular significance attached to the way the development:
	7.2.3.2 Limit building height on sites smaller than 900 square metres that are proposed to be developed for two or more principal units (i.e. excluding residential flats) so as to mitigate a reduction in spaciousness around and between buildings that ...
	7.2.3.2 Encourage landscaped areas to be well-designed and integrated into the development layout and design, providing high amenity spaces for recreation and enjoyment, having particular regard to the visual amenity of streets and street frontages.
	7.2.3.3 Provide for higher density development within Kawarau Heights that is consistent with the design outcomes sought by the Kawarau Heights Design Guidelines 2020.

	7.2.4 Objective - Residential development in Arrowtown compatible with the town’s existing character
	7.2.4.1 Ensure development that requires a resource consent, including infill housing, community activities and commercial development is of a form that is compatible with the existing character of Arrowtown, guided by the Arrowtown Design Guidelines ...
	7.2.4.2 Avoid flat roofed dwellings in Arrowtown.

	7.2.5 Objective - Community activities serving the needs of people within the zone locate within the zone on sites where adverse effects are compatible with residential amenity values.
	7.2.5.1 Enable the establishment of community activities where adverse effects on residential amenity values including noise, traffic, lighting, glare and visual impact can be avoided, remedied or mitigated.
	7.2.5.2 Ensure any community activities occur in areas which are capable of accommodating traffic, parking and servicing to a level which maintains residential amenity values.
	7.2.5.3 Ensure any community activities are of a design, scale and appearance compatible with a residential context.

	7.2.6 Objective - Development efficiently utilises existing and planned  infrastructure and minimises impacts on infrastructure networks.
	7.2.6.1 Ensure access and vehicle parking for each residential unit, including reasonable day-to-day loading and servicing needs, is located and designed to optimise safety and efficiency of the road network and minimises impacts on on-street vehicle ...
	7.2.6.2 Ensure development is designed consistent with the capacity of existing and/or planned infrastructure networks (including any upgrades), and, where practicable, incorporates low impact approaches to stormwater management and efficient use of p...
	7.2.6.3 Integrate development with all transport networks and in particular, and where practicable, improve connections to public transport services and active transport networks (tracks, trails, walkways and cycleways).

	7.2.7 Objective - Commercial development in the zone is small scale and generates minimal amenity value impact
	7.2.7.1 Provide commercial activities, including home occupation activities, that directly serve the day-to-day needs of local residents, or enhance social connection and vibrancy of the residential environment, provided these do   not undermine resid...
	7.2.7.2 Ensure that any commercial development is of low scale and intensity, and does not undermine the local transport network or availability of on-street vehicle parking for non-commercial use.
	7.2.7.3 Ensure that the noise effects from commercial activities are compatible with the surrounding environment and residential amenity values.
	7.2.7.4 Ensure that commercial development is of a design, scale and appearance that is compatible with its surrounding residential context.

	7.2.8 Objective - Visitor accommodation, residential visitor accommodation and homestays are enabled at locations, and at a scale, intensity and frequency, that maintain the residential character and amenity values of the zone.
	7.2.8.1 Provide for visitor accommodation and residential visitor accommodation in the Visitor Accommodation Sub-Zones that are appropriate for the low density suburban residential environment, ensuring that adverse effects on residential amenity valu...
	7.2.8.2 Restrict the establishment of visitor accommodation in locations outside the Visitor Accommodation Sub-Zones to ensure that the zone maintains a residential character.
	7.2.8.3 Ensure that residential visitor accommodation and homestays are of a scale and character that are compatible with the surrounding residential context and maintain residential character and amenity values.
	7.2.8.4 Provide opportunities for low intensity residential visitor accommodation and homestays as a contributor to the diversity of accommodation options available to visitors and to provide for social and economic wellbeing.
	7.2.8.5 Manage the effects of residential visitor accommodation and homestays outside the Visitor Accommodation Sub-Zone by controlling the scale, intensity and frequency of use and those effects of the activities that differentiate them from resident...


	7.3 Other Provisions and Rules

	7
	7.1
	7.2
	7.3
	7.3.1 District Wide
	7.3.2 Interpreting and Applying the Rules
	7.3.2.1  A permitted activity must comply with all the rules listed in the Activity and Standards tables, and any relevant district wide rules, otherwise a resource consent will be required.
	7.3.2.2 Where an activity does not comply with a Standard listed in the Standards tables, the activity status identified by the Non-Compliance Status column shall apply.
	7.3.2.3 Where an activity breaches more than one Standard, the most restrictive status shall apply to the Activity.
	7.3.2.4 Proposals for development resulting in more than one (1) residential unit per site shall demonstrate that each residential unit is fully contained within the identified net area for each unit,. or where land use consent for an average density ...
	7.3.2.5 Each residential unit may include a single residential flat and any other accessory buildings.
	7.3.2.6 References to the Visitor Accommodation Sub-Zones in this Chapter only apply to the sub-zones within the Lower Density Suburban Residential Zone.
	7.3.2.7 The status of any Plantation Forestry will be determined by the Resource Management (National Environmental Standards for Plantation Forestry) Regulations 2017.
	7.3.2.8 For sites in Kawarau Heights (as identified in the Structure Plan in Section 27.13.15), the Kawarau Heights Design Guidelines 2020 apply, instead of the Residential Zone Design Guide 2019.
	7.3.2.9 The following abbreviations are used within this Chapter.


	7.3.2.9A Compliance with the New Zealand Electrical Code of Practice for Electrical Safe Distances ("NZECP34:2001") is mandatory under the Electricity Act 1992. All activities, such as buildings, earthworks and conductive fences regulated by NZECP34:2...
	7.4 Rules - Activities
	7.5A Rules – Standards for Restricted Discretionary and Discretionary Activities under Rules 7.4 and 7.5
	7.5 Rules - Standards
	7.6 Rules - Non-Notification of Applications
	7.6.1 The following Restricted Discretionary activities shall not require the written approval of affected persons and shall not be notified or limited notified:
	7.6.1.1 Residential units pursuant to Rule 7.4.498 except where:
	7.6.1.2 Visitor Accommodation and residential visitor accommodation in the Visitor Accommodation Sub-Zones
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	Chapter 8 - Medium Density Residential 18 Dec
	8 Medium Density Residential
	8.1 Zone Purpose
	8.2 Objectives and Policies
	8.2.1 Objective - Medium density development occurs close to employment centres which encourage travel via non-vehicular modes of transport or via public transport.
	8.2.1.1 Provide opportunities for medium density housing close to town centres, local shopping zones, activity centres and public transport routes.
	8.2.1.2 Provide for compact development forms that encourage a diverse housing supply and contribute toward containing the outward spread of residential growth away from employment centres.
	8.2.1.3 Enable increased densities where they are located within easy walking distance of employment centres   and public transport routes, subject to environmental constraints including local topography, stability and waterways, that may justify a li...
	8.2.1.4 Enable medium density development through a variety of different housing forms including terrace, semi- detached, duplex, townhouse, or low-rise apartments. or small lot detached housing.

	8.2.2 Objective - Development contributes to the creation of a new, high quality built character within the zone through quality urban design solutions which positively respond to the site, neighbourhood and wider context.
	8.2.2.1 Ensure buildings address streets and other adjacent public space with limited presentation of unarticulated blank walls or facades to the street(s) or public space(s).
	8.2.2.2 Require visual connection with the street through the inclusion of windows, outdoor living areas, low profile fencing or landscaping.
	8.2.2.3 Ensure street frontages are not dominated by garaging through consideration of their width, design and proximity to the street boundary.
	8.2.2.4 Ensure developments reduce visual dominance effects through variation in facades and materials, roof form, building separation and recessions or other techniques.
	8.2.2.5 Ensure landscaped areas are well designed and integrated into the design of developments, providing high amenity spaces for residents, and to soften the visual impact of development, with particular regard to any street frontage(s).
	8.2.2.6 Require consideration of the relevant design elements identified in the Residential Zone Design Guide 20231 2021.

	8.2.3 Objective - Development provides high quality living environments for residents and provides reasonable maintenance of amenity values enjoyed on adjoining sites, while taking into account the changinged future character intended within the zone.
	8.2.3.1 Apply permitted activity and resource consent requirements based on recession plane, building height, setbacks and site coverage controls as the primary means of ensuring reasonable maintenance of neighbours’ privacy and amenity values.
	8.2.3.2 Where a resource consent is required for new development, reasonably minimise the adverse effects of the new development on the amenity values enjoyed by occupants of adjoining sites, and have particular regard to the maintenance of privacy fo...
	8.2.3.3 Ensure development along the western side of Designation 2700F  has the least possible impact on views from the formed walkway to the west toward Lake Wānaka and beyond, and generally limit development on land immediately adjoining the western...

	8.2.4 Objective - In Arrowtown medium density development occurs in a manner compatible with the town’s character.
	8.2.4.1 Ensure development that requires resource consent, including infill housing, community activities and commercial development is of a form that is compatible with the existing character of Arrowtown guided by the Arrowtown Design Guidelines 202...
	8.2.4.2 Avoid flat roofed dwellings in Arrowtown.

	8.2.5 Objective - Development efficiently utilises existing infrastructure and minimises impacts on infrastructure and roading networks.
	Policies
	8.2.5.1 Ensure access and vehicle parking is located and designed to optimise safety and efficiency of the road network and minimise adverse effects on on-street vehicle parking.
	8.2.5.2 Ensure development is designed consistent with the capacity of existing and/or planned infrastructure networks or upgrades, and where practicable, incorporates low impact approaches to stormwater management and efficient use of potable water.
	8.2.5.3 Integrate development with all transport networks and in particular, and where practicable, improve connections to public transport services and active transport networks (tracks, trails, walkways and cycleways).

	8.2.6 Objective - Community activities serving the needs of people within the zone locate within the zone on sites where adverse effects are compatible with residential amenity values.
	8.2.6.1 Enable the establishment of community activities where adverse effects on residential amenity values including noise, traffic, lighting, glare and visual impact can be avoided or mitigated.
	8.2.6.2 Ensure any community activities occur in areas which are capable of accommodating traffic, parking and servicing to a level which maintains residential amenity values.
	8.2.6.3 Ensure any community activities are of a design, scale and appearance compatible with a residential context.

	8.2.7 Objective - Commercial development is small scale and generates minimal adverse effects on residential amenity values.
	8.2.7.1 Provide for commercial activities, including home occupation activities, that directly serve the day-to-day needs of local residents, or enhance social connection and vibrancy of the residential environment, provided these do not undermine res...
	8.2.7.2 Ensure that any commercial development is of low scale and intensity, and does not undermine the local transport network or availability of on-street vehicle parking for non-commercial use.
	8.2.7.3 Ensure that the noise effects from commercial activities are compatible with the surrounding environment and residential amenity values.
	8.2.7.4 Ensure that commercial development is of a design, scale and appearance that is compatible with its surrounding residential context.

	8.2.8 Objective - A high quality residential environment at Frankton North that is integrated with the surrounding roading network, pedestrian and cycle access, and appropriate servicing.
	8.2.8.1 Ensure subdivision and development is undertaken in accordance with the Frankton North Structure Plan (Schedule 27.13.9) to promote integration and provision of access to and throughout Frankton North.
	8.2.8.2 Encourage a low impact stormwater design that utilises on-site treatment and storage / dispersal approaches.
	8.2.8.3 Avoid the impacts of stormwater discharges on the State Highway network.
	8.2.8.4 Provide for safe transport connections that:
	a. avoid any new access to the State Highway;
	b. integrate with the pedestrian and cycle path as shown on the Frankton North Structure Plan (Schedule 27.13.9). and the road network and public transport routes on the southern side of State Highway 6; and
	c. ensure that, where direct access to the primary road shown on the Frankton North Structure Plan (Schedule 27 .13.9) is not available, the standard and layout of Internal Road connections are of a form that accounts for long-term traffic demand with...
	Note: Attention is drawn to the need to consult with the New Zealand Transport Agency (NZTA) prior to determining an internal and external road network design under this policy.
	Note: Attention is drawn to the need to obtain a Section 93 notice from the NZ Transport Agency for all subdivisions on adjoining State Highways which are declared Limited Access Roads. The NZ Transport Agency should be consulted and a request made fo...

	8.2.9 Objective – Non-residential developments which support the role of the Town Centre and are compatible with the transition to residential activities are located within the Wānaka Town Centre Transition Overlay.
	8.2.9.1 Enable non-residential activities to establish in a discrete area of residential-zoned land adjoining the Wānaka Town Centre, where these activities suitably integrate with and support the role of the Town Centre.
	8.2.9.2 Require non-residential and mixed use activities to provide a quality built form which activates the street, minimises the visual dominance of parking and adds visual interest to the urban environment.
	8.2.9.3 Ensure the amenity values of adjoining residential properties outside of the Wānaka Town Centre Transition Overlay are maintained through design and the application of setbacks.

	8.2.10 Objective – Manage the development of land within noise affected environments to ensure mitigation of noise and reverse sensitivity effects.
	8.2.10.1 Require as necessary all new and altered buildings for Activities Sensitive to Road Noise located close to any State Highway to be designed to provide protection from sleep disturbance and to otherwise maintain reasonable amenity values for o...
	8.2.10.2 Require all new and altered buildings containing an Activity Sensitive to Aircraft Noise (ASAN) located within the Queenstown Airport Air Noise Boundary or Outer Control Boundary to be designed and built to achieve an internal design sound le...

	8.2.11 Objective - Visitor accommodation, residential visitor accommodation and homestays are enabled at locations, and at a scale, intensity and frequency, that maintain the residential character and amenity values of the zone.
	8.2.11.1 Provide for visitor accommodation and residential visitor accommodation in the Visitor Accommodation Sub-Zones and the Wānaka Town Centre Transition Overlay Sub-Zones, and for residential visitor accommodation in proximity to the Wānaka town ...
	8.2.11.2 Restrict the establishment of visitor accommodation in locations outside the Visitor Accommodation Sub-Zones and the Wānaka Town Centre Transition Overlay to ensure that the zone maintains a residential character.
	8.2.11.3 Ensure that residential visitor accommodation and homestays are of a scale and character that are compatible with the surrounding residential context and maintain residential character and amenity values.
	8.2.11.4 Manage the effects of residential visitor accommodation and homestays outside the Visitor Accommodation Sub-Zone by controlling the scale, intensity and frequency of use and those effects that differentiate them from residential activities.
	8.2.11.5 Provide opportunities for low intensity residential visitor accommodation and homestays as a contributor to the diversity of accommodation options available to visitors and to provide for social and economic wellbeing.


	8.3 Other Provisions and Rules
	8.3.1 District Wide
	8.3.2 Interpreting and Applying the Rules
	8.3.2.1 A permitted activity must comply with all the rules listed in the Activity and Standards tables, and any relevant district wide rules, otherwise a resource consent will be required.
	8.3.2.2 Where an activity does not comply with a Standard listed in the Standards tables, the activity status identified by the Non-Compliance Status column shall apply.
	8.3.2.3 Where an activity breaches more than one Standard, the most restrictive status shall apply to the Activity.
	8.3.2.4 Additional activities are provided for in the Wānaka Town Centre Transition Overlay and apply in addition to the other activities provided for throughout the zone. In the event of any inconsistency arising, the more specific Wānaka Town Centre...
	8.3.2.5 Proposals for development resulting in more than one (1) residential unit per site shall demonstrate that each residential unit is fully contained within the identified net area for each unit.
	8.3.2.6 Each residential unit may include a single residential flat and any other accessory buildings.
	8.3.2.7 References to Visitor Accommodation Sub-Zones in this Chapter only apply to the sub-zones within the Medium Density Residential Zone.
	8.3.2.8 The status of any Plantation Forestry will be determined by the Resource Management (National Environmental Standards for Plantation Forestry) Regulations 2017.
	8.3.2.9  The following abbreviations are used within this Chapter.
	8.3.2.98A Compliance with the New Zealand Electrical Code of Practice for Electrical Safe Distances ("NZECP34:2001") is mandatory under the Electricity Act 1992. All activities, such as buildings, earthworks and conductive fences regulated by NZECP34:...
	8.3.2.10 For sites in Arrowtown, the Arrowtown Design Guidelines 202316 2016 apply, instead of the Residential Design Guide 20213 2021.


	8.4 Rules - Activities
	8.5A Rules – Standards for Restricted Discretionary and Discretionary Activities under Rules 8.4 and 8.5
	8.5 Rules - Standards
	8.6 Rules - Non-Notification of Applications
	8.6.1 The following Restricted Discretionary activities shall not require the written approval of affected persons and shall not be notified or limited notified except where vehicle crossing or right of way access on or off a State Highway is sought.
	8.6.1.1 Residential units which comply with Rule 8.4.10 and all of the standards in Rule 8.5.
	8.6.1.2 Visitor Accommodation and residential visitor accommodation within the Visitor Accommodation Sub-Zone and Wānaka Town Centre Transition Overlay.
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	8A. Medium Density Residential A
	8A.1 Zone Purpose
	8A.2 Objectives and Policies
	8A.2.1 Objective - Medium density development occurs in Queenstown and adjacent to ThreeParks Wānaka close to employment centres which encourage travel via non-vehicular modes of transport or via public transport.
	8A.2.1.1 Provide opportunities for up to three-storey medium density housing in Queenstown and adjacent to Three Parks Wanaka close to town centres, local shopping zones, activity centres and public transport routes.
	8A.2.1.2 Provide for compact development forms that encourage a diverse housing supply and contribute toward containing the outward spread of residential growth away from employment centres.
	8A.2.1.3 Enable increased densities where they are located within easy walking distance of employment centres   and public transport routes, subject to environmental constraints including local topography, stability and waterways, that may justify a l...
	8A.2.1.4 Enable medium density development through a variety of different housing forms including terrace, semi- detached, duplex, townhouse, or low-rise apartments. or small lot detached housing.

	8A.2.2 Objective - Development contributes to the creation of a new, high quality built character within the zone through quality urban design solutions which positively respond to the site, neighbourhood and wider context.
	8A.2.2.1 Ensure buildings are visually interesting and well-modulated, and address streets and other adjacent public space with limited presentation of unarticulated blank walls or facades to the street(s) or public space(s).
	8A.2.2.2 Require well-overlooked and activated streets and public spaces by way of visual connections between development and with the street or public space through the inclusion of windows, outdoor living areas, low profile fencing or landscaping.
	8A.2.2.3 Ensure street frontages are not visually dominated including by garaging through consideration of their width, design and proximity to the street boundary.
	8A.2.2.4 Ensure developments reduce visual dominance effects through variation in facades and materials, roof form, building separation and recessions or other techniques.
	8A.2.2.5 Ensure landscaped areas are well designed and integrated into the design of developments, providing permeable surface for stormwater disposal and high amenity spaces for residents (including of adjacent sites) and users of adjacent public spa...
	8A.2.2.6 Require consideration of the relevant design elements identified in the Residential Zone Design Guide 20231 2021.

	8A.2.3 Objective - Development provides high quality living environments for residents and provides reasonable maintenance of amenity values enjoyed on adjoining sites, while taking into account the changinged future character intended within the zone.
	8A.2.3.1 Apply permitted activity and resource consent requirements based on recession plane, building height, setbacks and site coverage controls as the primary means of ensuring reasonable maintenance of neighbours’ privacy and amenity values.
	8A.2.3.2 Where a resource consent is required for new development, reasonably minimise the adverse effects of the new development on the amenity values enjoyed by occupants of adjoining sites, and have particular regard to the maintenance of privacy f...
	8A.2.3.3 Ensure development along the western side of Designation 2700F  has the least possible impact on views from the formed walkway to the west toward Lake Wānaka and beyond, and generally limit development on land immediately adjoining the wester...

	8A.2.4 Objective - In Arrowtown medium density development occurs in a manner compatible with the town’s character.
	8A.2.4.1 Ensure development, including infill housing, community activities and commercial development is of a form that is compatible with the existing character of Arrowtown guided by the Arrowtown Design Guidelines 202316 2016  with particular rega...
	8A.2.4.2 Avoid flat roofed dwellings in Arrowtown.

	8A.2.5 Objective - Development efficiently utilises existing infrastructure and minimises impacts on infrastructure and roading networks.
	Policies
	8A.2.5.1 Ensure access and vehicle parking is located and designed to optimise safety and efficiency of the road network and minimise adverse effects on on-street vehicle parking.
	8A.2.5.2 Ensure development is designed consistent with the capacity of existing and/or planned infrastructure networks or upgrades, and where practicable, incorporates low impact approaches to stormwater management and efficient use of potable water.
	8A.2.5.3 Integrate development with all transport networks and in particular, and where practicable, improve connections to public transport services and active transport networks (tracks, trails, walkways and cycleways).

	8A.2.6 Objective - Community activities serving the needs of people within the zone locate within the zone on sites where adverse effects are compatible with residential amenity values.
	8A.2.6.1 Enable the establishment of community activities where adverse effects on residential amenity values including noise, traffic, lighting, glare and visual impact can be avoided or mitigated.
	8A.2.6.2 Ensure any community activities occur in areas which are capable of accommodating traffic, parking and servicing to a level which maintains residential amenity values.
	8A.2.6.3 Ensure any community activities are of a design, scale and appearance compatible with a residential context.

	8A.2.7 Objective - Commercial development is small scale and generates minimal adverse effects on residential amenity values.
	8A.2.7.1 Provide for commercial activities, including home occupation activities, that directly serve the day-to-day needs of local residents, or enhance social connection and vibrancy of the residential environment, provided these do not undermine re...
	8A.2.7.2 Ensure that any commercial development is of low scale and intensity, and does not undermine the local transport network or availability of on-street vehicle parking for non-commercial use.
	8A.2.7.3 Ensure that the noise effects from commercial activities are compatible with the surrounding environment and residential amenity values.
	8A.2.7.4 Ensure that commercial development is of a design, scale and appearance that is compatible with its surrounding residential context.

	8A.2.8 Objective - A high quality residential environment at Frankton North that is integrated with the surrounding roading network, pedestrian and cycle access, and appropriate servicing.
	8A.2.8.1 Ensure subdivision and development is undertaken in accordance with the Frankton North Structure Plan (Schedule 27.13.9) to promote integration and provision of access to and throughout Frankton North.
	8A.2.8.2 Encourage a low impact stormwater design that utilises on-site treatment and storage / dispersal approaches.
	8A.2.8.3 Avoid the impacts of stormwater discharges on the State Highway network.
	8A.2.8.4 Provide for safe transport connections that:
	a. avoid any new access to the State Highway;
	b. integrate with the pedestrian and cycle path as shown on the Frankton North Structure Plan (Schedule 27.13.9). and the road network and public transport routes on the southern side of State Highway 6; and
	c. ensure that, where direct access to the primary road shown on the Frankton North Structure Plan (Schedule 27 .13.9) is not available, the standard and layout of Internal Road connections are of a form that accounts for long-term traffic demand with...
	Note: Attention is drawn to the need to consult with the New Zealand Transport Agency (NZTA) prior to determining an internal and external road network design under this policy.
	Note: Attention is drawn to the need to obtain a Section 93 notice from the NZ Transport Agency for all subdivisions on adjoining State Highways which are declared Limited Access Roads. The NZ Transport Agency should be consulted and a request made fo...

	8A.2.9 Objective – Non-residential developments which support the role of the Town Centre and are compatible with the transition to residential activities are located within the Wānaka Town Centre Transition Overlay.
	8A.2.9.1 Enable non-residential activities to establish in a discrete area of residential-zoned land adjoining the Wānaka Town Centre, where these activities suitably integrate with and support the role of the Town Centre.
	8A.2.9.2 Require non-residential and mixed use activities to provide a quality built form which activates the street, minimises the visual dominance of parking and adds visual interest to the urban environment.
	8A.2.9.3 Ensure the amenity values of adjoining residential properties outside of the Wānaka Town Centre Transition Overlay are maintained through design and the application of setbacks.

	8A.2.10 Objective – Manage the development of land within noise affected environments to ensure mitigation of noise and reverse sensitivity effects.
	8A.2.10.1 Require as necessary all new and altered buildings for Activities Sensitive to Road Noise located close to any State Highway to be designed to provide protection from sleep disturbance and to otherwise maintain reasonable amenity values for ...
	8A.2.10.2 Require all new and altered buildings containing an Activity Sensitive to Aircraft Noise (ASAN) located within the Queenstown Airport Air Noise Boundary or Outer Control Boundary to be designed and built to achieve an internal design sound l...

	8A.2.11 Objective - Visitor accommodation, residential visitor accommodation and homestays are enabled at locations, and at a scale, intensity and frequency, that maintain the residential character and amenity values of the zone.
	8A.2.11.1 Provide for visitor accommodation and residential visitor accommodation in the Visitor Accommodation Sub-Zones and the Wānaka Town Centre Transition Overlay Sub-Zones, and for residential visitor accommodation in proximity to the Wānaka town...
	8A.2.11.2 Restrict the establishment of visitor accommodation in locations outside the Visitor Accommodation Sub-Zones and the Wānaka Town Centre Transition Overlay to ensure that the zone maintains a residential character.
	8A.2.11.3 Ensure that residential visitor accommodation and homestays are of a scale and character that are compatible with the surrounding residential context and maintain residential character and amenity values.
	8A.2.11.4 Manage the effects of residential visitor accommodation and homestays outside the Visitor Accommodation Sub-Zone by controlling the scale, intensity and frequency of use and those effects that differentiate them from residential activities.
	8A.2.11.5 Provide opportunities for low intensity residential visitor accommodation and homestays as a contributor to the diversity of accommodation options available to visitors and to provide for social and economic wellbeing.


	8A.3 Other Provisions and Rules
	8A.3.1 District Wide
	8A.3.2 Interpreting and Applying the Rules
	8A.3.2.1 A permitted activity must comply with all the rules listed in the Activity and Standards tables, and any relevant district wide rules, otherwise a resource consent will be required.
	8A.3.2.2 Where an activity does not comply with a Standard listed in the Standards tables, the activity status identified by the Non-Compliance Status column shall apply.
	8A.3.2.3 Where an activity breaches more than one Standard, the most restrictive status shall apply to the Activity.
	8A.3.2.4 Additional activities are provided for in the Wānaka Town Centre Transition Overlay and apply in addition to the other activities provided for throughout the zone. In the event of any inconsistency arising, the more specific Wānaka Town Centr...
	8A.3.2.5 Proposals for development resulting in more than one (1) residential unit per site shall demonstrate that each residential unit is fully contained within the identified net area for each unit.
	8A.3.2.6 Each residential unit may include a single residential flat and any other accessory buildings.
	8A.3.2.7 References to Visitor Accommodation Sub-Zones in this Chapter only apply to the sub-zones within the Medium Density Residential A Zone.
	8A.3.2.8 The status of any Plantation Forestry will be determined by the Resource Management (National Environmental Standards for Plantation Forestry) Regulations 2017.
	8A.3.2.9  The following abbreviations are used within this Chapter.
	8A.3.2.98 Compliance with the New Zealand Electrical Code of Practice for Electrical Safe Distances ("NZECP34:2001") is mandatory under the Electricity Act 1992. All activities, such as buildings, earthworks and conductive fences regulated by NZECP34:...
	8A.3.2.10 For sites in Arrowtown, the Arrowtown Design Guidelines 202316 2016 apply, instead of the Residential Design Guide 20213 2021.


	8A.4 Rules - Activities
	8.5A Rules – Standards for Restricted Discretionary and Discretionary Activities under Rules 8.4 and 8.5
	8A.5 Rules - Standards
	8A.6 Rules - Non-Notification of Applications
	8A.6.1 The following Restricted Discretionary activities shall not require the written approval of affected persons and shall not be notified or limited notified except where vehicle crossing or right of way access on or off a State Highway is sought.
	8A.6.1.1 Residential units which comply with Rule 8A.4.10 and all of the standards in Rule 8A.5.
	8A.6.1.2 Visitor Accommodation and residential visitor accommodation within the Visitor Accommodation Sub-Zone and Wānaka Town Centre Transition Overlay.
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	9 High Density Residential
	9.1 Zone Purpose
	9.2 Objectives and Policies
	9.2.1 Objective – High density housing  development occurs in urban areas close to town centres, to provide greater housing diversity and respond to expected population growth.
	9.2.1.1 Provide sufficient high density zoned land that enables diverse housing supply and visitor accommodation close to town centres.
	9.2.1.2 Promote high density development close to town centres to reduce private vehicle movements, maximise walking, cycling and public transport patronage and reduce the need for capital expenditure on infrastructure.

	9.2.2 Objective - High density residential dDevelopment  provides a positive contribution to the environment through quality urban design.
	9.2.2.1 Require that development within the zone responds to its context, site topography and orientation , with a particular emphasis on the following essential built form outcomes:
	9.2.2.2 Support greater building height than the zone rule where development is designed to achieve an exemplary standard of quality, including its environmental sustainability.
	9.2.2.3 Promote a distinct streetscape for the Arthurs Point High Density Residential neighbourhood that is based upon a shared and integrated public realm.
	9.2.2.4 Require consideration of the relevant design elements identified in the Residential Zone Design Guide 20231 2021 .
	9.2.2.5 Apply lower permitted building heights in Arthurs Point to achieve visual integration with the adjoining Medium Density Residential Zone building heights.

	9.2.3 Objective – High density residential dDevelopment maintains an appropriate minimum  level of existing  amenity values for neighbouring sites as part of positively contributing to the urban amenity values sought within the zone.
	9.2.3.1 Apply recession plane, building height, height setback at upper floors, yard setback and site coverage controls as the primary means of ensuring an appropriate minimum  level of neighbours’ outlook space, sunshine and light access, and privacy...
	9.2.3.2 Ensure the amenity values of neighbours are adequately maintained.
	9.2.3.23         Ensure built form achieves privacy for occupants of the subject site and neighbouring      residential sites and units, including through the use of building setbacks, offsetting habitable windows from one another, screening, or other...

	9.2.4 Objective – Small-scale community activities are provided for where they are best located in a residential environment close to residents.
	9.2.4.1 Enable the establishment of small-scale community activities where adverse effects on residential amenity values such as noise, traffic and visual impact can be avoided or mitigated.

	9.2.5 Objective – Commercial development is small-scale and generates minimal amenity value impacts.
	9.2.5.1 Ensure that any commercial development is of low scale and intensity, and does not undermine the local transport network or availability of on-street vehicle parking for non-commercial use.
	9.2.5.2 Ensure that any commercial development is of a design, scale and appearance compatible with its surrounding context.

	9.2.6 Objective - High-density residential development will efficiently utilise existing infrastructure and minimise impacts on infrastructure and roading networks.
	9.2.6.1 Require development to provide or enhance connections to public places, public transport  and active transport networks (walkways, trails and cycleways) where appropriate.
	9.2.6.2 Require development to provide facilities to encourage walking and cycling where appropriate.
	9.2.6.3 Ensure access and parking is located and designed to optimise the connectivity, efficiency and safety of the district’s transport networks, including encouraging the consideration of a reduction in required car parking provision to where it ca...
	9.2.6.4 Require the site layout and design of development provides low impact approaches to stormwater management through providing permeable surface areas on site and the use of a variety of stormwater management measures.
	9.2.6.5 A reduction in parking provision requirements may be is encouraged considered in Queenstown and Wānaka where a site is located within 800m of a bus stop or the edge of a Town Centre Zone including to help facilitate modal shift.
	9.2.6.6 Ensure development is designed consistent with the capacity of existing and/or planned infrastructure networks or upgrades for potable water, stormwater and wastewater services, and where practicable, incorporates low impact approaches to stor...

	9.2.7 Objective – Manage the development of land within noise affected environments to ensure mitigation of noise and reverse sensitivity effects.
	9.2.7.1 Require as necessary all new and altered buildings for Activities Sensitive to Road Noise located close to any State Highway to be designed to provide protection from sleep disturbance and to otherwise maintain reasonable amenity values for oc...

	9.2.8 Objective – Visitor accommodation, residential visitor accommodation and homestays are enabled in urban areas close to town centres to respond to strong projected growth in visitor numbers, whilst ensuring that adverse effects on residential ame...
	9.2.8.1 Provide sufficient high density zoned land to enable a range of accommodation options for visitors to establish close to town centres.
	9.2.8.2 Enable a range of accommodation options which positively contribute to residential amenity values by ensuring that adverse effects on residential amenity values are avoided, remedied or mitigated.
	9.2.8.3 Ensure that visitor accommodation development utilises existing infrastructure and minimise impacts on infrastructure and roading networks.
	9.2.8.4 Ensure that the design of buildings for visitor accommodation contributes positively to the visual quality of the environment through the use of connection to the street, interesting built forms, landscaping, and response to site context.

	9.2.9 Objective – High quality residential development of the land on the northern side of State Highway 6 at Frankton, that is integrated with a primary road that connects State Highway 6 at Hawthorne Drive to Quail Rise, pedestrian and cycle access,...
	9.2.9.1 Ensure subdivision and development at Frankton North is undertaken in accordance with the Frankton North Structure Plan (Schedule 27.13.9) to promote integration and provision of access to and throughout Frankton North.
	9.2.9.2 Ensure safe transport connections by:
	9.2.9.3 Encourage low impact stormwater design that utilises on-site treatment and storage I dispersal approaches.
	9.2.9.4 Avoid the impacts of stormwater discharges on the State Highway network.

	9.2.10 Objective – The High Density Residential Zone at Three Parks Wānaka contributes to a quality environment at the entranceway to Wānaka.
	9.2.10.1 Avoid buildings within the Building Restriction Area so as to:
	a. minimise adverse effects of road noise on residential amenity; and
	b. ensure the land adjacent to State Highway 84 be landscaped so as to provide a high amenity sense of arrival into Wānaka.
	9.2.10.2 Enable buildings up to 20m heights in the Three Parks Wanaka in situations when:


	9.3 Other Provisions and Rules
	9.3.1 District Wide
	9.3.2 Interpreting and Applying the Rules
	9.3.2.1 A permitted activity must comply with all the rules listed in the Activity and Standards tables, and any relevant district wide rules, otherwise a resource consent will be required.
	9.3.2.2 Where an activity does not comply with a Standard listed in the Standards tables, the activity status identified by the ‘Non- Compliance Status’ column shall apply.
	9.3.2.3 Where an activity breaches more than one Standard, the most restrictive status shall apply to the Activity.
	9.3.2.4 Each residential unit may include a single residential flat and any other accessory buildings.
	9.3.2.5 The status of any Plantation Forestry will be determined by the Resource Management (National Environmental Standards for Plantation Forestry) Regulations 2017.
	9.3.2.6 The following abbreviations are used within this Chapter.
	9.3.2.6A  Compliance with the New Zealand Electrical Code of Practice for Electrical Safe Distances ("NZECP34:2001") is mandatory under the Electricity Act 1992. All activities, such as buildings, earthworks and conductive fences regulated by NZECP34:...


	9.4 Rules - Activities
	9.5A Rules – Standards for Restricted Discretionary and Discretionary Activities under Rules 9.4 and 9.5
	9.5 Rules – Standards
	9.6 Rules - Non-Notification of Applications
	9.6.1  The following Restricted Discretionary activities shall not require the written approval of affected persons and shall not be notified or limited notified except where vehicle crossing or right of way access on or off a State Highway is sought:
	9.6.1.1 Residential development involving the development of 4 or more residential units where the standards in Rule 9.5 are complied with.
	9.6.1.2 Building Heights between 16.52m and 20m at Frankton North as identified in Rule 9.5.4.1.1.1

	9.6.2 The following Restricted Discretionary activities will not be publicly notified but notice will be served on those persons considered to be adversely affected if those persons have not given their written approval:
	9.6.2.1 Restricted Discretionary building height setback at upper floors, building height (except at Frankton North as identified in Rule 9.6.1.2) and recession plane contraventions.
	9.6.2.2 Boundary setback contraventions of up to 0.6m into the required setback depth of the yard (for unlimited length of the boundary).
	9.6.2.3 Visitor accommodation and residential visitor accommodation.
	9.6.2.4 Where the matters of discretion include effects on the Electricity Sub-transmission Infrastructure or Significant Electricity Distribution Infrastructure, Council will give specific consideration to Aurora Energy Limited as an affected person ...
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	9A. High Density Residential A
	9A.1 Zone Purpose
	9A.2 Objectives and Policies
	9A.2.1 Objective – High density housing  development occurs in urban areas close to town centres, to provide greater housing diversity and respond to expected population growth.
	9A.2.1.1 Provide sufficient high density zoned land that enables diverse housing supply and visitor accommodation close to town centres.
	9A.2.1.2 Promote high density development close to town centres to reduce private vehicle movements, maximise walking, cycling and public transport patronage and reduce the need for capital expenditure on infrastructure.

	9A.2.2 Objective - High density residential dDevelopment  provides a positive contribution to the environment through quality urban design.
	9A.2.2.1 Require that development within the zone responds to its context, site topography and orientation , with a particular emphasis on the following essential built form outcomes:
	9A.2.2.2 Support greater building height than the zone rule where development is designed to achieve an exemplary standard of quality, including its environmental sustainability.
	9A.2.2.3 Promote a distinct streetscape for the Arthurs Point High Density Residential neighbourhood that is based upon a shared and integrated public realm.
	9A.2.2.4 Require consideration of the relevant design elements identified in the Residential Zone Design Guide 20231 2021 .
	9A.2.2.5 Apply lower permitted building heights in Arthurs Point to achieve visual integration with the adjoining Medium Density Residential Zone building heights.

	9A.2.3 Objective – High density residential dDevelopment maintains an appropriate minimum  level of existing  amenity values for neighbouring sites as part of positively contributing to the urban amenity values sought within the zone.
	9A.2.3.1 Apply recession plane, building height, height setback at upper floors, yard setback and site coverage controls as the primary means of ensuring an appropriate minimum  level of neighbours’ outlook space, sunshine and light access, and privac...
	9A.2.3.2 Ensure the amenity values of neighbours are adequately maintained.
	9A.2.3.23         Ensure built form achieves privacy for occupants of the subject site and neighbouring      residential sites and units, including through the use of building setbacks, offsetting habitable windows from one another, screening, or othe...

	9A.2.4 Objective – Small-scale community activities are provided for where they are best located in a residential environment close to residents.
	9A.2.4.1 Enable the establishment of small-scale community activities where adverse effects on residential amenity values such as noise, traffic and visual impact can be avoided or mitigated.

	9A.2.5 Objective – Commercial development is small-scale and generates minimal amenity value impacts.
	9A.2.5.1 Ensure that any commercial development is of low scale and intensity, and does not undermine the local transport network or availability of on-street vehicle parking for non-commercial use.
	9A.2.5.2 Ensure that any commercial development is of a design, scale and appearance compatible with its surrounding context.

	9A.2.6 Objective - High-density residential development will efficiently utilise existing infrastructure and minimise impacts on infrastructure and roading networks.
	9A.2.6.1 Require development to provide or enhance connections to public places, public transport  and active transport networks (walkways, trails and cycleways) where appropriate.
	9A.2.6.2 Require development to provide facilities to encourage walking and cycling where appropriate.
	9A.2.6.3 Ensure access and parking is located and designed to optimise the connectivity, efficiency and safety of the district’s transport networks, including encouraging the consideration of a reduction in required car parking provision to where it c...
	9A.2.6.4 Require the site layout and design of development provides low impact approaches to stormwater management through providing permeable surface areas on site and the use of a variety of stormwater management measures.
	9A.2.6.5 A reduction in parking provision requirements may be is encouraged considered in Queenstown and Wānaka where a site is located within 800m of a bus stop or the edge of a Town Centre Zone including to help facilitate modal shift.
	9A.2.6.6 Ensure development is designed consistent with the capacity of existing and/or planned infrastructure networks or upgrades for potable water, stormwater and wastewater services, and where practicable, incorporates low impact approaches to sto...

	9A.2.7 Objective – Manage the development of land within noise affected environments to ensure mitigation of noise and reverse sensitivity effects.
	9A.2.7.1 Require as necessary all new and altered buildings for Activities Sensitive to Road Noise located close to any State Highway to be designed to provide protection from sleep disturbance and to otherwise maintain reasonable amenity values for o...

	9A.2.8 Objective – Visitor accommodation, residential visitor accommodation and homestays are enabled in urban areas close to town centres to respond to strong projected growth in visitor numbers, whilst ensuring that adverse effects on residential am...
	9A.2.8.1 Provide sufficient high density zoned land to enable a range of accommodation options for visitors to establish close to town centres.
	9A.2.8.2 Enable a range of accommodation options which positively contribute to residential amenity values by ensuring that adverse effects on residential amenity values are avoided, remedied or mitigated.
	9A.2.8.3 Ensure that visitor accommodation development utilises existing infrastructure and minimise impacts on infrastructure and roading networks.
	9A.2.8.4 Ensure that the design of buildings for visitor accommodation contributes positively to the visual quality of the environment through the use of connection to the street, interesting built forms, landscaping, and response to site context.

	9A.2.9 Objective – High quality residential development of the land on the northern side of State Highway 6 at Frankton, that is integrated with a primary road that connects State Highway 6 at Hawthorne Drive to Quail Rise, pedestrian and cycle access...
	9A.2.9.1 Ensure subdivision and development at Frankton North is undertaken in accordance with the Frankton North Structure Plan (Schedule 27.13.9) to promote integration and provision of access to and throughout Frankton North.
	9A.2.9.2 Ensure safe transport connections by:
	9A.2.9.3 Encourage low impact stormwater design that utilises on-site treatment and storage I dispersal approaches.
	9A.2.9.4 Avoid the impacts of stormwater discharges on the State Highway network.

	9A.2.10 Objective – The High Density Residential A Zone at Three Parks Wānaka contributes to a quality environment at the entranceway to Wānaka.
	9A.2.10.1 Avoid buildings within the Building Restriction Area so as to:
	a. minimise adverse effects of road noise on residential amenity; and
	b. ensure the land adjacent to State Highway 84 be landscaped so as to provide a high amenity sense of arrival into Wānaka.
	9A.2.10.2 Enable buildings up to 20m heights in the Three Parks Wanaka in situations when:


	9A.3 Other Provisions and Rules
	9A.3.1 District Wide
	9A.3.2 Interpreting and Applying the Rules
	9A.3.2.1 A permitted activity must comply with all the rules listed in the Activity and Standards tables, and any relevant district wide rules, otherwise a resource consent will be required.
	9A.3.2.2 Where an activity does not comply with a Standard listed in the Standards tables, the activity status identified by the ‘Non- Compliance Status’ column shall apply.
	9A.3.2.3 Where an activity breaches more than one Standard, the most restrictive status shall apply to the Activity.
	9A.3.2.4 Each residential unit may include a single residential flat and any other accessory buildings.
	9A.3.2.5 The status of any Plantation Forestry will be determined by the Resource Management (National Environmental Standards for Plantation Forestry) Regulations 2017.
	9A.3.2.6 The following abbreviations are used within this Chapter.
	9A.3.2.6A  Compliance with the New Zealand Electrical Code of Practice for Electrical Safe Distances ("NZECP34:2001") is mandatory under the Electricity Act 1992. All activities, such as buildings, earthworks and conductive fences regulated by NZECP34...


	9A.4 Rules - Activities
	9.5A Rules – Standards for Restricted Discretionary and Discretionary Activities under Rules 9.4 and 9.5
	9A.5 Rules – Standards
	9A.6 Rules - Non-Notification of Applications
	9A.6.1 The following Restricted Discretionary activities shall not require the written approval of affected persons and shall not be notified or limited notified except where vehicle crossing or right of way access on or off a State Highway is sought:
	9A.6.1.1 Residential development involving the development of 4 or more residential units where the standards in Rule 9A.5 are complied with.
	9A.6.1.2 Building Heights between 16.52m and 20m at Frankton North as identified in Rule 9.5.4.1.1.1

	9A.6.2 The following Restricted Discretionary activities will not be publicly notified but notice will be served on those persons considered to be adversely affected if those persons have not given their written approval:
	9A.6.2.1 Restricted Discretionary building height setback at upper floors, building height (except at Frankton North as identified in Rule 9.6.1.2) and recession plane contraventions.
	9A.6.2.2 Boundary setback contraventions of up to 0.6m into the required setback depth of the yard (for unlimited length of the boundary).
	9A.6.2.3 Visitor accommodation and residential visitor accommodation.
	9A.6.2.4 Where the matters of discretion include effects on the Electricity Sub-transmission Infrastructure or Significant Electricity Distribution Infrastructure, Council will give specific consideration to Aurora Energy Limited as an affected person...
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	12 Queenstown Town Centre
	12.1 Zone Purpose
	12.2 Objectives and Policies
	12.2.1 Objective - A Town Centre that remains relevant to residents and visitors alike and continues to be the District’s principal mixed use centre of retail, commercial, administrative, entertainment, cultural, and tourism activity.
	12.2.1.1 Enable intensification within the Town Centre through:
	12.2.1.2 Provide for new commercial development opportunities within the Town Centre Transition Sub-Zone that are affordable relative to those in the core of the Town Centre in order to retain and enhance the diversity of commercial activities within ...
	12.2.1.3 Recognise the important contribution that night time activity makes to the vibrancy and economic prosperity of the Town Centre by enabling restaurant and bar activities to occur subject to appropriate noise controls.
	12.2.1.4 Enable residential activities and visitor accommodation activities while acknowledging that there will be a lower level of residential amenity due to increased noise and activity resulting from the mix of activities and late night nature of t...

	12.2.2 Objective - Development that achieves high quality urban design outcomes and contributes to the town’s character, heritage values and sense of place.
	12.2.2.1 Require development in the Special Character Area to be consistent with the existing character of the area design outcomes sought by the Queenstown Town Centre Design Guidelines 202315 2015 .
	12.2.2.2 Require development to:
	12.2.2.3 Control the height and mass of buildings in order to:
	12.2.2.4 Allow buildings to exceed the discretionary height standards where:
	12.2.2.4                 In respect of buildings that exceed the discretionary non-complying height standards:
	12.2.2.5      Ensure that development within the Special Character Area reflects the general historic subdivision layout and protects and enhances the historic heritage values that contribute to the scale, proportion, character and image of the Town C...
	12.2.2.6     Acknowledge and celebrate our cultural heritage, including incorporating reference to tangata whenua values, in the design of public spaces, where appropriate.
	12.2.2.7         Acknowledge that parts of the Queenstown Town Centre are susceptible to flood risk and mitigate the effects of this through:
	12.2.2.8      Require high quality comprehensive developments within the Town Centre Transition Sub-Zone and on large sites elsewhere in the Town Centre, which provides primarily for pedestrian links and lanes, open spaces, outdoor dining, and well pl...

	12.2.3 Objective – An increasingly vibrant Town Centre that continues to prosper while maintaining a reasonable level of residential amenity within and beyond the Town Centre Zone.
	12.2.3.1 Minimise conflicts between the Town Centre and the adjacent residential zone by avoiding high levels of night time noise being generated on the periphery of the Town Centre and controlling the height and design of buildings at the zone bounda...
	12.2.3.2 Recognise the important contribution that night time activity makes to the vibrancy and economic prosperity of the Town Centre and specifically provide for those activities, while mitigating effects on residential amenity by:
	12.2.3.3 Enable residential and visitor accommodation activities within the Town Centre while:
	12.2.3.4 Avoid the establishment of activities that cause noxious effects that are not appropriate for the Town Centre.
	12.2.3.5 Ensure that the location and direction of lights in the Town Centre does not cause significant glare to other properties, roads, and public places and promote lighting design that mitigates adverse effects on views of the night sky.
	12.2.3.6 Recognise the important contribution that sunny open spaces, footpaths, and pedestrian spaces makes to the vibrancy and economic prosperity of the Town Centre.
	12.2.3.7 Recognise the importance of enabling and maintaining flexibility for a range of retail and commercial activities to establish, specifically at ground level, in order to maintain and contribute to the vibrancy and economic prosperity of the To...

	12.2.4 Objective - A compact Town Centre that is safe and easily accessible for both visitors and residents.
	12.2.4.1 Encourage a reduction in the dominance of vehicles within the Town  Centre and a shift in priority toward providing for public transport, facilitating shared transport, and providing safe and pleasant pedestrian and cycle access to and though...
	12.2.4.2 Ensure that the Town Centre remains compact, accessible and easily walkable by avoiding outward expansion of the Town Centre Zone. Encourage walking to and within the Town Centre by improving the quality of the pedestrian experience by:
	12.2.4.3 Minimise opportunities for anti-social behaviour through incorporating Crime Prevention Through Environmental Design (CPTED) principles as appropriate in the design of streetscapes, carparking areas, public and semi-public spaces, accessways/...
	12.2.4.4 Off-street parking is predominantly located at the periphery of the Town Centre in order to limit the impact of vehicles, particularly during periods of peak visitor numbers.
	12.2.4.5 Plan for future public transport options by considering the needs of public transport services and supporting infrastructure when designing roading improvements or considering applications for wharves, jetties, moorings, and water based trans...
	12.2.4.6 Encourage visitor accommodation to be located and designed in a manner that minimises traffic issues that     may otherwise affect the safety efficiency, and functionality of the roading network, and the safety and amenity of pedestrians and ...

	12.2.5 Objective - Integrated management of the Queenstown Bay land-water interface, the activities at this interface and the establishment of a dynamic and attractive environment that benefits both residents and visitors.
	12.2.5.1 Encourage the development of an exciting and vibrant waterfront, which maximises the opportunities and attractions inherent in its location and setting as part of the Town Centre.
	12.2.5.2 Recognise the benefits of an integrated approach to the provision of facilities for water-based activities, including avoiding the adverse congestion effects on the surface of water and the adjoining waterfront of more than one petrol and die...
	12.2.5.3 Maintain or enhance, where appropriate, the natural qualities of the 'Queenstown beach and gardens foreshore area' and adjoining waters, and amenity values of the foreshore and adjoining waters, recognising in particular, the predominantly un...
	12.2.5.4 Retain and enhance all the public open space areas adjacent to the waterfront.
	12.2.5.5 Maximise pedestrian accessibility to and along the waterfront for the enjoyment of the physical setting by the community and visitors.
	12.2.5.6 Provide for structures (including moorings, jetties and wharves) within the Queenstown Bay waterfront area subject to complying with bulk, location and appearance  controls (if specified) and maintaining or enhancing the existing predominantl...
	12.2.5.7 Recognise the contribution that wharves and jetties within the 'active frontage area' make to supporting recreation, tourism, transport, and general public uses of the surface of the lake activities.
	12.2.5.8 Require that buildings on wharves and jetties be located and designed in a manner that minimises impacts on views from waterfront public spaces to the lake, gardens and mountains beyond, and maintains and encourages public access onto the wha...
	12.2.5.9 Provide for public water ferry services within the Queenstown Town Centre waterfront Subzone.
	12.2.5.10 Manage commercial surface of water activities within the Queenstown Bay Waterfront Subzone in a manner that ensures navigational safety, having particular regard to compatibility with existing activities.
	12.2.5.11 Enable the use of wharves and jetties within the 'active frontage area' to support commercial activities and public transport and recognise that the active frontage area is expected to continue to provide for this function.


	12.3 Other Provisions and Rules
	12.3.1 District Wide
	12.3.2 Interpreting and Applying the Rule
	12.3.2.1 A permitted activity must comply with all the rules listed in the activity and standards tables.
	12.3.2.2 Where an activity does not comply with a Standard listed in the Standards table, the activity status identified by the ‘Non-Compliance Status’ column shall apply.
	12.3.2.3 Where an activity breaches more than one Standard, the most restrictive status shall apply to the Activity.
	12.3.2.4 The status of any Plantation Forestry will be determined by the Resource Management (National Environmental Standards for Plantation Forestry) Regulations 2017.
	12.3.2.5 The following abbreviations are used within this Chapter.


	12.4 Rules - Activities
	12.5 Rules - Standards
	12.6 Rules - Non-Notification of Applications
	12.6.1 Applications for Controlled activities shall not require the written approval of other persons and shall not be notified or limited-notified except:
	12.6.1.1 Wwhere visitor accommodation includes a proposal for vehicle access directly onto a State Highway.

	12.6.2 The following Restricted Discretionary activities shall not require the written approval of other persons and shall not be notified or limited notified:
	12.6.2.1 Buildings, with the exception of wharves and jetties, and buildings on wharves and jetties, in the Queenstown Bay Waterfront Subzone.
	12.6.2.2 Building coverage in the Town Centre Transition Sub-Zone and comprehensive development.
	12.6.2.3 Wwaste and recycling storage space

	12.6.3 The following Restricted Discretionary activities will not be publicly notified but notice will be served on those persons considered to be adversely affected if those persons have not given their written approval:
	12.6.3.1 Setbacks and sunlight access – sites adjoining a Residential zone.Discretionary building height in Height Precinct 1 and Height Precinct 1(A).
	12.6.3.2 In relation to the electricity distribution network and where Rule 12.4.7(j) is relevant. the Council will give specific consideration to Aurora Energy Limited as an affected person for the purposes of section 95E of the Act.
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	13 Wānaka Town Centre
	13.1 Zone Purpose
	13.2 Objectives and Policies
	13.2.1 Objective – Wānaka town centre remains the principal focus for commercial, administrative, cultural, entertainment and visitor activities in the Upper Clutha area.
	13.2.1.1 Provide for a diverse range of activities that meet the needs of residents and visitors, and enable the Town Centre to have a broad economic base that maintains its status as the principal centre recognising the existing mixed use character o...
	13.2.1.2 Enable residential activities and visitor accommodation activities above ground floor level with building layout and design that provides for privacy, outlook space and access to sunlight, whilst acknowledging that there will be a lower level...
	13.2.1.3 Recognise the important contribution that night time activity makes to the vibrancy and economic prosperity of the town centre by enabling restaurant and bar activities to occur without unduly restrictive noise controls.
	13.2.1.4 Recognise the importance of enabling and maintaining flexibility for a range of retail and commercial activities to establish, specifically at ground level, in order to maintain and contribute to the vibrancy and economic prosperity of the To...

	13.2.2 Objective – Wānaka is a compact, convenient and attractive town centre that has opportunities for controlled expansion and intensification, subject to achieving high quality urban design outcomes.
	13.2.2.1 Provide for future controlled growth opportunities through the Town Centre Transition Overlay, which enables appropriate town centre activities to establish in a discrete area of residential-zoned land adjoining the Town Centre, recognising t...
	13.2.2.2 Discourage outward expansion of town centre activities in areas other than the Town Centre Transition Overlay in order to ensure that the town centre maintains a compact form.
	13.2.2.3 Enable opportunities for further intensification of development in the town centre by providing more generousfor increased building heights in the Wānaka Height Precinct that generally comprises, depending on the floor heights, a scale of aro...
	13.2.2.4 Acknowledge and celebrate our cultural heritage, including incorporating reference to tangata whenua values, in the design of public spaces, where appropriate.

	Objective – Wānaka town centre retains a low scale built form that maintains a human scale.
	Ensure that development generally comprises a scale of two to three storeys, with the potential to develop a recessed fourth storey in the Wānaka Height Precinct.
	13.2.2.5 Provide for consideration of minor height infringements of the built form controls where they help achieve higher quality design outcomes and do not significantly adversely affect amenity values.

	13.2.3 Objective – New development achieves high quality urban design outcomes that respond to the town’s built character and sense of place.
	13.2.3.1 Encourage new developments to be consistent with the design outcomes sought by the Wānaka Town Centre Character Guideline 202311 2011 .
	13.2.3.2 Encourage building design that integrates with public spaces and facilitates the flow of pedestrians through the town centre by providing guidance through the Wānaka Town Centre Character Guideline 202311 2011 .
	13.2.3.3 Control the height, scale, appearance and location of buildings in order to achieve a built form that complements the existing patterns of development and is consistent with the amenity values of the town centre.
	13.2.3.4 Encourage building appearance that is responsive to and reflects the essential character of the town centre and its unique environmental setting.
	13.2.3.5 Control the design and appearance of verandas so they integrate well with the buildings they are attached to and complement the overall streetscape, whilst providing appropriate cover for pedestrians.
	13.2.3.6 Ensure that outdoor storage areas are appropriately located and screened to limit any adverse visual effects and to be consistent with the amenity values of the town centre.
	13.2.3.7 Require high quality comprehensive developments on large sites which provide primarily for pedestrian links and lanes, open spaces, outdoor dining, and well planned storage and loading/ servicing areas within the development.
	13.2.3.8 Ensure building design and site layout responds to the characteristics of the site, including orientation and topography, and the planned built form and amenity of the surrounding neighbourhood.
	13.2.3.9 Apply the principles of Crime Prevention Through Environmental Design (CPTED) to the design of development with particular regard to high levels of passive surveillance through good visual connectivity to public place, including pedestrian la...
	13.2.3.10 Ensure that development is of a human scale, that avoids large-scale monolithic building forms and incorporates key building components that are of a scale to limit the building dominance as viewed from street level within the town centre.
	13.2.3.11 AllowEncourage buildings between 16.5m and 20m heights in the Town Centre in situations when:

	13.2.4 Objective – Appropriate limits are placed on town centre activities   to minimise adverse environmental effects received both within and beyond the Town Centre.
	13.2.4.1 Acknowledge that some activities occurring in vibrant town centres can generate higher noise emissions by providing a higher noise limit in the Lower Ardmore Entertainment Precinct.
	13.2.4.2 Locate the Lower Ardmore Entertainment Precinct so as to minimise the impacts of the higher noise limit on properties in the Residential Zones near the Town Centre.
	13.2.4.3 Ensure that the location and direction of lights in the Town Centre does not cause significant glare to other properties, roads, and public places and promote lighting design that mitigates adverse effects on views of the night sky.
	13.2.4.4 Acknowledge that parts of the Wānaka Town Centre are susceptible to flood risk and require appropriate measures to limit the impact of flooding or ponding in areas of known risk.
	13.2.4.5 Avoid the establishment of activities that are not consistent with the amenity values of the Town Centre, cause inappropriate environmental effects, and are more appropriately located in other zones.
	13.2.4.6 Minimise conflicts between the Town Centre and the adjacent residential zone by avoiding high levels of night time noise being generated on the periphery of the Town Centre.
	13.2.4.7 Recognise the important contribution that night time activity makes to the vibrancy and economic prosperity of the Town Centre and specifically provide for those activities while mitigating effects on residential amenity by:

	13.2.5 Objective – Pedestrian, cycle and vehicle linkages are safe and convenient, enabling people to easily negotiate their way through and around the town centre.
	13.2.5.1 Implement street, traffic and car parking management and other public open space improvements to enhance pedestrian amenity and improve the flow of pedestrians, cyclists and vehicles through the Town Centre.
	13.2.5.2 Provide pedestrian linkages that promote coherence of the built form of the Town Centre and are designed so as to receive levels of sunlight and weather protection as appropriate to the overall character of the particular locality.
	13.2.5.3 Minimise opportunities for criminal activity through incorporating Crime Prevention Through Environmental Design (CPTED) principles as appropriate in the design of lot configuration, public and semi-public spaces, linkages and landscaping.
	13.2.5.4 Provide an adequate range of parking options so residents and visitors can access the Town Centre with off- street parking predominantly located at the periphery in order to limit the impact of vehicles.
	13.2.5.5 Ensure adequate provision of loading and servicing areas, including waste and recycling storage and collection space, in order to not compromise the pedestrian experience.


	13.3 Other Provisions and Rules
	13.3.1 District Wide
	13.3.2 Interpreting and Apply the Rules
	13.3.2.1 A permitted activity must comply with all the rules listed in the Activity and Standards tables.
	13.3.2.2 Where an activity does not comply with a Standard listed in the Standards table, the activity status identified by the ‘Non-Compliance Status’ column shall apply.
	13.3.2.3 Where an activity breaches more than one Standard, the most restrictive status shall apply to the Activity.
	13.3.2.4 The status of any Plantation Forestry will be determined by the Resource Management (National Environmental Standards for Plantation Forestry) Regulations 2017.
	13.3.2.5 The following abbreviations are used within this Chapter.


	13.4 Rules - Activities
	13.5 Rules - Standards
	13.6 Rules - Non-Notification of Applications
	13.6.1 Applications for Controlled activities shall not require the written consent of other persons and shall not be notified or limited-notified.
	13.6.2 The following Restricted Discretionary activities shall not require the written consent of other persons and shall not be notified or limited-notified:
	13.6.2.1 Buildings.
	13.6.2.2 Building coverage in relation to comprehensive developments.
	13.6.2.3 Waste and recycling storage space

	13.6.3 The following Restricted Discretionary activities will not be publicly notified but notice will be served on those persons considered to be adversely affected if those persons have not given their written approval:
	13.6.3.1 Setbacks and sunlight access – sites adjoining a Residential zone.
	13.6.3.2 Building height setback at upper floors (Rule 13.5.9)
	13.6.3.3 Outlook Space (per unit) (Rule 13.5.15)
	13.6.3.4 Minimum Ground Floor Height (Rule 13.5.16)
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	13.4.5.1 To any person who is residing (permanently or temporarily) on the premises; and/or
	13.4.5.2 To any person who is present on the premises for the purpose of dining up until 12am.
	13.5.1.1 Buildings shall not project beyond a recession line constructed at an angle of 6034º inclined towards the site from points 83m above any Residential Zone boundary.
	13.5.1.2 Where a site adjoins a Residential Zone all buildings shall be set back not less than 3m from the Residential Zone boundary.
	13.5.2.1 Offices shall provide a minimum of 2.6m³ of waste and recycling storage (bin capacity) and minimum 8m² floor area for every 1,000m² gross floor space, or part thereof. 
	13.5.2.2 Retail activities shall provide a minimum of 5m³ of waste and recycling storage (bin capacity) and minimum 15m² floor area for every 1,000m² gross floor space, or part thereof. 
	13.5.2.3 Food and beverage outlets shall provide a minimum of 1.5m³ (bin capacity) and 5m² floor area of waste and recycling storage per 20 dining spaces, or part thereof. 
	13.5.2.4 Residential and Visitor Accommodation activities shall provide a minimum of 80 litres of waste and recycling storage per bedroom, or part thereof. 
	13.5.3.1 For all buildings with frontage to Helwick Street, Dunmore Street and Ardmore Street (west of Bullock Creek) storage areas shall be situated within the building or accessed from a service lane at the rear of the property
	13.5.3.2 In all other parts of the Town Centre Zone storage areas shall be screened from view from all public places and adjoining zones.
	13.5.8.1 A mechanical ventilation system shall be installed for all critical listening environments in accordance with Table 5 in Chapter 36.
	13.5.8.2 All elements of the façade of any critical listening environment shall have an airborne sound insulation of at least 40 dB Rw+Ctr determined in accordance with ISO 10140 and ISO 717-1.
	13.5.9.1 In Height Precinct P1:  A 3m minimum building setback from all street boundaries and boundaries that adjoin a park or reserve shall apply to the area of buildings that exceed a height of 10m from the ground level.
	13.5.9.2 In all other locations: 
	The maximum building height shall be 8m to the eave line and 10m to the ridge line.
	13.5.10.1 In Height Precinct P1, the maximum building height shall be 12m to the eave line and 14m to the ridge line.
	13.5.10.2 In all other parts of the Town Centre Zone, up to 16.5m is permitted, and the maximum restricted discretionary building height shall be building heights exceeding 16.5m to a maximum of 20m.
	13.5.10.3 In all other parts of the Town Centre Zone, the maximum building height shall not exceed 20m.
	13.5.10.4 In Height Precinct P1, any fourth storey (excluding basements) and above shall be set back a minimum of 3m from the building frontage.
	13.5.10.5 In Height Precinct P2, the maximum building height shall be 10m to the eave line and 12m to the ridge line and shall comprise no more than 3 storeys, excluding basements.
	Town Centre Zone (including the Lower Ardmore Entertainment Precinct):
	13.5.11.1 Sound* from activities in the Town Centre Zone (excluding sound from the sources specified in rules 13.5.10.3 to 13.5.10.5 below) shall not exceed the following noise limits at any point within any other site in this zone: 
	13.5.11.2 Sound from activities in the Town Centre Zone (excluding sound from the sources specified in rules 13.5.10.3 and 13.5.10.4 below) which is received in another zone shall comply with the noise limits set for the zone the sound is received in.
	13.5.11.3 Within the Town Centre Zone but excluding those sites north of Ardmore Street, sound* from music shall not exceed the following limits:
	13.5.11.4 Within the Town Centre Zone but excluding those sites north of Ardmore Street, sound* from voices shall not exceed the following limits:
	13.5.11.5 Within the Town Centre Zone but excluding those sites north of Ardmore Street, sound* from any loudspeaker outside a building shall not exceed 75 dB LAeq(5 min) measured at 0.6 metres from the loudspeaker.
	13.5.12.1 All exterior lighting, other than footpath or pedestrian link amenity lighting, installed on sites or buildings within the zone shall be directed away from adjacent sites, roads and public places, and so as to limit the effects on the amenity of adjoining sites, the safety of the transport network and the effects on the night sky.
	13.5.12.2 No activity shall result in a greater than 10 lux spill (horizontal or vertical) of light onto any adjoining property within the Zone, measured at any point inside the boundary of any adjoining property.
	13.5.12.3 No activity shall result in a greater than 3 lux spill (horizontal or vertical) of light onto any adjoining property which is zoned residential measured at any point more than 2m inside the boundary of the adjoining property.
	13.5.14.1 When undertaking a comprehensive development (as defined), the maximum building coverage calculated over the whole land area shall be 75%.
	13.5.14.2 When undertaking a comprehensive development the application shall include a comprehensive development plan that covers the entire development area and is of sufficient detail to enable the matters of discretion listed to be fully considered
	13.5.15.1     A principal main living room/space must have an outlook space with a minimum dimension of 6m in depth and 4m in width; and 
	13.5.15.2      All other habitable rooms must have an outlook space with a minimum dimension of 1m in depth and 1m width and;
	Note: If there is more than one window or glass door in a room, outlook space is measured from the largest one.

	Buildings
	Discretion is restricted to:
	a. external appearance and use of materials to be sympathetic to the planned built form and amenity of the surrounding neighbourhood surrounding natural and build environment;
	b. signage platform;
	c. lighting;
	d. impact on the streetscape, character and amenity, and the relationship with adjoining buildings and verandas (to be guided by the Wānaka Town Centre Character Guideline 202311 2011); and
	e. the contribution the building makes to the safety of the Town Centre and public spaces through adherence to CPTED principles, including consideration of appropriate lighting in public places;
	f. the contribution the building makes to pedestrian flows and linkages (to be guided by the Wānaka Town Centre Character Guideline 2023);
	g. the provision of active street frontages and active interfaces on to open spaces on to which it fronts and, where relevant, outdoor dining/patronage opportunities;
	h. the adequate provision and screening of loading and servicing areas, including waste and recycling storage and collection space;
	i. where a site is subject to any natural hazard and the proposal results in an increase in gross floor area:
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	15 Local Shopping Centre Zone
	Local Shopping Centres: Albert Town, Arrowtown, Cardrona Valley Road, Fernhill, Frankton, Hāwea, Kelvin Heights and Sunshine Bay
	15.1 Zone Purpose
	15.2 Objectives and Policies
	15.2.1 Objective – Local Shopping Centres provide a focal point for a range of activities that meet the day to day needs of the community at a limited scale that supplements the function of town centres.
	15.2.1.1 Provide for a diverse range of activities that meet the needs of the local community, enable local employment opportunities and assist with enabling the economic viability of local shopping centres.
	15.2.1.2 Ensure that local shopping centres remain at a small scale that does not undermine the role and function of town centres.
	15.2.1.3 Enable residential and visitor accommodation activities, but limit their establishment to above ground floor level to ensure that the integrity of activities occurring at street level is maintained, and that the core commercial function of th...
	15.2.1.4 Avoid individual retail activities exceeding 300m2 gross floor area and individual office activities exceeding 200m2 gross floor area that would adversely affect the:
	15.2.1.5 Restrict identified retail activities to ensure that the role and function of town centres as the District’s principal centres of retailing activity is not threatened.
	15.2.1.6 Limit the total gross floor area of retail and office activities within the Local Shopping Centre Zone located on Cardrona Valley Road and Lake Hāwea South to ensure that the commercial function of Wānaka Town Centre and Three Parks is not ad...

	15.2.2 Objective – Buildings respond to the existing character, quality and amenity values of their neighbourhood setting.
	15.2.2.1 Control the height, scale, appearance and location of buildings in order to achieve a built form that complements the existing patterns of development and is consistent with established amenity values.
	15.2.2.2 Ensure that development generally comprises a scale that is commensurate with the receiving built environment.
	15.2.2.3 Provide for consideration of minor height infringements where they help achieve higher quality design outcomes and do not significantly adversely affect amenity values.
	15.2.2.4 Place specific controls on the bulk and location of buildings on sites adjoining Residential-zoned properties to ensure that an appropriate standard of residential amenity is maintained.
	15.2.2.5 Control the design and appearance of verandas so they integrate well with the buildings they are attached to complement the overall streetscape and do not interfere with kerbside movements of high-sided vehicles, while providing appropriate c...
	15.2.2.6 Ensure that outdoor storage areas are appropriately located and screened to limit any adverse visual effects and to be consistent with established amenity values.

	15.2.3 Objective – Adverse environmental effects received both within and beyond the zone are minimised.
	15.2.3.1 Provide appropriate noise limits to control adverse noise effects generated by activities occurring within the Local Shopping Centre Zone and received by nearby properties.
	15.2.3.2 Require acoustic insulation for critical listening environments (including residential activities and visitor accommodation) to:
	15.2.3.3 Ensure that the location and direction of lights does not cause significant glare to other properties, roads and public places, and promote lighting design that mitigates adverse effects on views of the night sky, and provide a safe and well-...
	15.2.3.4 Avoid the establishment of activities that are not consistent with established amenity values, cause inappropriate environmental effects, or are more appropriately located in other zones.
	15.2.3.5 For development of the site(s) at 1 Hansen Road, between Hansen Road and the Frankton Cemetery (as shown on the District Plan web mapping application), in addition to other Zone-wide requirements:


	15.3 Other Provisions and Rules
	15.3.1 District Wide
	15.3.2 Interpreting and Applying the Rules
	15.3.2.1 A permitted activity must comply with all the rules listed in the Activity and Standards tables.
	15.3.2.2 Where an activity does not comply with a Standard listed in the Standards table, the activity status identified by the ‘Non-Compliance Status’ column shall apply.
	15.3.2.3 Where an activity breaches more than one Standard, the most restrictive status shall apply to the Activity.
	15.3.2.4 The status of any Plantation Forestry will be determined by the Resource Management (National Environmental Standards for Plantation Forestry) Regulations 2017.
	15.3.2.5 The following abbreviations are used within this Chapter.


	15.4 Rules - Activities
	15.5 Rules - Standards
	15.6 Rules - Non-Notification of Applications
	15.6.1 Applications for Controlled activities shall not require the written approval of other persons and shall not be notified or limited-notified.
	15.6.2 The following Restricted Discretionary activities shall not require the written approval of other persons and shall not be notified or limited- notified:
	15.6.2.1 Buildings (Rule 15.4.3).
	15.6.2.2 Building coverage, except for applications to exceed permitted building coverage between Hansen Road and Frankton Cemetery (Rule 15.5.1.2).

	15.6.3 The following Restricted Discretionary activities will not be publicly notified but notice will be served on those persons considered to be adversely affected if those persons have not given their written approval:
	15.6.3.1 Setbacks and sunlight access – sites adjoining any Residential zone, Settlement Zone or public open space.
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	           Wwhere the site adjoins any Residential zone, Settlement Zone or land zoned public Oopen Sspace the setback shall be not less than 3m.
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	16 Business Mixed Use
	16.1 Purpose
	16.2 Objectives and Policies
	16.2.1 Objective – An area comprising a high intensity mix of compatible residential and non-residential activities is enabled.
	16.2.1.1 Accommodate a variety of activities while managing the adverse effects that may occur and potential reverse sensitivity.
	16.2.1.2 Enable a range and mix of compatible business, residential and other complementary activities to achieve an urban environment that is desirable to work and live in.
	16.2.1.3 Avoid activities that have noxious, offensive, or undesirable qualities from locating within the business mixed use Zone to ensure that a high quality urban environment is maintained.
	16.2.1.4 For sites adjoining Gorge Road in Queenstown and Sir Tim Wallis Drive in Three Parks Wānaka, discourage the establishment of high density residential and visitor accommodation activities at ground floor level, except where commercial and/or b...
	16.2.1.5 Provide appropriate noise limits to minimise adverse noise effects received within the business mixed use Zone and by nearby properties.
	16.2.1.6 Ensure that residential development and visitor accommodation provide acoustic insulation over and above the minimum requirements of the building Code to limit the potential for reverse sensitivity effects.
	16.2.1.7 Ensure that the location and direction of lights does not cause significant glare to other properties, roads and public places and promote lighting design that mitigates adverse effects on views of the night sky and provide a safe and well-li...
	16.2.1.8 Ensure that outdoor storage areas are appropriately located and screened to limit any adverse visual effects on public places and adjoining residential zones.
	16.2.1.9 Minimise opportunities for criminal activity through incorporating Crime Prevention through Environmental Design (CPTED) principles as appropriate in the design of lot configuration and the street network, carparking areas, public and semi-pu...

	16.2.2 Objective – New development achieves high quality building and urban design outcomes that minimises impacts on infrastructure and roading networks and minimises adverse effects on adjoining residential areas and public spaces.
	Policies
	16.2.2.1 Require development to provide or enhance connections to active transport networks (walking, trails and cycleways) where appropriate and encourage the provision of facilities that would help facilitate mode shift;
	16.2.2.2 Require the site layout and design of development provides low impact approaches to stormwater management through providing permeable surface areas on site and the use of a variety of stormwater management measures.
	16.2.2.3 Require the design of buildings to contribute positively to the visual quality, vitality, safety and interest of streets and public spaces by providing active and articulated building frontages, and avoid large expanses of blank walls frontin...
	16.2.2.4 Require development close to residential zones to provide suitable screening to mitigate adverse visual effects, loss of privacy, and minimise overlooking and shading effects to residential neighbours.
	16.2.2.5 Require a high standard of amenity, and manage compatibility issues of activities within and between developments through site layout, landscaping and design measures.
	16.2.2.6 Utilise and, where appropriate, link with public open space nearby where it would mitigate any lack of open space provision on the development site.
	16.2.2.7 Incorporate design treatments to the form, colour or texture of buildings to add variety, moderate their scale and provide visual interest from a range of distances.
	16.2.2.8 Where large format retail is proposed, it should be developed in association with a variety of integrated, outward facing uses to provide reasonable activation of building facades.
	16.2.2.9 Allow buildings between 16.52m and 20m heights in the Queenstown (Gorge Road) and Frankton North business mixed use Zone in situations when:
	16.2.2.10 Apply consideration of the operational and functional requirements of non-residential activities as part of achieving high quality building and urban design outcomes.
	16.2.2.11 Encourage the layout and design of new buildings and landscaping to integrate with Horne Creek where feasible.
	16.2.2.12 Require consideration of the relevant design elements identified in the Business Mixed Use Design Guide 20231 2021 ,.

	16.2.3 Objective – A high quality, well designed urban environment on the northern side of State Highway 6 at Frankton, that is integrated with a primary road that connects State Highway 6 at Hawthorne Drive to Quail Rise, pedestrian and cycle access,...
	16.2.3.1 Ensure subdivision and development at Frankton North is undertaken in accordance with the Frankton North Structure Plan (Schedule 27.13.9) to promote integration and provision of access to and throughout Frankton North.
	16.2.3.2 Encourage a low impact stormwater design that utilises on-site treatment and storage/ dispersal approaches.
	16.2.3.3 Avoid the impacts of stormwater discharges on the State Highway network.
	16.2.3.4 Ensure safe transport connections by:
	Note: Attention is drawn to the need to consult with the New Zealand Transport Agency (NZTA) prior to determining an internal and external road network design under this policy.
	Note: Attention is drawn to the need to obtain a Section 93 notice from the NZ Transport Agency for all subdivisions on adjoining State Highways which are declared Limited Access Roads. The NZ Transport Agency should be consulted and a request made fo...
	16.2.3.5 Within Area A as shown on the District Plan web mapping application, require, sound insulation and mechanical ventilation of any critical listening environment within new buildings, relocated buildings, and any alterations and additions to ex...

	16.2.4 Objective –The development of land at Frankton Marina (Sugar Lane) provides for a range of activities, while restricting the scale of office and retail activities, to achieve a high quality environment that is compatible with its location adjac...
	16.2.4.1 Restrict the scale of office and retail activities so that the function and viability of the Queenstown Town Centre and Frankton commercial area are not undermined.
	16.2.4.2 Allow buildings between 12m and 16.5m heights when the additional height:
	16.2.4.3 Ensure all new and altered buildings intended for Activities Sensitive to Road Noise are designed to provide protection from sleep disturbance and to otherwise maintain reasonable amenity values for occupants.

	16.2.5 Objective – The commercial function and viability of other commercial areas are not undermined by any new office and retail activities within Area A at Frankton North (shown on the District Plan web mapping application).
	16.2.5.1 Within Area A at Frankton North, as shown on the District Plan web mapping application, provide for office and retail activities where they are ancillary, or where they will not undermine the function and viability of Queenstown Town Centre, ...


	16.3 Other Provisions and Rules
	16.3.1 District Wide
	16.3.2 Interpreting and Applying the Rules
	16.3.2.1 A permitted activity must comply with all the rules listed in the Activity and Standards tables.
	16.3.2.2 Where an activity does not comply with a Standard listed in the Standards tables, the activity status identified by the ‘Non-Compliance Status’ column shall apply unless otherwise specified.
	16.3.2.3 Where an activity breaches more than one Standard, the most restrictive status shall apply to the Activity.
	16.3.2.4 The status of any Plantation Forestry will be determined by the Resource Management (National Environmental Standards for Plantation Forestry) Regulations 2017.
	16.3.2.5 The following abbreviations are used within this Chapter.


	16.4 Rules - Activities
	16.5A Rules – Standards for Restricted Discretionary and Discretionary Activities under Rules 16.4 and 16.5
	16.5 Rules - Standards
	16.6 Rules - Non-Notification of Applications
	16.6.1 Applications for Controlled activities shall not require the written approval of other persons and shall not be notified or limited-notified.
	16.6.2 The following Restricted Discretionary activities shall not require the written approval of other persons and shall not be notified or limited- notified:
	16.6.2.1 Buildings.
	16.6.2.2 Building Heights between 16.52m and 20m in the Business Mixed Use Zone in Queenstown, except:

	16.6.3 The following Restricted Discretionary activities will not be publicly notified but notice will be served on those persons considered to be adversely affected if those persons have not given their written approval:
	16.6.3.1 Setbacks and sunlight access – sites adjoining, or separated by a road from, a Residential zone. In relation to the electricity distribution network and where Rule 16.4.4(mk) is relevant, the Council will give specific consideration to Aurora...



	16.5.7

	Chapter 27 - Subdivision and Development - 18 Dec
	27 Subdivision and Development
	27.1 Purpose
	27.2 Objectives and Policies – District Wide
	27.2.1 Objective - Subdivision that will enable quality environments to ensure the District is a desirable place to live, visit, work and play.
	27.2.1.1 Require subdivision infrastructure to be constructed and designed so that it is fit for purpose, while recognising opportunities for innovative design.
	27.2.1.2 Enable urban subdivision that is consistent with the QLDC Subdivision Design Guidelines 2015, recognising that good subdivision design responds to the neighbourhood context and the opportunities and constraints of the application site.
	27.2.1.3 Require that allotments are a suitable size and shape, and are able to be serviced and developed for the anticipated land use under the applicable zone provisions.
	27.2.1.4 Discourage non-compliance with minimum allotment size rules in all zones except the Suburban Residential or Medium Density Residential Zones where the subdivision is proposed in a combined manner with a land use consent, or if the subdivision...
	27.2.1.5 Recognise that there is an expectation by future landowners that the key effects of and resources required by anticipated land uses will have been resolved through the subdivision approval process.
	27.2.1.6 Ensure the requirements of other relevant agencies are fully integrated into the subdivision development process.
	27.2.1.7 Recognise there will be certain subdivision activities, such as boundary adjustments, that will not require the provision of services.

	27.2.2 Objective - Subdivision design achieves benefits for the subdivider, future residents and the community.
	27.2.2.1 Ensure subdivision design in urban areas provides a high level of amenity for future residents by aligning roads and allotments to maximise sunlight access.
	27.2.2.2 Ensure subdivision design maximises the opportunity for buildings in urban areas to front the road.
	27.2.2.3 Locate open spaces and reserves in appropriate locations having regard to topography, accessibility, use and ease of maintenance, while ensuring these areas are a practicable size for their intended use.
	27.2.2.4 Urban subdivision shall seek to provide for good and integrated connections and accessibility to:
	27.2.2.5 Urban subdivision design will integrate neighbourhoods by creating and utilising connections that are easy and safe to use for pedestrians and cyclists and that reduce vehicle dependence within the subdivision.
	27.2.2.6 Encourage innovative subdivision design that responds to the local context, climate, landforms and opportunities for views or shelter.
	27.2.2.7 Promote informal surveillance for safety in urban areas through overlooking of open spaces and transport corridors from adjacent sites and dwellings and by effective lighting.
	27.2.2.8 Manage subdivision near to electricity distribution lines to facilitate good amenity and urban design outcomes, while avoiding, remedying or mitigating potential adverse effects (including reverse sensitivity effects) on electricity distribut...

	27.2.3 Objective - The potential of small scale and infill subdivision in urban areas is recognised and provided for while acknowledging their design limitations.
	27.2.3.1 Accept that small scale subdivision in urban areas, (for example subdivision involving the creation of fewer than four allotments), and infill subdivision where the subdivision involves established buildings, might have limited opportunities ...
	27.2.3.2 While acknowledging potential limitations, encourage small scale and infill subdivision in urban areas to:

	27.2.4 Objective - Natural features, indigenous biodiversity and heritage values are identified, incorporated and enhanced within subdivision design.
	27.2.4.1 Incorporate existing and planned waterways and vegetation into the design of subdivision, transport corridors and open spaces where that will maintain or enhance biodiversity, riparian and amenity values.
	27.2.4.2 Ensure that subdivision and changes to the use of land that result from subdivision do not reduce the values of heritage features and other protected items scheduled or identified in the District Plan.
	27.2.4.3 Encourage subdivision design to protect and incorporate archaeological sites or cultural features, recognising these features can contribute to and create a sense of place.  Where applicable, have regard to Maori culture and traditions in rel...
	27.2.4.4 Encourage initiatives to protect and enhance landscape, vegetation and indigenous biodiversity by having regard to:

	27.2.5 Objective - Infrastructure and services are provided to new subdivisions and developments.
	27.2.5.1 Integrate subdivision roading with the existing road networks in a safe and efficient manner that reflects expected traffic levels and the provision for safe and convenient walking and cycling.
	27.2.5.2 Ensure safe and efficient pedestrian, cycle and vehicular access is provided to all lots created by subdivision and to all developments.
	27.2.5.3 Provide linkages to public transport networks, and to trail, walking and cycling networks, where useful linkages can be developed.
	27.2.5.4 Ensure the physical and visual effects of subdivision and roading are minimised by utilising existing topographical features.
	27.2.5.5 Ensure appropriate design and amenity associated with roading, vehicle access ways, trails and trail connections, walkways and cycle ways are provided for within subdivisions by having regard to:
	27.2.5.6 All new lots shall be provided with connections to a reticulated water supply, stormwater disposal and/or sewage treatment and disposal system, where such systems are available or should be provided for.
	27.2.5.7 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.
	27.2.5.8 Encourage the efficient and sustainable use of potable water by acknowledging that the Council’s reticulated potable water supply may be restricted to provide primarily for households’ living and sanitation needs and that water supply for act...
	27.2.5.9 Encourage initiatives to reduce water demand and water use, such as roof rain water capture and use and greywater recycling.
	27.2.5.10 Ensure appropriate water supply, design and installation by having regard to:
	27.2.5.11 Ensure appropriate stormwater design and management by having regard to:
	27.2.5.12 Encourage subdivision design that includes the joint use of stormwater and flood management networks with open spaces and pedestrian/cycling transport corridors and recreational opportunities where these opportunities arise and will maintain...
	27.2.5.13 Treat and dispose of sewage in a manner that:
	27.2.5.14 Ensure appropriate sewage treatment and disposal by having regard to:
	27.2.5.15 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.
	27.2.5.16 Ensure adequate provision is made for the supply and installation of reticulated energy, including street lighting, and communication facilities for the anticipated land uses while:
	27.2.5.17 Ensure that services, shared access and public access is identified and managed by the appropriate easement provisions.
	27.2.5.18 Ensure that easements are of an appropriate size, location and length for the intended use of both the land and easement.

	27.2.6 Objective - Esplanades created where opportunities arise.
	27.2.6.1 Create esplanade reserves or strips where they would provide nature conservation, natural character, natural hazard mitigation, infrastructural or recreational benefits. In particular, Council will encourage esplanades where they:
	27.2.6.2 Use opportunities through the subdivision process to improve the level of protection for the natural character and nature conservation values of lakes and rivers, as provided for in Section 230 of the Act.

	27.2.7 Objective - Boundary adjustments, cross-lease and unit title subdivision are provided for.
	27.2.7.1 Enable cross-lease and unit title subdivision of existing units in urban areas without the need to obtain resource consent where there is no potential for adverse effects associated with the change in boundary location.
	27.2.7.2 Ensure boundary adjustment, cross-lease and unit title subdivisions are appropriate with regard to:


	27.3 Location-specific objectives and policies
	27.3.1 Objective - Ensure effective public access is provided throughout the Peninsula Bay land.
	27.3.1.1 Within the Peninsula Bay site, to ensure that public access is established through the vesting of reserves and establishment of easements prior to any further subdivision.
	27.3.1.2 Ensure that easements for the purposes of public access are of an appropriate size, location and length to provide a high quality, recreational resource, with excellent linkages, and opportunities for different community groups.

	27.3.2 Objective - A liveable urban environment that achieves best practice in urban design; the protection and incorporation of landscape and environmental features into the design of the area; and high quality built form.
	27.3.2.1 Protect the landscape quality and visual amenity of the Kirimoko Block and preserve sightlines to local natural landforms.
	27.3.2.2 Protect the natural topography of the Kirimoko Block and incorporate existing environmental features into the design of the site.
	27.3.2.3 Ensure that urban development of the site is restricted to lower areas and areas of concealed topography, such as gullies and that visually sensitive areas such as the spurs are left undeveloped.
	27.3.2.4 Ensure the provision of open space and community facilities that are suitable for the whole community and that are located in safe and accessible areas.
	27.3.2.5 Develop an interconnected network of streets, footpaths, walkways and open space linkages that facilitate a safe, attractive and pleasant walking, cycling and driving environment.
	27.3.2.6 Provide for road and walkway linkages to neighbouring developments.
	27.3.2.7 Ensure that all roads are designed and located to minimise the need for extensive cut and fill and to protect the natural topographical layout and features of the site.
	27.3.2.8 Minimise disturbance of existing native plant remnants and enhance areas of native vegetation by providing linkages to other open space areas and to areas of ecological value.
	27.3.2.9 Design for stormwater management that minimises run-off and recognises stormwater as a resource through re-use in open space and landscape areas.
	27.3.2.10 Require the roading network within the Kirimoko Block to be planted with appropriate trees to create a green living environment appropriate to the areas.

	27.3.3 Objective - Landscape and amenity values of the zone’s low density character and transition with rural areas be recognised and protected.
	27.3.3.1 Have regard to the impact of development on landscape values of the neighbouring rural areas and features of these areas, with regard to minimising the prominence of housing on ridgelines overlooking the Wānaka settlement.
	27.3.3.2 Subdivision and development within land located on the northern side of Studholme Road shall have regard to the adverse effects of development and associated earthworks on slopes, ridges and skylines.

	27.3.4 Objective - The special character of the Bob’s Cove Rural Residential Zone is recognised and provided for.
	27.3.4.1 In order to maintain the rural character of the zone, any required street lighting shall be low in height from the ground, of reduced lux spill and directed downwards to avoid adverse effects on views of the night sky.

	27.3.5 Objective - Provision for a deferred rural lifestyle zone on the terrace to the east of, and immediately adjoining, the Glenorchy Settlement.
	27.3.5.1 Prohibit or defer development of the zone until such a time that:

	27.3.6 Objective - Subject to Objective 27.3.5, rural living development is enabled in a way that maintains the visual amenity values that are experienced from the Glenorchy Settlement, Oban Street and the Glenorchy-Paradise Road.
	27.3.6.1 The subdivision design, identification of building platforms and associated mitigation measures shall ensure that built form and associated activities within the zone are reasonably inconspicuous when viewed from Glenorchy Settlement, Oban St...
	27.3.6.2 Maintain and enhance the indigenous vegetation and ecosystems within the building restriction areas of the zone and to suitably and comprehensively maintain these areas into the future. As a minimum, this shall include:

	27.3.7 Objective - Subdivision occurs consistent with the Jacks Point Structure Plan.
	27.3.7.1 Ensure that subdivision and development achieves the objectives and policies located within Chapter 41.
	27.3.7.2 Within the R(HD) Activity Areas, subdivision design shall provide for the following matters:
	27.3.7.3 Within the R(HD-SH) Activity Areas, minimise the visual effects of subdivision and future development on landscape and amenity values as viewed from State Highway 6.
	27.3.7.4 Within the R(HD) Activity Area, in the consideration of the creation of sites sized less than 550m², particular regard shall be given to the following matters and whether they should be given effect to by imposing appropriate legal mechanism ...
	27.3.7.5 Within the OS Activity Areas shown on the Jacks Point Zone Structure Plan, implement measures to provide for the establishment and management of open space, including native vegetation.
	27.3.7.6 Within the R(HD) A - E Activity Areas, ensure cul-de-sacs are straight (+/- 15 degrees).
	27.3.7.7 In the Hanley Downs areas where subdivision of land within any Residential Activity Area results in allotments less than 550m2 in area:
	27.3.7.8 Ensure that any subdivision of land containing Homesite Activity Areas HS38 - HS56, including the area of intervening OSL or OSG, maintains or enhances the indigenous biodiversity and ecological values, landscape character and visual amenity ...

	27.3.8 Objective – Subdivision that provides for a range of visitor, residential and recreational facilities, sympathetic to the natural setting and has regard to location specific opportunities and constraints identified within the Waterfall Park Str...
	27.3.8.1 Enable subdivision which provides for appropriate, integrated and orderly development in accordance with  the Waterfall Park Structure Plan located within Section 27.13.

	27.3.9 Objective – Subdivision that provides for resort development while having particular regard to landscape, heritage, ecological, water and air quality values.
	27.3.9.1 Enable subdivision which provides for appropriate, integrated and orderly development in accordance with  the Millbrook Structure Plan located within Section 27.13.

	27.3.10 Objective - Subdivision that creates opportunities for industrial activities and Service activities to occur.
	27.3.10.1 Enable subdivision which provides for a combination of lot sizes and low building coverage to ensure that this area is retained for yard based industrial and service activities as well as smaller scale industrial and service activities.
	27.3.10.2 Require the establishment, restoration and ongoing maintenance of the open space areas (shown on the Coneburn Structure Plan located in Section 27.13) to:
	27.3.10.3 Ensure subdivision works and earthworks results in future industrial and service development (buildings) being difficult to see from State Highway 6.
	27.3.10.4 At the time of subdivision ensure that there is adequate provision for road access, onsite parking (staff and visitors) and loading and manoeuvring for all types of vehicle so as to cater for the intended use of the site.
	27.3.10.5 Ensure subdivision creates lots and sites that are capable of accommodating development that meets the relevant zone standards for the Coneburn Industrial Zone.
	27.3.10.6 Ensure that shared infrastructure (water, wastewater and stormwater) is provided, managed, and maintained if development cannot connect to Council services.
	27.3.10.7 Require safe accesses to be provided from the State Highway into the Zone at the rate the Zone is developed.

	27.3.11 Objective - The integration of road connections between West Meadows Drive and Meadowstone Drive.
	27.3.11.1 Enable subdivision at the western end of West Meadows Drive which has a roading layout that is consistent with the West Meadows Drive Structure Plan.
	27.3.11.2 Enable variances to the West Meadows Drive Structure Plan on the basis that the roading layout results in the western end of West Meadows Drive being extended to connect with the roading network and results in West Meadows Drive becoming a t...

	27.3.12 Objective - High quality urban subdivision and development of the land on the northern side of State Highway 6 at Frankton, that is planned around, and integrated with, a primary road that connects State Highway 6 at Hawthorne Drive to Quail R...
	27.3.12.1 Ensure subdivision and development at Frankton North is undertaken in accordance with the Frankton North Structure Plan (Schedule 27.13.9) to promote integration and provision of access to and throughout Frankton North.
	27.3.12.2 Ensure safe transport connections by:
	27.3.12.3 Ensure subdivision and development at Frankton North provides, or has access to, a safe walking and cycling environment, including by providing internal pedestrian and cycle access and a dedicated pedestrian and cycle path along the State Hi...
	27.3.12.4 Encourage low impact stormwater design that utilises on-site treatment and storage I dispersal approaches.
	27.3.12.5 Avoid the impacts of stormwater discharges on the State Highway network.

	27.3.13 Objective - Subdivision achieves an integrated landscape strategy for the collective rural lifestyle developments enabled by the Zone.
	27.3.13.1 Require a collective landscape strategy for development of the Criffel Station Rural Lifestyle Zone (upper terrace) which:
	27.3.13.2 Ensure subdivision of the Criffel Station Rural Lifestyle Zone (upper terrace) maintains and enhances the indigenous vegetation and ecosystems within the gully and escarpment area identified as Building Restriction Area 2 in Structure Plan 2...

	27.3.14 Objective - Subdivision provides for residential development while appropriately managing the transition from rural to urban zones.
	27.3.14.1 Minimise the visual effects of urban subdivision and development on the upper plateau when approaching Luggate settlement from the east as viewed along State Highway 6 through:
	27.3.14.2 Provision for amenity planting, stormwater management, walkway and cycleway along the southern boundary adjoining State Highway 6 along the lower plateau.

	27.3.15 Objective - Subdivision and residential development within the Large Lot Residential B Zone at Mt Iron West provides for a sensitive transition from urban to the Rural Zoned Mt Iron Outstanding Natural feature.
	27.3.15.1 Minimise the landscape effects of urban subdivision and development adjacent to Mt Iron through:
	27.3.15.2 Encourage opportunities to enhance indigenous biodiversity including through retention of existing indigenous vegetation or habitat of indigenous fauna that contributes to the maintenance of indigenous biodiversity.

	27.3.16 Objective – Subdivision that provides for visitor accommodation, viticulture, horticulture, commercial, tourism and limited residential activities developed in an integrated and planned manner with particular regard to the maintenance and enha...
	27.3.16.1 Enable subdivision that provides for integrated and planned development in general accordance with the Gibbston Valley Resort Structure Plan located in Section 27.13.10.

	27.3.17 Objective – The integration of road, walkway and cycleway connections between Alpine Meadows and adjacent land.
	27.3.17.1 Provide for roading connections within the Alpine Meadows site and land to the north and east as shown in the Structure Plan in 27.13.11.
	27.3.17.2 Provide for a walkway and cycleway along the frontage with Orchard Road to facilitate walking and cycling out of the Orchard Road carriageway, and to connect with walking and cycling access to the east.

	27.3.18 Objective –Subdivision of Three Parks Wānaka is consistent with the Three Parks Structure Plan and achieves integrated development.
	27.3.18.1 Ensure the provision of open spaces that are suitable for the whole community and that are located in safe and accessible areas.
	27.3.18.2 Protect the character and amenity of the entrance to Wānaka through a Building Restriction Area along SH84.
	27.3.18.3 Require integration of the Building Restriction Areas for developments within the High Density Residential Zone in Three Parks Wānaka and require high quality landscaping as part of development.
	27.3.18.4 Develop an interconnected network of streets, footpaths, walkways and open space linkages that facilitate a safe, attractive and pleasant walking, cycling and driving environment.
	27.3.18.5 Require the Three Parks Commercial Zone to include a public square that is greater than 900m².
	27.3.18.6 Recognise that relocation of fixed or collector roads may significantly affect the integrity of the Three Parks Structure Plan and any relocation should be restricted to;
	a.  no greater than 20m for any fixed road shown on the Three Parks Structure Plan; and
	b.  no more than 50m from any collector road location shown on the Three Parks Structure Plan.
	27.3.18.7 Encourage subdivision design to ensure that sites front the road and restrict the creation of rear sites as follows;
	a.  no rear sites within a Medium Density Residential Zone contained within the Three Parks Structure Plan; and
	b. no greater than 10% rear sites within all other zones within the Three Parks Structure Plan.
	27.3.18.8 Limit the impact of vehicle traffic entering and exiting Ballantyne Road by encouraging consolidation and sharing of vehicle crossings into the Three Parks Business Zone land to the northwest of Sir Tim Wallis Drive.

	General Industrial and Service Zone
	27.3.19 Objective - Subdivision within the General Industrial and Service Zone enables the establishment, operation and long term viability of Industrial and Service activities which cannot locate elsewhere in this District, including those Industrial...
	27.3.19.1 Enable subdivision and development within the General Industrial and Service Zone that provides for the establishment, operation and long term viability of Industrial and Service activities by ensuring any new lots created are capable of acc...
	27.3.19.2 Recognise and provide for subdivision activities which create smaller lot sizes than anticipated within the General Industrial and Service Zone where there is a demonstrated need for Industrial and Service activities on lots of that size and...
	27.3.19.3 Ensure any new subdivision provides adequate road access, loading and manoeuvring suitable for the activities anticipated to establish within the lots.
	27.3.19.4 Ensure any new subdivision integrates well with current and future transport networks, including roads and public and active transport systems by managing the functional layout and arrangement of lots and their access.
	27.3.19.5 Ensure subdivision only occurs where the necessary infrastructure exists to service the lots.
	27.3.19.6 Avoid subdivision that creates lots of a size and layout that limit the intended function of the General Industrial and Service Zone to provide for the long term establishment, operation and long term viability of Industrial and Service Acti...
	27.3.19.7 Ensure subdivision is consistent with the Connell Terrace Structure Plan by requiring;
	a.  landscaping and on-going maintenance of the Building Line Restriction Area shown on the Connell Terrace Structure Plan; and
	b.  a roading layout that is consistent with the Connell Terrace Structure Plan.
	27.3.19.8 Ensure subdivision is consistent with the Ballantyne Road Structure Plan by requiring;
	a.  landscaping and on-going maintenance of the Building Line Restriction Area shown in the Ballantyne Road Structure Plan; and
	b.  a roading layout that is consistent with the Ballantyne Road Structure Plan.

	Kawarau Heights
	27.3.20 Objective - A high quality residential development that conforms to a structure plan, provides for a range of housing densities and which integrates with the surrounding landscape, urban areas and transport network.
	27.3.20.1 Require subdivision and development to be in accordance with the structure plan located within Section 27.13.15.
	27.3.20.2 Provide for subdivision and development that:
	a. is consistent with the design outcomes sought by the Kawarau Heights Design Guidelines 2020, particularly where a range of densities would result in a diversity of housing, but excluding any provisions of the guidelines relating to minimum allotmen...
	b. safely integrates with the surrounding urban environment and transport network through both active and non-active transport modes.
	27.3.20.3 Ensure that the values of the adjacent Rural Zone Outstanding Natural Landscape are protected by locating development in accordance with the Structure Plan in Section 27.13.15, including by avoiding buildings within the building restriction ...
	27.3.20.4 Maintain the landscape character and integrity of the escarpments within and directly adjacent to Kawarau Heights, by:
	a. avoiding buildings on the escarpments, and setting buildings back from the edges of those escarpments and terrace edges as identified by building restriction areas;
	b. ensuring any earthworks and mounding are sensitively designed and undertaken to integrate with existing topography;
	c.  ensuring that any planting on the escarpments and escarpment edges effectively filters and screens views of urban development, in particular as viewed from the adjacent Shotover Country and Lakes Hayes Estate urban areas, and the Kawarau River flo...
	27.3.20.5 Recognise the limitations of the existing roading network by restricting subdivision and development to 55 residential allotments until the State Highway 6 and Howards Drive intersection is upgraded to a roundabout or another intersection de...

	Hills Resort Zone
	27.3.21 Objective – Subdivision that provides for visitor accommodation, residential and commercial recreation activities developed consistently with the Hills Resort Zone Structure Plan.
	27.3.21.1 Enable subdivision which provides for development that is located in accordance with the Hills Resort Zone Structure Plan within Section 27.13.
	27.3.21.2 Require that development within the Hills Resort Zone is connected to a reticulated wastewater treatment and disposal system, where available.
	27.3.21.3 Where connection to a reticulated wastewater system is not available, avoid or mitigate any potential adverse effects on natural water systems and ecological values by ensuring the safe and efficient disposal of wastewater through provision ...
	27.3.21.4 Ensure a comprehensive approach to on-site stormwater management that is designed to provide sufficient capacity for anticipated development within the Hills Resort Zone.

	Hogans Gully Resort Zone
	27.3.22 Objective – Subdivision consistent with the Hogans Gully Resort Zone Structure Plan that provides for golf related commercial recreation and commercial activities, visitor accommodation and residential activities, and requires appropriate ecol...
	27.3.22.1 Enable subdivision that provides for development located in accordance with the Hogans Gully Resort Zone Structure Plan within Section 27.13.
	27.3.22.2 Require the adoption and implementation of ecological management and indigenous revegetation as part of the subdivision process.
	27.3.22.3 Require that development within the Zone is connected to a reticulated wastewater treatment and disposal system, where available.
	27.3.22.4 Where connection to a reticulated wastewater system is not available, avoid or mitigate any potential adverse effects on natural water systems and ecological values by ensuring the safe and efficient disposal of wastewater through provision ...
	27.3.22.5 Ensure a comprehensive approach to on-site stormwater management that is designed to provide sufficient capacity for anticipated development within the Zone.

	Orchard Road and Riverbank Road Wanaka Lower Density Suburban Residential Zone
	27.3.23 Objective – Subdivision of the Lower Density Suburban Residential Zone on the north west side of Riverbank Road has integrated internal roading connections and pedestrian and cycle access along and adjacent to Orchard Road and Riverbank Road.
	27.3.23.1 Ensure subdivision and development is undertaken in accordance with the Riverbank Road Structure Plan (Schedule 27.13.18) to provide integration and connection of internal roading connections between those properties identified on the Riverb...
	27.3.23.2 Ensure subdivision and development provides for a safe walking and cycle environment adjacent to and within Orchard Road and Riverbank Road.


	27.4 Other Provisions and Rules
	27.4.1 District Wide
	27.4.2 Earthworks associated with subdivision
	27.4.2.1 Refer to Chapter 25 Earthworks, Rule 25.3.2.5.  Earthworks associated with subdivisions are subject to the earthworks standards in Chapter 25 (except Rule 25.2 maximum total volume, Rule 25.5.15 cut, Rule 25.5.16 fill and Rule 25.5.21 Cleanfi...

	27.4.3 Natural Hazards
	27.4.3.1 The Natural Hazards Chapter of the District Plan sets a policy framework to address land uses and natural hazards throughout the District. All subdivision is able to be assessed against a natural hazard through the provisions of section 106 o...


	27.5 Rules - Subdivision
	27.5.1 All subdivision requires resource consent unless specified as a permitted activity.  The abbreviations set out below are used in the following tables. Any activity which is not permitted (P) or prohibited (PR) requires resource consent.

	27.6 Rules - Standards for Minimum Lot Areas
	27.6.1 No lots to be created by subdivision, including balance lots, shall have a net site area or where specified, an average net site area less than the minimum specified.
	27.6.2 Lots created for access, utilities, roads and reserves shall have no minimum size.

	27.7 Zone - Location Specific Rules
	27.7.29 In the following zones, every allotment created for the purposes of containing residential activity shall identify one building platform of not less than 70m² in area and not greater than 1000m² in area.
	27.7.30 The dimensions of lots in the following zones, other than for access, utilities, reserves or roads, shall be able to accommodate a square of the following dimensions:
	27.7.31 Subdivision applications not complying with either Rule 27.7.28 or Rule 27.7.29 shall be non-complying activities.
	27.7.32 Subdivision associated with infill development residential development.
	27.7.33 Subdivision associated with residential units development where proposed on sites are less than 300450m² in the Lower Density Suburban Residential Zone (Rule 7.4.4) or are less than 250m2 in the Medium Density Residential Zone (Rule 8.4.10.4)
	27.7.33.1 In the Lower Density Suburban Residential Zone and the Medium Density Residential Zone, the specified minimum allotment size in Rule 27.6.1 and minimum dimensions in Rule 27.7.29 shall not apply in cases where the approved land use outcome i...
	(a) a combined land use and subdivision consent is sought (with the subdivision to be determined concurrently with the land use); or
	(b) the relevant land use consent granted in terms of Rules 7.4.4 or 8.4.10.4 has been granted prior to the application for subdivision consent.
	27.7.33.2 Where detached residential units are proposed, subdivision may occur ahead of the implementation of the approved land use Resource consent, provided that, in addition to any other relevant matters pursuant to s221 of the Act, the consent hol...
	(a) that the construction of any residential unit shall be undertaken in accordance with the approved land use resource consent (applies to the additional undeveloped lot to be created);
	(b) that the construction of any residential unit shall be undertaken in accordance with the approved land use resource consent (applies to the additional undeveloped lot to be created);
	27.7.33.2 a combined land use and subdivision consent is sought. Subdivision may occur ahead of the implementation of the approved land use resource consent. provided:  the residential units are not established, providing;
	27.7.33.3 Rule 27.7.32.1 shall not apply to the Lower Density Suburban Residential Zone within the Queenstown Airport Air Noise Boundary and Outer Control Boundary as shown on the District Plan web mapping application.

	27.7.34 Standards related to servicing and infrastructure
	27.7.34.1 Subject to Rule 27.7.33.3, all lots, other than lots for access, roads, utilities and reserves except where irrigation is required, shall be provided with a connection to a reticulated water supply laid to the boundary of the net area of the...
	27.7.34.2 Where any reticulation for any of the above water supplies crosses private land, it shall be accessible by way of easement to the nearest point of supply.
	27.7.34.3 Where no communal owned and operated water supply exists, all lots other than lots for access, roads, utilities and reserves, shall be provided with a potable water supply of at least 1000 litres per day per lot.
	27.7.34.4 Electricity reticulation must be provided to all allotments in new subdivisions (other than lots for access, roads, utilities and reserves).
	27.7.34.5 Telecommunication services must be available to all allotments in new subdivisions in the Rural Zone, Gibbston Character Zone and Rural Lifestyle Zone (other than lots for access, roads, utilities and reserves).
	27.7.34.6 Telecommunication reticulation must be provided to all allotments in new subdivisions in zones other than the Rural Zone, Gibbston Character Zone and Rural Lifestyle Zone (other than lots for access, roads, utilities and reserves).


	27.8 Rules - Esplanade Reserve Exemptions
	27.8.1 Esplanade reserves or strips shall not be required where a proposed subdivision arises solely due to land being acquired or a lot being created for a road designation, utility or reserve or in the case of activities authorised by Rule 27.5.2.

	27.9 Assessment Matters for Resource Consents
	27.9.1 Boundary Adjustments
	27.9.1.1 Assessment Matters in relation to Rule 27.5.3 (Boundary Adjustments)
	27.9.1.2 Assessment Matters in relation to Rule 27.5.4 (Boundary Adjustments involving Heritage Items and within Arrowtown’s urban growth boundary)

	27.9.2 Controlled Unit Title and Leasehold Subdivision Activities
	27.9.2.1 Assessment Matters in relation to Rule 27.5.5 (Unit Title or Leasehold Subdivision)

	27.9.3 Restricted Discretionary Activity Subdivision Activities
	27.9.3.1 Assessment Matters in relation to Rule 27.5.7 (Urban Subdivision Activities)
	27.9.3.2 Assessment Matters in relation to Rule 27.5.8 (Rural Residential and Rural Lifestyle Subdivision Activities)
	27.9.3.3 Assessment Matters in relation to Rule 27.5.9 (Wakatipu Basin Rural Amenity zone and Wakatipu Basin Lifestyle Precinct Subdivision Activities)

	27.9.4 Restricted Discretionary Activity - Subdivision Activities within National Grid Corridor
	27.9.4.1 Assessment Matters in relation to Rule 27.5.10. (National Grid Subdivision Corridor)

	27.9.5 Controlled Subdivision Activities – Structure Plan
	27.9.5.1 Assessment Matters in relation to Rule 27.7.1
	27.9.5.2 Assessment Matters in relation to Rule 27.7.2.1 (Kirimoko)

	27.9.6 Restricted Discretionary Activity-Subdivision Activities within the Jacks Point Zone
	27.9.6.1 Assessment Matters in relation to Rule 27.7.5.2 (Jacks Point)

	27.9.7 Controlled Activity-Subdivision Activities on West Meadows Drive
	27.9.7.1 Assessment Matters in relation to Rule 27.7.8.1


	27.10 Rules - Non-Notification of Applications
	27.11 Advice Notes
	27.11.1 State Highways
	27.11.1.1 Attention is drawn to the need to obtain a Section 93 notice from the New Zealand Transport Agency for all subdivisions with access onto state highways that are declared Limited Access Roads (LAR).  Refer to the Designations Chapter of the D...

	27.11.2 Esplanades
	27.11.2.1 The opportunities for the creation of esplanades are outlined in objective and policies 27.2.6. Unless otherwise stated, section 230 of the Act applies to the standards and process for creation of esplanade reserves and strips.

	27.11.3 New Zealand Electrical Code of Practice for Electrical Safe Distances
	27.11.3.1 Compliance with the New Zealand Electrical Code of Practice for Electrical Safe Distances (“NZECP34:2001”) is mandatory under the Electricity Act 1992.  All activities regulated by NZECP34, including any activities that are otherwise permitt...


	27.12 Financial Contributions
	27.13 Structure Plans
	27.13.1 Kirimoko Structure Plan
	27.13.2 Jacks Point Structure Plan
	27.13.3 Waterfall Park Structure Plan
	27.13.4  Millbrook Structure Plan
	27.13.5 Coneburn Industrial Structure Plan
	27.13.6 West Meadows Drive Structure Plan

	27.14
	27.13.7 Criffel Station Rural Lifestyle Zone (Upper Terrace)
	27.13.8 Luggate Park – Structure Plan
	Luggate Park - Structure Plan Sections A & B
	Luggate Park - Structure Plan Landscaping Area
	27.13.9 Frankton North – Structure Plan
	27.13.10 Gibbston Valley Resort Zone – Structure Plan
	27.14.11 Alpine Meadows Structure Plan
	27.13.12 Three Parks Structure Plan


	27.7.14 27.7.13
	Alpine Meadows
	27.7.14.1 In addition to those matters of control listed under Rule 27.7.1 when assessing any subdivision, the following shall be additional matters of control:
	27.7.14.2 Any subdivision that is not consistent with the Structure Plan in 27.13.11.
	Three Parks Wānaka
	27.7.15.1 In addition to those matters of control listed under Rule 27.7.1 when assessing any subdivision consistent with the principal roading layout depicted in the Three Parks Structure Plan shown in part 27.13.12, the following shall be additional matters of control
	Discretion is restricted to the matters in 27.7.1 in addition to the following:
	a. roading layout;
	b. the provision and location of walkways and the green network; and
	c. the integrated approach to landscaping of the building restriction areas.
	Note: for the western fixed road, two options are shown on the structure plan. Only either A or B is required to be constructed, not both.
	27.7.15.2 Any subdivision within the Three Parks High Density Residential zone.
	27.7.15.3 Any subdivision that does not comply with the Three Parks Structure Plan located in Section 27.13.12  
	For the purposes of this rule:
	a. any fixed connections (road intersections) shown on the Structure Plan may be moved no more than 20 metres;
	b. any fixed roads shown on the Structure Plan may be moved no more than 50 metres in any direction;
	c. the boundaries of any fixed open spaces shown on the Structure Plan may be moved up to 5 metres; and
	d. for the western fixed road, only either A or B is required to be constructed, not both.
	27.7.15.4 At Three Parks Wānaka no more than 10% of sites created shall be rear sites; except that; in the Medium Density Residential Zone at Three Parks Wānaka no rear sites shall be created.
	27.7.16.1 Subdivision consistent Structure Plan 27.13.13 Connell Terrace.
	a. the matters of control listed in Rule 27.7.1;
	b. roading layout;
	c. the provision and location of walkways and the green network; and
	d. the integrated approach to landscaping of the building restriction areas.
	27.7.16.2 Any subdivision that does not comply with the Connell Terrace Structure Plan located in Section 27.13.  
	For the purposes of this rule:
	a. any fixed roads shown on the Structure Plan may be moved no more than 20 metres;
	b. the boundaries of any fixed open spaces shown on the Structure Plan may be moved up to 5 metres; and
	c. landscaping along the western boundary of the BRA shall be either; 
	27.7.17.1 Subdivision consistent Structure Plan 27.13.14 Ballantyne Road.
	a. the matters of control listed in Rule 27.7.1
	b. roading layout;
	c. the provision and location of walkways and the green network; and
	d. the integrated approach to landscaping of the building restriction areas. 
	27.7.17.2 Any subdivision that does not comply with the Ballantyne Road   Structure Plan located in Section 27.13.  
	For the purposes of this rule:
	a. any fixed roads shown on the Structure Plan may be moved no more than 20 metres; and
	b. the boundaries of any fixed open spaces shown on the Structure Plan may be moved no more than 5 metres.
	Kawarau Heights
	27.7.17.3 In addition to those matters of control listed under Rule 27.7.1, when assessing any subdivision, the following shall be additional matters of control:
	a. consistency with the Kawarau Heights Design Guidelines 2020 excluding any provisions within the guidelines relating to minimum allotment sizes that may have the effect of conflicting with the densities provided for within the Suburban Residential Zone;
	b. earthworks, mounding and planting within the southern extent of the Structure Plan area and the escarpments in proximity to the Rural Zone ONL.
	27.7.17.4 Any subdivision that is not in accordance with the Structure Plan contained in 27.13.15.
	27.7.17.5 Prior to the upgrade of the State Highway 6 and Howards Drive intersection, to a roundabout or another intersection design, up to 55 residential allotments may be created; or
	27.7.17.6 If, prior to the upgrade of the State Highway 6 and Howards Drive intersection, to a roundabout or another intersection design, the Boat Shed cafe approved pursuant to resource consent SH160140 is operational, up to 19 residential allotments may be created.
	27.7.18.1 The minimum setback of any building platform identified through subdivision from any road boundary (other than an unformed road) shall be:
	27.7.18.2 The minimum setback of any building platform identified through subdivision from any unformed road shall be 20m in the Rural Amenity Zone and Lifestyle Precinct.
	27.7.19.1 Within the Lifestyle Precinct only, any building platform identified through subdivision, or vehicle access shall be located a minimum of 50m from the boundary of any Escarpment, Ridgeline or River Cliff Feature shown on the District Plan web mapping application.
	27.7.20.1 The minimum setback of any building platform identified through subdivision from the bed of a wetland, river or lake shall be 30m.
	27.7.21.1 Any building platform identified shall be not less than 70m2 in area and not greater than 1 000m2 in area.
	27.7.22.1 Subdivision comprising all of any part of Activity Areas A1, A2, A3, A4, A5, A7, A8, A9, A10, A11, S1, S2 and HS1 - HS5: 
	27.7.22.2 Any subdivision wholly within Activity Area G that will create a new site for any visitor accommodation, residential or commercial activity. 
	Subdivision comprising all of any part of Activity Areas A1, A2, A3, A4, A5, A7, A8, A9, A10, HS3, S1 and S2 where the LAMA in proximity to the Activity Area has not been established in accordance with Rule 47.4.3, or is not proposed through subdivision.
	Subdivision comprising all of any part of Activity Areas A1, A2, A3, A4, A5, A7, A8, A9, A10, HS3, S1 and S2 where the application is not accompanied by the information required by Rule 27.7.15.1 (if applicable).
	Hogans Gully Resort Zone
	27.7.25.1 Subdivision comprising all of any part of Activity Areas C, M, VA, VAR 1 – VAR 9, HS, PG, EG and LP
	27.7.25.2 Subdivision comprising all of any part of Activity Areas VA, VAR 1 –VAR 9 where the application is not accompanied by the information required by Rule 27.7.XX.1 (if applicable).
	27.7.25.3 Subdivision that:
	Subdivision that is not in accordance with the Hogans Gully Resort Zone Structure Plan at 27.13.17.
	Orchard Road and Riverbank Road
	the Lake Hāwea South Structure Plan
	27.7.28.1
	In addition to those matters listed under Rule 27.5.7, when assessing any subdivision in accordance with the Lake Hāwea South Structure Plan contained in Schedule 27.13.19, the following shall be additional matters of discretion: 
	27.7.28.2   Structure Plan 
	Any subdivision that is not in accordance with the Structure Plan contained in Section 27.13.19 
	For the purposes of interpreting this rule, the following shall apply: 
	27.7.28.3  Roading Upgrades 
	The subdivision of land (within the entire Structure Plan area) when taken cumulatively, results in more than 990 lots for residential or commercial activity unless: 
	27.7.28.4   Future Potential School 
	The subdivision of the area identified as a Future School Site for residential activity or any other activity other than for education purposes, for a period of 7 years commencing on 29 May 2023. 
	This rule shall not apply if the Ministry of Education has designated land for a new school elsewhere in Lake Hāwea (not including the existing school at Hāwea Flat), or the Ministry of Education confirms in writing to the Chief Executive of the Council that the Future School Site is of no interest as a school to the Ministry of Education.
	27.7.28.5  
	All subdivision and development within the Structure Plan area must be connected to Council owned and operated wastewater treatment and disposal systems.
	27.7.28.6   Building Restriction Area 

	27.7.13 27.7.13
	Gibbston Valley Resort Zone 
	Any subdivision of the Gibbston Valley Resort Zone that is not in general accordance with the Gibbston Valley Resort Zone Structure Plan contained in Section 27.13.

	Any application for resource consent under Rule 27.5.11 for restricted discretionary activities will not be publicly notified and for the purpose of limited notification, assessment of affected persons shall be limited to effects on Manawhenua.
	27.7.2.1 In addition to those matters of control listed under Rule 27.7.1 when assessing any subdivision consistent with the principal roading layout depicted in the Kirimoko Structure Plan shown in part 27.13, the following shall be additional matters of control:
	27.7.2.2 Any subdivision that does not comply with the principal roading layout and reserve net-work depicted in the Kirimoko Structure Plan included in Part 27.13 (including the creation of additional roads, and/or the creation of access ways for more than 2 properties).
	27.7.2.3 Any subdivision of land zoned Rural proposed to create a lot entirely within the Rural Zone, to be held in a separate certificate of title.
	27.7.2.4 Any subdivision of land described as Lots 3 to 7 and Lot 9 DP300734, and Lot 1 DP 304817 (and any title derived therefrom) that creates more than one lot that has included in its legal boundary land zoned Rural.
	27.7.3.1 Activities that do not meet the following standards:
	27.7.4.1 Subdivision of land situated south of State Highway 6 (“Ladies Mile”) and southwest of Lake Hayes that is zoned Lower Density Suburban Residential or Rural Residential as shown on the District Plan web mapping application and that does not meet the following standards:
	27.7.5.1 Subdivision Activity failing to comply with the Jacks Point Structure Plan located within Section 27.13. For the purposes of interpreting this rule, the following shall apply: 
	27.7.5.2 Subdivision failing to comply with the 380m2 minimum lot size for subdivision within the Hanley Downs part of the Jacks Point Zone.
	27.7.5.3 Subdivision within the OSR-North Activity Area of the Jacks Point Zone that does not, prior to application for subdivision consent being made:
	27.7.5.4 Subdivision of land comprising any of Homesite Activity Areas HS38 – HS56
	27.7.5.5 Subdivision of any land containing Homesite Activity Areas HS38 -– HS56, that does not:
	27.7.5.6 Subdivision of Subdivision of any part of Activity Areas OSL or OSG located outside of the lot containing Homesite Activity Areas HS38 – HS56 that does not provide for the implementation of the Vegetation Management Strategy provided in accordance within Rule 27. 7.5.4 prior to the issue of s224c) certification.
	27.7.5.7 Subdivision of any land containing Homesite Activity Areas HS38 -HS56 that does not provide for the registration of a legal instrument on the relevant Record of Title which:
	27.7.6.1 Any subdivision of the Millbrook Resort Zone that is inconsistent with the Millbrook Resort Zone Structure Plan contained in Section 27.13.
	27.7.7.1 Subdivision not in general accordance with the Coneburn Industrial Structure Plan located in Section 27.13.  
	27.7.7.2 Subdivision failing to comply with any of the following:
	27.7.7.3 Subdivision whereby prior to the issue of a s224(c) certification under the Act for any subdivision of any land within the zone:
	27.7.8.1 Subdivision of lots zoned Lower Density Suburban Residential at the western end of West Meadows Drive identified in Section 27.13.6 which is consistent with the West Meadows Drive Structure Plan in Section 27.13.
	27.7.8.2 Subdivision of lots zoned Lower Density Suburban Residential at the western end of West Meadows Drive identified in Section 27.13.6 that is inconsistent with the West Meadows Drive Structure Plan in Section 27.13.
	27.7.9.1 Subdivision in accordance with the Structure Plan 27.13.9 Frankton North.
	27.7.9.2 All subdivision at Frankton North that complies with the following standards:
	Any subdivision activity at Frankton North that does not comply with Rule 27.7.9.
	27.7.11.1 Subdivision consistent with Structure Plan 27.13.7 for the Criffel Station Rural Lifestyle (upper terrace).
	27.7.12.1 In addition to those matters of control listed under Rule 27.7.1 when assessing any subdivision, the following shall be additional matters of control:
	27.7.12.2 Any building located on the Upper Plateau area as identified on the Structure Plan in 27.13.8 not in accordance with the Structure Plan in 27.13.8
	27.7.12.3 Subdivision that is not consistent with the Structure Plan in 27.13.8.
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