GRIFFIN Gordon

Arrowtown rate payer and registered landscape

architect (with NZ Institute of Landscape Architects)
Out of District

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neutral

Q. Please let us know your comments or feedback:
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With regard to the Draft Spatial Plan: "Common Aspirations” include, "A protected,
safe and sustainable natural environment and landscape”. | have concerns that the
"Protection of the Environment" goal does not adequately provide for protecting
quality landscapes.

Has the draft spatial plan been aligned with the District Plan where landscape
protection is concerned?

| consider that landscape protection should have separate identification and
discussion, though can still be included within the overall "Environment" category.

| support the "protection of rural land" objective, however with consideration of the
scenic and tourism value of the area, | question the desirability of providing for further
urban development alongside maijor tourist roads. Most notably in the Ladies Mile
areq, (I accept the recent retirement village is already in conflict with this however),
development is mostly set at a lower level with a rural character present adjacent to
the main road.

Similarly, Map 4 - "Wakatipu - Protected Areas and Constraints”, shows the hill area in
the vicinity of lake Johnston as Rural. However Map 7 - Spatial Elements” shows a
"Metropolitan Area" extending into the hill side rural area including a part of lake
Johnston. | consider this map should be amended to not show as "Metropolitan Area"
that area within the rural (hill) area that includes the lake, as currently shown.

With regard to these maps, (4 and 7), the area west of Lake Hayes and beyond the
open space protection area immediately adjacent to the lake is shown as rural with
"more constraints” . | would like the mayps to provide for greater certainty with regard
to landscape protection so as to ensure the quality views across lake Hayes from the
east cannot be compromised by development in this highly visually sensitive rural
areq.

With regard to the proposed development in the Ladies Mile Area but also on a
wider scale: Has consideration been given to soil types, to the locations of high
quality soils and their protection for future food productione Shouldn't this be a
consideration also in regard to how future development of the area is planned?e

Regarding "Outcome 3. "A sustainable tourism system”, | would like to see a map that
shows the location of the most significant viewing points identified (and showing view
directions and angles encompassed), with some provisions for their protection.
Currently despite the scenic values of the region's landscapes, there is no view
protection in the Plan and over time views are sometimes lost. This may occur via free
planting or mounding or from poo placement of buildings.

For example,

- the view to the Remarkables from the main roads exiting Arrowtown has become
private viewing, seen from adjacent land, now lost to the public,

-planting and mounding is restricting views of the flats and adjacent Slope Hill from
the Ladies Mile road.

-Mounding adjacent to the road is degrading the quality natural landscape and
landforms and adversely affecting views from the road westwards across rural land
towards Coronet Peak, while elsewhere along this road closer to Arrowtown, dense
hedgerow planting is producing a similar outcome.

Isn't it fime, in the interests of tourism and maintaining quality views from the major
tourist routes, that there be identification of some of these view points and greater
conftrols on screen planting and mounding adjacent to major tourist routes. This will
become a greater problem as subdivision leads to ever smaller land parcels.
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Q. Please describe the reasons for your position:

| support the overall plan however consider there is some further refinement and
change needed to better protect landscape and tourism values. (Please refer to
comments in item preceding).

Q. Please let us know if you have any further comments:
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GUNN-LEWIS Jane

Arthurs Point

Q. 1am aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

| am concerned that the spatial plan seems to be set up on the premise that visitors
and local population has to double in the next 30 years. Surely we can take some
control and limit growth instead of having growth for growth's sake. | believe we can
limit the flights in and out of Queenstown Airport, therefore limiting the noise pollution
issues in the basin and visitor numbers.

Q. Please describe the reasons for your position:

Bringing more and more people into this region which the spatial plan says is mainly
because of the natural beauty is going to kill the natural beauty. It is important
growth is therefore limited and carefully considered in the spatial plan not taken for
granted.

Q. Please let us know if you have any further comments:
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GUNTHORP Graham

B&A on behalf of Ladies Mile Property Syndicate Limited
Partnership and Erskine & Owen Property Syndication
Limited

Out of District

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF attached

Q. Please let us know if you have any further comments:
PDF aftached
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19 April 2021

Queenstown Lakes Spatial Plan Submission
Queenstown Lakes District Council
via email: letstalk@qgldc.govt.nz

To whom it may concern

Queenstown Lakes Spatial Plan: Submission of Ladies Mile Property Syndicate Limited
Partnership and Erskine & Owen Property Syndication Limited

Thank you for the opportunity to provide a submission on the Draft Queenstown Lakes Spatial Plan.

This is a submission on behalf of Ladies Mile Property Syndicate Limited Partnership and Erskine &
Owen Property Syndication Limited (the Syndicate).

Introduction

The Syndicate owns 4.5 hectares of land at 497 Frankton-Ladies Mile Highway, shown in Figure 1
below. The Syndicate has owned the land since November 2018 and it is currently used as a boutique
visitor accommodation lodge.

Figure 1: 497 Frankton-Ladies Mile Highway

The Syndicate intends to develop the land for residential purposes in the short to medium term, and is
exploring a variety of medium to high density housing typologies (e.g. terraced houses and medium-
rise apartments).
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Ladies Mile Masterplan

The Syndicate supports the Council’s initiative of a masterplan for this area, and has engaged with
the Council’s team on this process, including providing feedback on the draft Ladies Mile Masterplan
options formally via letter and informally in meetings with the Ladies Mile Consortium team. The
Syndicate considers it important that both the masterplan and spatial plan support the delivery of
integrated land use and infrastructure for Queenstown, and that development of housing is enabled
efficiently and effectively. This is particularly important in greenfield locations such as Ladies Mile.
The latest version of the draft masterplan viewed by the Syndicate indicated a potential mismatch
between the growth outcomes signalled by the Council for the Ladies Mile area and what is currently
in the draft masterplan. It is understood that the residential yield at Ladies Mile is limited by traffic
capacity of the Shotover River bridge on State Highway 6. The Syndicate considers this issue should
be addressed and transport challenges should not be the determinant of yield in this or any other
location.

The Syndicate considers that the draft masterplan (or at least the more recent versions shared with
the Syndicate) may require revisiting in light of what the draft Spatial Plan is proposing. There is
currently a misalignment with respect to how the masterplan will successfully deliver on expected
Spatial Plan outcomes for the Ladies Mile area — which are supported, as discussed below.

The Draft Spatial Plan

The Syndicate supports the preparation of a Spatial Plan for Queenstown. The Syndicate considers
the Spatial Plan is an important document as it provides a blueprint for growth, and will assist the
Council and community in ensuring that growth and development is strategically planned for. This
includes integration of land use and infrastructure planning.

The Syndicate supports the establishment of the Whaiora Grow Well Partnership of central
government, Kai Tahu, and the Council as a forum for decision making and addressing growth-related
challenges currently being experienced in Queenstown.

The Syndicate supports the five key outcomes set out in the draft Spatial Plan. In particular, Outcome
1 — consolidated growth and more housing choice; Outcome 2 — public and active transport as first
choices; and Outcome 4 — well designed neighbourhoods. Development of Ladies Mile will contribute
to achieving each of these outcomes for Queenstown.

Future Urban Areas

The Syndicate supports the identification of Ladies Mile as one of three Future Urban Areas. The
Syndicate also supports the development of the proposed frequent public transport network servicing
the Ladies Mile area and considers this will assist in alleviating some of the Shotover Bridge capacity.
Ladies Mile is suitable for future urban development given the location in close proximity to the
existing urban areas of Lake Hayes and Shotover Country, as well as Frankton and Remarkables
Park. The flat topography, location outside of constrained areas (e.g. Outstanding Natural
Landscapes, natural hazards), and greenfield nature contribute to its suitability for future urban
development.

Priority Development Areas

The Syndicate supports identification of Ladies Mile as Priority Development Area. In particular the
Syndicate notes the description of Ladies Mile as ‘A new transit-oriented neighbourhood offering new
housing choices. Requires working in partnership to deliver a public transport solution that will unlock
the potential of this site’.

There currently appears to be misalignment between what the spatial plan is signalling with respect to
offering new housing choices and the need to unlock the potential of this site, and what is being
considered as part of the masterplan, including the significant impact of traffic capacity on yield.

In addition, part of ‘unlocking’ the potential of the Ladies Mile area requires landowners who are
motivated to deliver on the Council’s spatial plan and masterplan. As noted earlier, the Syndicate
intends to develop its land for medium and higher density housing. This will only able able to occur if
the land is zoned to provide for this. The Syndicate is concerned at recent version of the masterplan
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that showed its land as the location for a new high school. This would not assist in unlocking the
potential of this area.

The Syndicate supports the proposed use of the Grow Well Whaiora Urban Growth Partnership to
improve alignment and coordination in unlocking the full potential of Ladies Mile.

Local Centre

The Syndicate supports a new local centre being established at Ladies Mile as signalled by the draft

spatial plan. A local centre will be critical to supporting a higher density residential community in this

area with respect to services and amenity, as well as reducing the need to travel to Frankton for local
retail and services.

Hearing

The Syndicate wishes to speak to this submission at a hearing. The Syndicate would like to know if
this can occur via video conference.

Summary

The Syndicate supports the preparation of the draft Spatial Plan and what it proposes with respect to
Ladies Mile as both a Future Urban and Priority Development Area. The Syndicate considers it
important that the masterplanning currently being undertaken for Ladies Mile aligns with the Spatial
Plan to ensure that the area can be ‘unlocked’ to its full potential.

Please contact me should you require further information or clarification of the matters raised in this
submission.

Yours sincerely

Graeme Gunthorp
Asset Manager
Erskine + Owen
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HALLIDAY Jan

Lake Hayes

Arrowfown

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

| wish to object to airport expansion in Queenstown.. we do not want it to ruin our
environment

Q. Please describe the reasons for your position:

We also need our waterways and lake Hayes water clean and not contaminated..
this required help from ORC .. work has been done by countless people but we need
financial support from council

Q. Please let us know if you have any further comments:
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HANAN Ralph

Arrowtown
Q. lam aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

The first section of the draft spatial plan (Parts 1, 2, and 3) does a reasonable job of
presenting the District's, especially Queenstown's, development issues - pressures,
challenges, and opportunities. Correctly, it presupposes a plan response to a shared
long-term vision of the community's priorities within which the district should evolve
over the next 30 years or so. (It could be more sharply attuned to specific
community's values.)

The rest of the report is a disconnect from these development issues. The critical
problem is the perverse logic of assuming that the number of residents, jobs and
visitors will approximately double over the next 30 years, requiring about 17,000 new
homes in the area. This is presented as a given, as exogenous to the exercise, as the
narrative to which the details of the plan must fit. It places the cart before the horse.
The logical approach is to ensure that the community's values and priorities will be
respected and assured, essentially immutable. The number of residents, jobs, new
homes, etc. must fit within and be responsive to those values and priorifies -
becoming therefore an endogenous result or outcome.

It follows that there is a basic disconnect between Parts 1-3 and the balance of the
document that follows. Much of Part 4 and the ensuing outcomes and strategies
should be rewritten.

Q. Please describe the reasons for your position:

I've written above that the details of the spatial plan going forward are inconsistent
with the values and priorities set out in Parts 1, 2, and 3. It is as though the authors of
Parts 1, 2, and 3 are different from, and have not been communicating with, the
authors of the rest of the report. The rest of the report is long-term planning as usual,
responding to narrow special interests rather than to the views of the community at
large. It avoids the basic purpose of spatial planning, which is to integrate the
District's economic, social, cultural, ecological, and environmental phenomena in a
cohesive manner to enable the District to prosper and strengthen the wellbeing of all
residents within broadly accepted principles of sustainability in its various forms. Our
people - our community - must come first.
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Q. Please let us know if you have any further comments:

Given the fundamental disruptions of COVID-19 and their long-term consequences,
the premise that the number of residents, jolbs and visitors will approximately double
over the next 30 years, requiring about 17,000 new homes in the area is
unreasonable. Consider too, climate change and stronger incentives to reduce
carbon emissions. As the price of carbon is factored into the price of fossil fuels, the
cost of air tfravel is likely to increase markedly. People will fravel less. In any event, if
QLDC's planning is to respect the values of the community, it will tailor the numbers to
fit the sustainability narrative.
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HANNA Michael

Arrowtown
Q. lam aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neutral

Q. Please let us know your comments or feedback:

The Spatial Plan seems very light on substance other than feel good buzz words.

It needs to fully address our communities concerns regarding the 5M plus tourist plans
supported by our elected council, the continued abuse of our CBD by younger late
night party people, the continued ignoring of the greater community with regard to
Airports and ongoing development (Ladies Mile), the continuing changes to our
district plans to accomodate vested interests such as developers and tourist
operators.

The town centre (QT) needs to be returned to the community not the selected few
tourist based operators operating with the benefit of ratepayer funding.

A sustainable tourism system is listed as a desired outcome, this in my mind is the
principal driver of this document.

Q. Please describe the reasons for your position:

| have visited our CBD after hours and witnesses the aggression and fuelled up
behaviour, councils policies and planning to date has resulted in an often dangerous
and disgusting environment which is no longer acceptable.

Our township deserves far better than this reputation as a party town simply for the

benefit of a few hospitality owners and tourist operators who are more interested
numbers than quality.

Q. Please let us know if you have any further comments:

Tidy up the present position before implementing further change which will not work
while we continue to attract the wrong type of visitor.
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HARDING Jennie

Hawea & Hawea Flat

Q. lam aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

Doesn’t seem to take into consideration the growing community snd its need for
community services. Where are the new schools? New or upgraded poolse Transport
links2! Playgrounds?¢! Updates libraries?!

Has absolutely no indication that hawea or hawea flat has even been considered
despite essentially dumping tiny sections on us with the support structure to back it
up. Thousands of new people will be living in hawea and we don’t even have a
vilage centre!l Never mind the required schools or early childhood centres! You're
making it a commenter belt and it’'s not good enough.

Q. Please let us know if you have any further comments:

Very disappointed and angry with the councillor for their lack of attention to the
hawea basin yet happy to use it as a fall back for many of the regions housing issues
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HENDRY Peter

None

Cenfral Queenstown

Q. 1 am aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neutral

Q. Please let us know your comments or feedback:

| would like the draft plan to specifically address the safety concerns for those that
have houses that directly access Frankton Rd where the road speed is 70 km/h.

Frankton road will always be a major hazard for the residents, families and guests of
these properties. This is a real safety issue that needs to be urgently addressed.

My specific concern is the driveway access for 551, 559 and 563 Frankton Rd
(opposite the Goldfield height intersection).

| personally have been involved in a number of near misses when exiting and
entering the shared driveway that accesses these properties.

My sister and two young daughters were hospitalised after their car got written off
when trying to enter this driveway.

Entering the driveway from the Frankton direction requires the approaching vehicle
to slow to 20 km/h and to swing out into the middle of Frankton Rd. The trialling
vehicles and not prepared for this manoeuvre and often try to undertake on the left,
or to perform an emergency stop.

Exiting the driveway towards Frankton is dangerous also, as the exiting vehicle has
limited vision due to the handrail that has been unnecessarily added to the top of
the motorway barriers.

The council should consider all options to make this access safe, for example:

- Widen the driveway access. This land is owned by the council. Any additional land
would happily be donated from the affected residents.

- Provide a separate entry lane on Frankton Rd

- Traffic lights at Goldfield heights

- Remove handrail from the motorway barrier

- Reduce the road speed on Frankton Rd

Please would you consider my submission, for the health and safety of the affected
residents and their families, and all those TQ?IL use Frankton Rd.



Q. Please describe the reasons for your position:

As it does not address the safety issues that are impacting Frankton Rd.
People are dying and being seriously hurt on this road. But little is being done.
Health and safety should be the highest priority.

Please see my comments above.

Q. Please let us know if you have any further comments:
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HILHORST John

FlightPlan 2050

Kelvin Heights

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF aftached

Q. Please let us know if you have any further comments:
PDF attached
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Submission to the draft Spatial Plan

“Ko te kai a te Rangatira he korero” — the food of chiefs is dialogue.

FlightPlan2050
John Hilhorst

1 Introduction
Thank you for the opportunity to submit to the draft Spatial Plan.

We would first like to acknowledge the considerable amount of excellent work and expertise by
many people that has delivered this draft for our consideration. It will have been a challenging task,
but a worthy one, being the first opportunity for our community to develop such a broad-based,
integrated and long-term vision for our district’s future urban development.

We accept the broad premise driving the need for this Spatial Plan, that the normally resident
population of Queenstown Lakes District will continue to increase at a rate greater than most other
regions. The growth in resident population may be faster or slower than anticipated by this plan, but
the beauty of this region will continue to attract domestic and international migrants and we expect
our district’s population will inevitably double and then double again. This growth will continue, in
our view, independent of tourism, where the long-term effects of Covid 19 and climate change on
international travel are less certain.

Overall, we agree with the broad direction and many of the priorities outlined in the draft Spatial
Plan. The focus on concentrating urban development into a sensible pattern that would better
support public transport, protect our outstanding natural landscape and ensure the efficient
provision of publicly funded infrastructure is to be commended. As is the focus on our district’s well-
being as the principal driver for the outcomes it seeks.

2 Summary

While an excellent start, this draft Spatial Plan has one glaring fault, a purposeful omission that if
ignored would reduce the report’s credibility and undermine the capacity of this Spatial Plan to
provide for the district’s best future potential.

2.1 High-level design failure.

It completely fails to consider alternative scenarios for the region’s airports. The Spatial Plan
Scenario Analysis Report makes plain that QAC’s proposed dual airport plan is the only scenario
considered (p 6).

2.2 Current suboptimal design.

This is a high-level design failure that will, if not rectified, lead in the near term to decisions that
would lock-in sub-optimal new zoning on Frankton Flats based on the currently proposed Frankton
Masterplan. That plan would:

1|Page
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1. Place high-density mixed-use zoning placed directly onto State Highway 6 along Five Mile.
This proposed “Urban Corridor” is sub-optimal in that it risks:

a. creating a network chokepoint on the district’s most important arterial route, and

b. congesting that urban centre by forcing all those who seek to transit it to pass
directly through its centre.

2. Permanently split the potential Frankton metropolitan centre into two smaller, lesser, sub-
centres.

3. Fail to provide the district with a sufficient metropolitan centre that could have the
substance and character necessary to support economic diversification to high-value,
knowledge-based enterprise.

The need for this sub-optimal “Urban Corridor”, severed shrunken centres and thwarted economic
opportunity is entirely predicated on the assumption that Queenstown Airport and its associated air
noise boundaries will continue to dominate Frankton Flats and surrounding areas. But this
assumption is neither necessary nor certain. A credible alternative is being actively pursued with
decisions likely made within 5 to 7 years, in the near term and well within the timeframe of this
Spatial Plan.

2.3 Alternative airport scenario
An alternative airport scenario would most likely be:

The establishment of CIAL’s proposed regional airport near Tarras, together with

the relocation of all domestic and international scheduled services to CIAL’s new airport
the closure of Queenstown Airport for all but vertical takeoff and landing (VTOL), and
relocation of fixed-wing general aviation (GA) to a new airfield on Queenstown Hill or to the
existing airfield at Kingston.

PwnNe

This would allow for a vastly better urban plan design for Frankton Flats, which the draft Spatial Plan
clearly identifies as the district’s major metropolis for the future.

2.4  Acknowledgement of risk enables mitigation strategies.

Simply acknowledging this alternative airport scenario presents a low-cost opportunity to obtain
enormously high rewards directly favourable to the values and goals outlined for this Spatial Plan.

If it acknowledged this alternative airport scenario, the Spatial Plan could easily mitigate against the
risk of permanently entrenching suboptimal development at Five Mile. An effective mitigation, for
example, would be to simply delay decisions that would commit new zoning of this urban corridor. A
delay of 7 to 10 years would be sufficient and would have minor adverse effects on the district’s
post-Covid development.

2.5 Uncertainty would be temporary.

The community is right now actively debating the future of the region’s airports and a decision on
the alternative scenario would most likely be resolved within the current decade. While it may take a
further several decades before Queenstown Airport could be closed under the alternative scenario,
the decision to relocate could be made in this near term. This would allow for the complete redesign

2|Page
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of Frankton Flats with a vastly better outcome than the currently proposed masterplan that has a
high-density Urban Corridor located on top of State Highway 6 and its potential to become the
metropolitan heart of this district skewered into two much lesser sub- centres.

2.6 Minor cost for potentially massive benefits

A few years delay in rezoning of the proposed Urban Corridor would be a minor cost relative to the
enormous gain for all the Spatial Plan’s values and goals if Frankton Flats were redesigned as a
single, comprehensive, integrated metropolis. Such gains are explained in more detail in sections 8
and 9 of this submission, and more fully in the appended draft report: Part B — Queenstown Alpine
Campus.

2.7 Ladies Mile also at risk.

Failing to recognise the alternative airport scenario could also lead to irreversible mistakes in the
Ladies Mile master planning that is currently underway. Early plans for this area suggested removal
of the current 80 m setback for buildings alongside most of the Ladies Mile section of State Highway
6. This existing setback is enough to enable the Ladies Mile roadway to be engineered as an
emergency runway suitable for Hercules aircraft during civil defence emergencies, such as the
anticipated AF8 earthquake. Such emergency air lift capacity would be necessary if the runway on
Frankton Flats were closed.

If the Spatial Plan acknowledged the alternative airport scenario, then such important existing assets
would be protected, at least for the 7 to 10 years during which the airport scenario questions will
most likely be resolved.

2.8 Alternative airport scenario is real and credible.

The alternative airport scenario is not vague, fanciful or distant. We are in an active process of
community and political debate that has been a forefront issue within the district these past three
years. CIAL’s purchase of 750 ha near Tarras provides a concrete basis for an alternative scenario
and confirms the intent and capacity to deliver on it. The situation is likely to be resolved one way or
the other within the next 7 or 10 years. With the growing debate and changing circumstances, it is
increasingly credible that alternative outcomes to QAC’s current dual airport plans are possible.

2.9 Temporary uncertainty assures best long-term outcome.

Given that the airport scenario alternative is likely to be resolved, or at least better understood,
within 7 or 10 years, it is unacceptable that a 30-year vision framework for the district’s urban
development does not allow for this temporary uncertainty. Particularly when ignoring alternative
scenarios would unnecessarily, quickly and revocably lock in what are clearly major suboptimal
outcomes on what is to be the principal metropolis centre for the district, and when simple, costless
mitigation of these risks is possible if the alternative airport scenarios were considered.

2.10 The spatial planis a long-term vision — please don’t fly blind.

For these reasons, we ask that you require this draft Spatial Plan be amended to explicitly include
the potential for change in our regional airport network. It should recognise the future potential
closure of Queenstown Airport for all but VTOL, together with the development of an airport near
Tarras for all scheduled domestic and international air services.

3|Page
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This Spatial Plan need not formulate a view or take a position of support or against either airport
scenario. But it cannot blankly ignore the alternative scenario when there is real potential that it
may eventuate, and when this would have such significant effects on spatial planning within the
district.

The proposed new airport near Tarras is clearly within the 30-year timeframe of this Spatial Plan and
its opening would certainly cause reflection on the wisdom of retaining Queenstown Airport in
Frankton. Regardless of whether local political leadership supported it, a Tarras airport would force
far greater recognition of Queenstown Airport’s opportunity costs, and the enormous potential
value for its high-density urban development as a fully integrated metropolitan centre.

As such, the Spatial Plan should at the very least consider the effects of alternative scenarios to
ensure that it can anticipate and adapt to such changes and mitigate the overall strategy against
potential risks.

That, after all, is the purpose of long-term spatial planning.

3 Changes sought.

We seek the following changes to the draft Spatial Plan.

3.1 Include the obvious alternative airport scenario.

We ask that the plan be amended to explicitly include the potential of two different airport scenarios
that could develop over the 30-year timeframe of the Spatial Plan. The alternatives are, either:

1. QAC’s dual airport scenario
This would have QAC continuing to provide for all scheduled flight services within the
district, either with Queenstown Airport alone or with its dual airport plan using both
Queenstown and Wanaka Airports, or

2. CIAL’s new regional airport.
This would have all scheduled flight services relocated to CIAL’s proposed new regional
airport near Tarras, together with the closure of Queenstown Airport for all but VTOL
operations, fixed wing GA operations transferred to a new airfield on Queenstown Hill or to
Kingston airfield, and the development of all of Frankton Flats into a fully integrated, high-
density metropolitan centre.

3.2 Remove the Urban Corridor from the priority list.

In recognising the potential closure of Queenstown Airport sometime in the next two or three
decades, the Spatial Plan should recommend a delay of 10 years before any new zone changes are
made to facilitate the Five Mile Urban Corridor.

This would provide the most effective and almost costless mitigation against substantial suboptimal
outcomes for the urban development of the Frankton area.

3.3 Protect the Ladies Mile corridor

In recognising the need for alternative emergency air lift capacity in time of civil emergency, such as
an AF8 earthquake, ensure the retention of existing 80 m building setback that exists along most of
Ladies Mile, and have this extended for the full length of Ladies Mile.

4|Page
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This would ensure that the Ladies Mile stretch of State Highway 6 could be engineered to serve as an
emergency runway able to service Hercules aircraft during times of civil emergency.

4 Risk of suboptimal outcomes
The currently proposed Frankton Masterplan highlights the risk this draft Spatial Plan is exposed to.

Because the Frankton Masterplan irrevocably assumes the presence and growth of Queenstown
Airport and that its associated air noise boundaries will forever dominate Frankton Flats, the urban
designers have been forced to locate new high-density commercial and residential zoning as far from
the airport boundary is possible, placing it directly onto the district’s most busy and important
arterial route — State Highway 6 at Five Mile.

Such development would clearly be suboptimal, both compromising the district’s major arterial
route and congesting its planned retail/commercial centre. Notwithstanding all the aspirations for
public and active transport that will hopefully reduce vehicle numbers, it will remain a major arterial
for increasing numbers of people.

The proposed Frankton Masterplan runs the real risk of creating a permanent, inefficient transport
chokepoint on this critical network link. This runs completely counter to all urban planning best
practice throughout the country. Best practice seeks to remove through-traffic from city centres and
improve mobility. Instead, this masterplan would build the district’s largest metropolis directly onto
its largest arterial route, compromising both.

It would also permanently split the potential metropolitan centre of Frankton into two smaller,
lesser, sub- centres.

And it would fail to achieve the extraordinary potential for substantially greater positive outcomes
for all 16 strategies outlined in the draft Spatial Plan. These are explained further in Section 9 of this
submission.

The need for this suboptimal Frankton Masterplan is caused solely because of the current location of
Queenstown Airport. If the airport were relocated, then a very much better masterplan could be
developed for Frankton Flats. (For example, see Chapter 3, starting at page 26 of the appended
report, Part B— Queenstown Alpine Campus)

By ignoring alternative airport scenarios and prioritising the early development of this Frankton
Urban Corridor, this draft Spatial Plan runs the risk of setting these suboptimal outcomes into
concrete when it may not be necessary.

Once such high-density zoning was in place, and that is certainly feasible within a few short years
using Council’s next 10-Year Plan cycle, it would be almost impossible to remove, even if a
subsequent mayor and council chose to investigate or support the relocation of scheduled air
services away from Queenstown Airport. The opportunity to develop a much more effective and
coherent metropolis centre at Frankton would have been permanently lost, and an inefficient
transport bottleneck and congested town centre would have been permanently locked in.

This suboptimal outcome could be easily avoided if the Spatial Plan simply acknowledged the risk of
the alternative airport scenario. It could then determine appropriate mitigations that protect against
such planning failures. Simply, for example, delaying the full rezoning of the Five Mile Urban corridor
by 5 or 10 years would allow the airport location questions to be resolved before the Five Mile
Urban Corridor zone change was locked in permanently.
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Alpine city campus design concept
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THIS IMAGE SHOWS THE CONCEPTUAL ALPINE CITY DESIGN PROPOSED BY DAVID JERRAM AND GILLIAN MACLEOD. FRANKTON
FLATS OFFERS A UNIQUE OPPORTUNITY FOR A FULLY INTEGRATED, HIGH-DENSITY SMART CITY.

CENTRAL PEDESTRIAN BOULEVARD

OVERBRIDGE CONNECTING TO LAKE

TRANSPORT HUB INTEGRATING SURFACE VEHICLES AND VTOL

EXISTING AIRPORT BUILDINGS REPURPOSED AS COMMUNITY FACILITIES, COUNCIL OFFICES OR CONFERENCE CENTRE

CONNECTIONS LINK RING ROAD TO INNER CARLESS COMMUNITY

INNER CIRCULAR ROUTE ENABLE EFFECTIVE CONTINUOUS PUBLIC TRANSPORT

NORTH-SOUTH ROUTES AND COMMERCIAL ZONE LINK ALL RETAIL/COMMERCIAL ZONES

SUBSTANTIAL MEDICAL/HOSPITAL PRECINCT MEETS DISTRICT’S NEEDS WELL INTO THE FUTURE
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5 lgnoring alternative airport scenarios is a fundamental
failure.

It is abundantly clear that the local political leadership under Mayor Boult is opposed to the
relocation of scheduled air services away from Frankton. The Spatial Plan, however, is more than Mr
Boult. It is a long-term vision and framework for the region that is professionally developed by QLDC
in partnership with central government and Kai Tahu.

For this 30-year vision, the question of airport growth and its location cannot be a sleepy, foregone
conclusion that can be set aside and be simply assumed for this Spatial Plan. It is a hotly contested
political debate that has raged in the region for three years and the outcome is far from certain. This
active airport debate will not go on endlessly. We would expect some clarity of final outcomes over
the next 5 to 10 years. It is both imperative and simple for this Spatial Plan to recognise this short-
term uncertainty regarding the airport scenarios.

The uncertain outcome from the airport debate is also no reason for this Spatial Plan to simply run
with the status quo and ignore the alternative scenario. The airport location is the single biggest
spatial planning variable over which the district has control, and the outcome will have massive
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effects on the district’s spatial planning options. Locking into a single scenario without allowing for
this alternative possibility carries the high risk of permanent suboptimal planning, zoning and
network outcomes that could have otherwise been easily mitigated against.

6 We are currently uninformed.

There has been no professional study or work done to assess alternatives to retaining Queenstown
Airport in Frankton, so there is yet no credible information available to help inform the public or
decision-makers. This ignorance has been purposefully achieved. Under the district’s current political
leadership, all planning and strategic analysis has been directed to explicitly avoid researching or
understanding the options for the opportunities different airport scenarios may present. For
example:

6.1 Frankton Masterplan terms of reference

The terms of reference of the Frankton master planning process explicitly retained the growing
airport within Frankton. Public consultation and workshops prevented an excluded any
consideration or discussion of possibly designing Frankton with a relocated or reduced airport. At
the public meeting presenting the draft masterplan, QLDC’s general manager of property and
infrastructure, advised by the CEO, refused to allow even the display of an alternative master plan
with the airport relocated, despite it having been prepared independently by urban design
professionals.

6.2 MartinJenkins social and economic impact assessment

The terms of reference for MartinJenkins social and economic impact assessment of alternative
airport scenarios did include one of a new regional airport but this explicitly did not allow for the
many benefits possible from the concentrated urban development of Frankton made possible by the
closure of Queenstown Airport (for all but VTOL). Despite that option being central to much of the
community debate on the issue, including public forums hosted by two of the most affected
community associations and attended by 300 people.

Even so, the MartinJenkins assessment found that a new regional airport would provide the greatest
economic benefit for the region, with the only diminishing aspect being the scenario did not have it
open for operation soon enough.

Council leadership appears to have ignored or suppressed these findings, having had no public or
closed workshops for counsellors to consider the report in the year since it was delivered. It has
simply been received and put aside. In apparent window-dressing, QAC’s statement of intent has
simply noted it will “consider” the MartinJenkins report in its planning.

6.3 Spatial Plan consultation

6.3.1 Martinlenkins findings ignored.

Public consultation workshops for the Spatial Plan have also excluded any discussion of the
relocation of Frankton Airport. The Spatial Plan Community Consultation Report acknowledges
concerns expressed in public workshops (p 11). The then-ongoing MartinJenkins socio-economic
analysis was the reason given for not discussing the district’s single biggest spatial planning variable
at those workshops.

It's now more than a year since the MartinJenkins report was published, finding that a new regional

7|Page

423



airport would deliver the greatest economic prosperity for the district (even without factoring in the
substantial benefits from closing Queenstown airport and urban densification of Frankton).

Despite the Community Consultation Report claiming it would use the “fact-based assessment ... to
inform the draft Spatial Plan” (p 11 of the), it clearly hasn’t. If it had, the finding on the new regional
airport scenario combined with CIAL’s land purchase near Tarras would cause the draft Spatial Plan
to acknowledge the greater economic prosperity possible from a new regional airport and reflect on
the viability of Queenstown Airport within the plan’s 30-year timeframe.

First, the MartinJenkins work was used to deflect discussion, now its findings are simply ignored.

6.3.2 Workshop maps unclear
In the Spatial Plan’s Wakatipu workshops, the three maps used to choose between main centres,
connected centres and dispersed options didn’t even show the airport in Frankton.

How could anyone expect participants to choose the main centres option (development
concentrated on Frankton Flats) when that area is obviously consumed by the airport, meaning no
one would want to live there squashed into the periphery of this high industrial noise area. This puts
into serious question the validity of conclusions that can be drawn from the choices participants
made.

ARTHURS POINT

I

QUAIL RISE
COR

E
@ 7) QUEENSTOWN

KELVIN HEIGHTS

Main Centres map used during Spatial Plan consultation

6.4 It's time to get it right.

As a 30-year vision and framework for our region, the Spatial Plan must surely grapple with the big
strategic questions such as airport location rather than ignore them. And in doing so, surely it must
seek good quality information on which to base its conclusions.

We have headed this submission with the Maori wisdom: “Ko te kai a te Rangatira he korero” — the
food of chiefs is dialogue. Such wisdom has not been evident in any of the airport debate, with local
political leadership excluding and obstructing all opposing viewpoints and discussion. We have
instead a narrow-viewed focus that places airport needs ahead of community well-being and high-
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volume bums-on-seats airport proximity ahead of sensible long-term planning for a healthy and
sustainable district.

By excluding any consideration of alternative airport scenarios in the Spatial Plan, we would fail to
ensure that its vision would indeed deliver the best spatial, urban and infrastructure planning for our
district’s wellbeing.

Our communities deserve better. They have a right to expect that the development of a 30-year
vision and framework intended to develop the best social, cultural, environmental and economic
well-being for them would take an unbiased and honest approach using merit-based analysis rather
than a narrow commercial and politically driven predetermination.

7 Is the alternative airport scenario credible?

If it were highly unlikely that Queenstown Airport would ever be relocated, then it would be
reasonable for the Spatial Plan to ignore CIAL’s Tarras proposal and its potential impact on
Queenstown Airport. But this is not the case. The likelihood has increased substantially over the past
two years, and the decision whether to relocate the airport is almost wholly a political one that is far
from impossible, even in the near term.

7.1 Hanging on to the old ways

The refusal to consider or assess the relocation of Queenstown Airport results from incumbent
inertia controlling the political process. As such, it is open to change at every electoral cycle, is
susceptible to public opinion and influenced by new information, all of which are near-term events
that fall well within the 30-year timeframe of this Spatial Plan.

Any new idea such as relocating Queenstown Airport needs time to take hold. The first reason
Mayor Boult gave to retain the airport in Frankton in an interview with Crux (21/5/2019) was “the
airport was put there for the very good and proper reason because it’s close to the town.” But when
the airport was first gazetted in 1936 it was also a time when the steamboat Earnslaw carted sheep
to the steam train Kingston Flyer, and the largely empty Frankton Flats was some distance from
Queenstown and used only occasionally by small aircraft.

Our district, and indeed the world, is experiencing rapid change and such luddite thinking has little
merit when we are engaged in developing a 30-year vision for our rapidly growing district.

7.2 Times have changed.

As the illustration below shows, we are no longer dealing with a small airport occasionally used near
Queenstown, but with a large and rapidly expanding international jet airport situated in the dead
centre of the district’s major metropolis.
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A busy international Jet Airport in the centre of town!
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Map illustration of the Wakatipu connected centres as proposed in the draft Spatial Plan (page 52) with the property
boundary of Queenstown Airport and the 55 dB air noise boundaries superimposed.

It is impossible to imagine that any urban planner would ever recommend the situation illustrated
above if they were planning the district from scratch. If it were absolutely necessary and there was
absolutely no other way to resolve the district’s need for air connectivity, then maybe such planner
could reluctantly resign themselves to the airport’s location.

7.3 We are not trapped — we have choices.

We have historical urban development and infrastructure networks that make Frankton the most
logical centre for the district’s largest metropolis as shown in the draft Spatial Plan.

But, as the MartinJenkins report confirms and as CIAL’s land purchase enables, our district’s air
connectivity is not dependent on having its major international airport located in the middle of
Frankton. We have choices.

7.4 QObstructive political leadership

Current leadership in the district refuses even to acknowledge we have a choice. Far from seeking
information or analysis that could inform our choices, our leadership is obstructing any information
gathering, excluding it from the terms of reference of all analysis, planning or consultation, and
publicly denouncing alternative options with often ill-informed statements such as a new airport
would cost more than $2 billion (it wouldn’t), that it’s morally reprehensible for CIAL to undermine
the commercial value of QAC (it wouldn’t, QAC’s value could quadruple several times over as a
Frankton property developer), that it would be legally impossible to achieve, and so forth.

7.5 Listen to the experts.

It is far more instructive to listen to the voices of those knowledgeable professionals who have skin
in the game.

Senior executives at Christchurch International Airport Ltd, with commercial experience, industry-
specific expertise and resource to properly assess the situation have determined it worth putting
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$45 million up front to secure land near Tarras, a consolidated holding five times the size of
Queenstown Airport. They estimate the total cost of the new airport to be $800 million, with
planning, consent and construction potentially achievable within 10 years.

Similarly, Air New Zealand has advised QAC, in its submission on the proposed expansion of air noise
boundaries, that QAC would be unlikely to meet the airline’s future service requirements even with
its dual airport strategy and explicitly called for a new regional airport.

7.6 Major changes increase the likelihood of airport relocation.

Other major changes have occurred since Mr Boult’s interview with Crux where he described the
notion to relocate Queenstown Airport as “the silliest thing I've heard.”

7.6.1 QAC expansion plans rebuffed.

QAC has suffered massive public resistance to its dual airport expansion plans. Its public consultation
for the expansion of its air noise boundaries in the Wakatipu saw the district’s largest ever
community response, with 92.5% of 1507 submissions being opposed. It's expansion plans for
Wanaka Airport has seen 3 % thousand residents join in active opposition, with Wanaka
Stakeholders Group engaging in legal action to challenge the process and plans.

7.6.2 Martinlenkins finds greater prosperity from new regional airport.

The Martinlenkins economic and social impact assessment identified that a new regional airport
would enable greater economic prosperity than QAC’s dual airport strategy. In that pre-Covid
assessment, the analysis showed a new airport would be even better if operational within 10 years,
rather than their 15-year presumption.

7.6.3 CIAL purchases 750 ha near Tarras.

Catching many by surprise, CIAL’s land purchase has replaced the hypothetical with a real and
credible alternative, one with the incentive and capacity to deliver. It has also expanded influence
and control beyond local political leadership.

7.6.4 Covid 19 challenges business-as-usual tourism economy

Covid 19 has caused a seismic disruption of the district’s economy, massively exposing its high
dependence on international tourism. This has led to significant community reflection and calls for
change. The business-as-usual model dependent on high-volume tourism is being seriously
questioned, openly challenging the presumptive need for visitors to be able to access their hotels
within 15 minutes of landing, instead of taking one hour if the airport were near Tarras.

It’s hard to achieve fundamental structural change when the economy is barrelling along as it has for
the past 10 years in Queenstown Lakes District. The shock from Covid 19 gives a rare opportunity to
reflect and rebuild. This increases the willingness for our community to consider fundamental
structural changes such as the relocation of Queenstown Airport and densification of Frankton.

7.6.5 Covid 19 increases calls for economic diversification.

The major economic disruption caused by Covid 19 has also accelerated demands for economic
diversification. The immediate proximity of Queenstown Airport on Frankton Flats inhibits such
diversification by both fuelling tourism and undermining the potential to develop the Frankton Flats
as a world-class, walkable, smart city campus specifically designed to meet the needs and aspirations
of knowledge-based enterprise — a place where, as Sir Paul Callaghan extolled, talent wants to live.

(See Chapter 3, starting at page 26 of the appended report, Part B— Queenstown Alpine Campus an
example of such a design)
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7.6.6 Climate change increasingly drives policy.
Public concerns regarding climate change are growing rapidly and increasingly drive public policy and
commercial activity.

While climate activists have been quick to condemn the new airport proposal near Tarras, with 94%
of Wanaka Stakeholders Group surveyed members citing climate change is their primary opposition
to this new airport proposal, these objections could quickly change into support. A thorough
emissions analysis that included the closure of Queenstown Airport (for all but VTOL) and the urban
densification of Frankton would show a new Tarras airport could offer far more effective mitigation
of climate change than QAC’s dual airport proposal or having only Queenstown Airport operating
scheduled air services.

Proper emissions analysis comparing QAC’s dual airport proposal against CIAL’s new airport near
Tarras combined with the densification of Frankton as the district’s major fully integrated
metropolitan centre would soon have those concerned with climate change advocating for the
redesign and densification of Frankton instead of retaining its airport. This is explained more fully in
Section 8.5.

7.6.7 Replacement of RMA legislation.

The proposed abolishment of the RMA and its replacement likely next year with legislation
specifically intended to facilitate wise, integrated urban and network development is another major
enabling change that increases the likelihood for Queenstown Airport’s closure in favour of a new
regional airport near Tarras.

CIAL will find the legal process easier, as a thorough and integrated network analysis will
unequivocally show its advantages ahead of QAC’s dual airport plans.

7.6.8 National oversight of air transport network

Less certain, but also possible, is that the air transport network be considered under some
government oversight, such as national roads with the NZTA. Central government is reviewing the
country’s national infrastructure and how best to all plan for them.

The current debacle that proposes three competing international airports within 70 km, all driven by
independent, competing local interests despite mostly public ownership, is obviously not the best
way to develop the most effective national air transport network. Already there are many calls to
central government to take some initiative to resolve these conflicts to achieve a more effective
outcome.

Any such national oversight would almost certainly favour a single regional airport together with the
closure of Queenstown Airport and densification of Frankton.

7.7 Possible, even likely.

What may have been a fanciful idea just two years ago is now a real possibility. It is increasingly
untenable to propose a 30-year, long-term vision for an urban spatial plan in the Queenstown Lakes
District that flatly ignores these trends and uncertainty regarding the district’s airports.

8 Would an alternative airport scenario be desirable?

Better for climate change mitigation. Better for economic prosperity. Better for social, cultural and
environmental well-being.
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8.1 Relocation would be hugely positive.

These positive outcomes are unequivocal. They become obvious to anyone prepared to investigate
with any depth. As evidence, we have appended to this submission the draft report titled Part B -
Queenstown Alpine City Campus and ask that you read this as part of our submission. This is the first
half of an independent report that provides some of the analysis and information that has so far
been absent from any political or public debate on these issues.

8.2 Massively increase commercial value of QAC.

Even the business case for QAC falls greatly in favour of relocation. It’s 165 ha Frankton landholdings
currently valued at $220 million would more than quintuple in value if this were rezoned from its
current predominantly rural general zoning to high-density mixed-use. With the company majority-
owned by Council, such zoning change would be no different and less difficult than the processes
being applied to Ladies Mile or proposed for the Five Mile Urban and Southern Transit corridors.

A tremendous advantage over any other options, is that most of this massive billion-dollar value gain
would be captured by the district’s community through Council’s 75% ownership of QAC, instead of
by a few lucky private individuals.

QAC’s pre-Covid enterprise value of $480 million would similarly balloon if its commercial focus
changed from airport property management to developer of the Frankton metropolis.

QAC is fundamentally a property management and development company. It is not involved in
aircraft management or operations, airline scheduling, flight control, customs or border protection.
It’s business revenue comes from developing buildings and leasing these to various retail stores,
charging aircraft for landing on the runway it maintains and car parking fees. It already has the skills
and competencies that would allow it to pivot and achieve far greater business value from its 165 ha
Frankton land by developing a high-density metropolis than it currently can using the land as an
airport.

Owning 165 ha centrally located in the developed metropolis of Frankton, QAC could become one of
the largest and most profitable commercial property companies in New Zealand.

8.3 Better for QAC shareholders.

QAC’s shareholders would also be far better recompensed. Instead of an uncertain pre-Covid S5
million annual dividend, QLDC would be guaranteed a minimum $16.5 million additional rates from
the rezoned land. To this could be added any capital disbursement to both shareholders from land
sold at much greater prices than it is currently valued, and much greater annual dividends if QAC
were to focus on property development and management for rental and lease revenues.

As the 75% majority owner of QAC, our Council and therefore local community would get most of
the windfall value gain from the 165 ha that would be rezoned from predominantly rural general to
high-density mixed-use. This value gain would normally be lost to the community and go to the
benefit of private landholders.

If the QAC property company sold long-term lease rights to develop and occupy, substantial annual
dividends would be permanently assured, presenting a significant revenue for Council to offset
against rates or substantially increase infrastructure investment across the district.

Under current leadership, Council is pursuing the absurd view that a CIAL owned regional airport
near Tarras would threaten its financial investment in QAC. On this false premise, Council has
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encouraged QAC to aggressively assert its commercial interests, to the extent of even trying to hide
QAC’s commercial planning from the statement of intent process.

8.4 Better for communities” well-being.

Careful analysis shows that a similar quantum benefit would accrue across the district for most
stakeholders and the community generally, substantially enhancing the district’s social, cultural and
economic well-being. As well as the significant commercial and economic prosperity, the district and
its communities would have greatly improved social cultural and environmental well-being. |
encourage you read the appended Part B — Alpine City Campus for an explanation of these.

8.5 Better for climate mitigation.

Future climate mitigation would also be greatly improved if Frankton Airport were relocated, as any
comprehensive analysis would quickly substantiate. Certainly, three international airports within 60
km makes no sense in the face of climate change (or for any reason). But a single regional airport
near Tarras instead of two major airports within 50 km starts to make much more sense.

QAC’s dual airport expansion plans proposed more emissions producing construction than the
construction of CIAL’s single new regional airport. While never publicly acknowledged by QAC or
local political leadership, this is evident from its Queenstown Airport master plan and its public
statements regarding proposals for Wanaka Airport. The 30-year plan envisaged 5.1 million
passenger movements through Frankton plus 3 million in Wanaka, requiring a full rebuild of all
terminals, parking and other facilities at Queenstown Airport, as well as new construction in Wanaka
equivalent in size to the existing Queenstown Airport facilities. Also included was a new aircraft taxi
runway in Queenstown and a newly constructed jet capable runway at Wanaka Airport. With the
many duplicated facilities resulting from using two locations, this total construction would exceed
any construction to achieve similar passenger volumes at a new single greenfield regional airport
built by CIAL.

When coupled with the substantial reduction in per-person emissions made possible through greatly
increased urban density and network centralisation on Frankton Flats, then the benefits for climate
change mitigation become clearer.

A Tarras location would also reduce surface travel emissions. As much as 50% of those using
Queenstown Airport currently travel in and out of the Wakatipu for their flights according to data
published by QAC during the air noise boundary consultation. High-quality, electric airport express
bus services from Tarras to Queenstown, Wanaka, Cromwell and Alexandra would both reduce
private and rental vehicular traffic, and far more quickly increase the proportion of travellers
conveyed by renewable electricity rather than carbon fuels. A full surface transport analysis would
also factor in the reduction of private and rental vehicle travel by tourists who arrive through
Christchurch Airport and then drive to the Queenstown Lakes District. With an international airport
near Tarras, much of this surface travel could be reduced.

A major long-term benefit for climate mitigation is that it would also decrease local business
dependence on tourism and so reduce their constant pressure to grow visitor volumes. With the
Frankton metropolitan centre explicitly designed to suit the needs of high-value, knowledge-based
enterprise, whose participants would live permanently in the district, the proportion of businesses
dependent on tourism fuelled by long haul international and domestic flights would significantly
decrease. Reducing the local economic dependence on tourism is one of the best long-term
strategies to mitigate climate change.
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8.6 Council misguided.
Council leadership appears misguided regarding its community governance role under the LGA.

It appears to view its ownership of QAC falsely and narrowly in the framework of private enterprise,
focusing on company value and profit instead of Council’s responsibility to its communities to
provide for all their social, cultural, environmental and economic well-being. Even in its focus on
company value, it fails to recognise the massive potential financial gain if QAC could change to be
the Frankton metropolis property developer instead of a property company leasing out airport
space.

Council leadership also appears to believe it crucial that QLDC should own and control the region’s
airport. It fails to recognise that its communities’ social, cultural, economic and environmental well-
being could be perfectly well served by a well-functioning regional airport regardless of who owns it.
In a parallel situation, it would make no sense for the local Council to insist it should own and pay for
the state highways within its district when the central government is prepared to do this.

Council leadership also refuses to engage in or promote any analysis that could inform debate on the
trade-off in community well-being to be gained from the sensible development of Frankton Flats as
the district’s major metropolitan centre vs the effects of having the airport slightly further away
from Queenstown — though closer to the greater district and region.

In this way, it has focused its response to CIAL’s Tarras proposal from the perspective of private
equity shareholder, rather than from its governance responsibilities to promote the much wider
reaching and integrated outcomes for all its communities’ social, cultural, environmental and
economic well beings.

8.7 Should be part of the 30-year vision.

It is clear from our independent analysis presented in the appended Part B — Queenstown Alpine
Campus, that the alternative airport scenario would provide substantially greater benefits to the
region compared with QAC’s dual airport plans. For this reason, the Spatial Plan should not be blind
to these opportunities and should remain conceptually open to alternative airport scenarios.

There is a crucial role for the central government and Kai Tahu, as partners in developing this spatial
plan, to ensure that it will achieve the best well-being outcomes for the district.

9 Aligned with the Spatial Plan goals and values.

If an alternative airport scenario were detrimental to achieving the Spatial Plan’s values and goals,
then it could be understandable that the plan might resist acknowledging it. But this is not the case.

The CIAL Tarras proposal combined with the closure of Queenstown Airport for all but VTOL would
far more effectively achieve the values and goals set out in the draft Spatial Plan.

This is made clear in the following table that compares outcomes listed in the draft Spatial Plan with
those that could be achieved if Queenstown Airport were relocated and Frankton was redesigned as
a fully integrated, high-density urban campus along the lines we suggest in the appended report:
Part B — Queenstown Alpine Campus.

Enormously positive, wide reaching and long-term opportunities directly in line with the Spatial Plan
values and goals would be enabled by the densification of Frankton as an integrated metropolis. This
gives compelling reason for the Spatial Plan to acknowledge the potential of alternative airport
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scenarios. Failing to acknowledge alternative airport scenarios would, in the near term, undermine
and permanently diminish these opportunities.

It is imperative, therefore, that the Spatial Plan should acknowledge the potential for regional and
international air services to be relocated to CIAL’s proposed airport near Tarras to allow Frankton
flats to be developed as a fully integrated metropolitan centre.

Outcomes
and

Strategies

Improved spatial plan outcome from the alternative airport scenario.

Scenario: A new regional airport near Tarras combined with closure of
Queenstown Airport (for all but VTOL) to allow development of a fully
integrated metropolitan centre on Frankton Flats.

Desired Outcome: Consolidated growth and more housing choice

Strategy 1
Increase density
in appropriate
locations

Frankton Flats Metropolitan Centre.

Frankton Flats is the most appropriate location in the whole district for
increased density. This is abundantly clear from the map provided on page 52 in
the draft Spatial Plan which shows the large metropolitan centre of Te Kirikiri /
Frankton. This total metropolitan densification of Frankton makes the most
perfect sense of all other spatial planning elements, including the transport and
other infrastructure networks.

Historical Prescience

This has been obvious from the outset. When the Otago Provincial Council first
reviewed the Wakatipu district as part of William Rees land lease applications in
1861, the then superintendent Major John Richardson designated Frankton Flats
for the future township. That’s why William Rees located his homestead in
Queenstown Bay, because if he based himself more centrally on Frankton Flats,
he would have forfeited the right to purchase the 80 acres surrounding his
homestead. For the same reason, when moving from Queenstown Bay he
relocated not onto the Flats but to the south of Kawarau Falls. It's why the
hospital that he helped build was located on the Flats, the presumed site for the
township.

Construction Suitability

Frankton Flats is amongst the most geologically stable land in the Wakatipu,
significantly reducing seismic risk for urban construction. It offers the largest
concentration of flat, stable and easily used land for construction. It is one of the
sunniest locations in the Wakatipu, greatly increasing its liveability, especially in
winter.

Existing Ring Road and Transport Network

Frankton Flats already has a fully formed ring road in place that is well-
connected to the suburban developments that spring from it, like spokes from
the central hub of a wheel, such as Quail Rise, the eastern corridor, the southern
corridor, Kelvin Heights, and Goldfield Heights through to Queenstown.
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This ring road would give multiple access points to the space inside while
protecting it from unnecessary through traffic and congestion, creating the most
fantastically liveable, virtually carless, fully integrated place to live in the district.

Existing Metropolitan Facilities

Frankton already has a substantial collection of retail, commercial, educational,
medical, sporting, recreational and cultural facilities that would all be fully
accessible using active transport for as many as 30,000 residents that would
finally be accommodated within the Flats. Much of the Wakatipu's future
population could easily choose to be carless if based on Frankton Flats.

Rezoning Simplicity

Council, through QAC, is the 75% majority owner of the 165 ha of Queenstown
Airport, which simplifies the rezoning from its current mostly rural-general to
high-density mixed-use.

Community Captures Value
QAC ownership would also deliver 75% of the massive multi-billion-dollar gain in

land value directly to Council and therefore to the district’'s communities instead
of to a few lucky private landowners.

This value, together with similarly massive increases in QAC’s enterprise value
and annual dividends paid to Council, as it pivots from being an airport provider
to metropolis developer, would provide unprecedented resource for Council
future funding of districtwide infrastructure.

No other location could deliver such financial benefit to the district’s
communities.

Draft Spatial Plan Vision Is Undermined.

The draft Spatial Plan’s failure to use all Frankton Flats as a fully integrated
metropolis is shown on page 60 of the draft plan. Instead of a single, large
centre shown on the first map on page 52, the grand vision diminishes into two
smaller, lesser, disconnected centres, neither being sufficient to ever give the
district a decent sized or fully integrated metropolitan centre that could help
promote the regions develop beyond its tourist centric economy.

Even worse, the diminished vision would degrade future liveability with an
Urban Corridor on State Highway 6 that would both restrict a vital arterial route
and congest the urban centre being created with the inevitable through traffic.

Instead of the existing ring road becoming an effective protector and nourisher
of a carless centre, the proposed split into two centres to the north and south of
the Flats would force more traffic to travel back and forth.

Conclusion

The alternative airport scenario would much more effectively enable location of
greatest urban density onto Frankton Flats, the most appropriate location.

Strategy 2
Deliver
responsive and
cost-effective
infrastructure

Frankton Metropolitan Centre
The full use of Frankton Flats for a fully integrated metropolitan centre would:

1. Enable by far the most efficient and effective infrastructural networks
for the Wakatipu Basin,




Enable far more effective supply chain with greater cost and operational
efficiencies improving their effectiveness and profitability,

Provide significantly more ongoing Council revenue to fund future
infrastructural investment throughout the district.

4. Enable more cost-effective air connectivity.

In the Wakatipu Basin

Public, private and active transport, the three waters, energy, communications,
and all such networks could be delivered much more efficiently and provide
much more effective utility if the Frankton metropolitan centre included the
whole of Frankton Flats. The much greater central concentration and stronger
connection of that centre to the suburban spokes would ensure this.

The densification of Frankton would also enable the most cost-effective
construction and operation of these networks, reducing the collective burden
on ratepayers.

The draft Spatial Plan already acknowledges this, with the presence of
Queenstown Airport on Frankton Flats being the principal reason not to pursue
the concentrated centre strategy.

Delaying the development of the Frankton metropolitan centre for the one or
two decades it will take to establish CIAL’s proposed airport near Tarras will
improve the outcome. New Zealand’s mode shift from standalone suburban
homes to higher urban concentration is accelerating, driven by the needs of
climate change, transport efficiencies, cost savings and government policy. The
delay will facilitate greater densification than people might currently accept,
further improving the cost-effectiveness of infrastructure.

More Efficient District Supply Chain

The CIAL proposed airport near Tarras would more effectively deliver a cost-
effective supply chain network for the district and the wider Otago region. The
Tarras distribution hub would combine with and strengthen that already
developing at Cromwell. Both Tarras and Cromwell are the state highway
gateways to the district and, unlike Queenstown, are within a single day’s return
trip from Christchurch for commercial transport drivers.

The greater availability of land at significantly lower prices than in the Wakatipu
and the ability to service both Wakatipu and Wanaka markets from a single
base, have seen many distribution, construction and other light industry
companies centre their operations from Cromwell. This improves their
profitability by reducing overheads, duplication and employment costs. It also
enables more affordable accommodation options for their employees,
compared with the extreme costs they might face in the Wakatipu or Wanaka
centres.

CIAL’s proposed airport near Tarras would consolidate this development,
allowing for greater efficiencies in scale, co-location and network effects. These
would all strengthen the district supply chain and reduce the need for light
industrial land use within the scarce and increasingly expensive Wakatipu and
Wanaka centres.

QAC’s current dual airport plans could never deliver a more cost effective or
efficient supply network for the region than CIAL’s proposed single regional




airport. The dual airports plan would cause far greater inefficiencies than just
the inevitable and unnecessary duplication costs inherent in the construction
and operation of two airports instead of one.

This same inefficiency and greater cost would also permanently undermine all
ancillary businesses associated with or servicing the airports, airlines, travellers
or distribution channels, and even the airlines themselves. These would all face
unnecessary increased fixed, operational and employment costs from the need
to operate from two geographically separate and comparatively expensive
locations. QAC's dual airport plan would permanently undermine the
profitability and therefore wages of all such businesses.

Funding Source for Districtwide Infrastructure

As explained previously, the urban densification of QAC’s 165 ha landholding on
Frankton Flats would provide a massive source of funds to Council that could be
used for additional infrastructure investment throughout the district.

As QAC pivoted from being an airport provider to Frankton metropolis
developer, Council would benefit from 75% of:

e the massive multi-billion-dollar gain in QAC’s rezoned land value,

e amassive increase in annual dividends paid from QAC, if it retained
ownership of the 165 ha in the middle of metropolitan Frankton, selling
long-term lease development options. Such lease revenues could last in
perpetuity as QAC became the country’s largest property management
company,

occasional capital return if QAC chose to sell rather than lease some
land, and

far greater rates revenue from the rezoned 165 ha.

More Responsive and Cost-Effective Air Connectivity

Our district is isolated and distant, and so relies heavily on air-transport. This is
currently provided by QLDC through its 75% ownership of QAC.

This comes at massive cost to the ratepayers of this district, a cost of which
most people are unaware or choose to ignore.

There is, for example, enormous value, as much as $2 billion, tied up by the
airport in QAC’s 165 ha of Frankton land and this land use has enormous
opportunity cost given it could otherwise be used for the district’s major
metropolitan centre. QAC needs extensive borrowing to develop and maintain
its airport infrastructure.

QAC'’s proposed dual airport expansion is unquestionably an inefficient and
unnecessarily costly infrastructure model. Major regional and international
airports benefit from scale, enabling multiple capital, operational and network
efficiencies. QAC’s dual airport model that would locate two major hubs within
50 km runs completely counter to this logic. The only reason prompting QAC
into this model is that airport expansion at Frankton is limited. It’s choice to
develop an overflow second airport near Wanaka is fundamentally flawed.




With CIAL already having paid $45 million for land near Tarras, it is clear CIAL is
fully prepared to take over all scheduled air services necessary to maintain and
enhance the district’s air connectivity.

A single, centrally located regional airport would provide far more cost-effective
connectivity infrastructure for the district and wider region.

Queenstown Airport is out on a limb relative to the region’s needs. Whereas
once a destination airport with most travellers destined for Queenstown, it now
serves the region with more than half of travellers destined for outside the
Wakatipu, mostly into central Otago, according to data published by QAC during
its air noise boundary consultation. This suggests that CIAL’s location near Tarras
would be more convenient for most users.

A central airport location near Tarras would be far more responsive to the
district’s changing needs. It would enable a vastly more efficient and cost-
effective travel and supply chain network. It would have far less opportunity
costs. It would be more resilient to a downturn in air travel.

CIAL’s 750 ha landholding near Tarras is sufficient to provide significant
expansion if necessary. But equally if demand for long haul travel were to trend
downwards because of Covid 19 or climate change, then airport operations
could easily decrease with little investment or opportunity costs.

This contrasts with the QAC dual airport model which would have sunk more
capital into dual facilities and, much more concerningly, have far greater
opportunity costs. The cost of not having used Frankton Flats for a
comprehensive metropolitan centre and instead having it committed to
decreasing air services is untenable. Even today there is thousandfold difference
between the opportunity cost for QAC’s Frankton land compared with CIAL’s
bare, dry farmland near Tarras.

Conclusion

Relocation of all scheduled air services to a CIAL’s proposed airport near Tarras
would release several billion dollars of land value to the benefit of ratepayers
that could be used to fund other necessary infrastructure, return many times
more annual revenues to QLDC through substantially increased rates and
dividend revenues from QAC, which would help offset residents’ rates, provide
substantially more funding for capital and operational infrastructure investment
throughout the district and allow far more effective use of Frankton flats for a
metropolitan centre. It would create a more efficient, cost effective supply and
transport network, ensure greater resilience and responsive capacity for
increase or decrease in air travel. It would ensure far more cost-effective,
resilient and responsive capacity for all infrastructure networks within the
Wakatipu.

The alternative airport scenario would much more effectively deliver responsive
and cost-effective infrastructure.

Strategy 3
Improve
housing
diversity and
choice

Improved Housing Density.

The draft Spatial Plan already recognises that the “Main Centres” option of
focusing urban densification across all Frankton would achieve the greatest
housing diversity.




Past market-led developments have invariably resulted in an overabundance of
standalone, low-rise housing primarily because these developments provide the
easiest, low risk return for developers. The eastern and southern corridors
proposed in the draft Spatial Plan go some way to improving housing density
and therefore increasing housing diversity.

The full urbanisation of Frankton Flats, with the airport relocated, would further
diversify housing by including a significant amount of even higher-density
central metropolis housing.

A mode shift in housing needs to occur, like that required for transport. The
increased housing densities in the proposed eastern and southern corridors
begin this mode transition. Within a couple of decades, the time needed to
relocate scheduled air services to Tarras, this mode transition will have
accelerated, meaning even greater density will by then be acceptable for the
Frankton metropolitan centre.

Relocating Queenstown Airport and the densification of Frankton, together with
the proposed eastern end southern corridors, would enable far greater diversity
and choice of housing than enabled by the draft Spatial Plan.

Avoiding Worker Slums

Much of the multistorey apartment opportunity zoned in the draft Spatial Plan,
within the proposed Urban Corridor for example, would be best suitable for
mid-range apartments that provide for worker accommodation, rentals and
lower cost homes. That site, hemmed in against the hills to the north and the
arterial urban corridor to the south, and impacted by aircraft noise, would be
like apartments developed in Gorge Road, providing needed diversity but still
within a narrow range and limited in scope.

In contrast, a fantastically liveable Frankton metropolitan centre covering sunny
Frankton Flats would be a highly desirable place to live, well suited for a wide
variety of high-density housing in 5 to 7 story complexes within a mixed-use
zone. New developments in New Zealand, such as Wynyard Quarter in Auckland
and the harbourfront apartments in Wellington, demonstrate the quality and
attraction of inner-city living.

Greater Council Control

Relocation of the airport would provide Council with far more influence over the
density, quality and affordability of the district’s housing. It would have control
of both the district plan and zone rules and be the controlling owner of 165 ha
in the middle of Frankton Flats, through its ownership of QAC. This would give it
enormous capacity to shape the urban design and development of the Frankton
metropolitan centre. Continued QAC ownership of the land using long-term
lease of development rights could greatly help mitigate the excessive cost of
land, improving housing affordability and increasing diversity of ownership
models.

Economic Diversification and Increased Prosperity

Creating a fantastically liveable and mostly carless metropolitan centre on
Frankton Flats would do far more than intensify housing options. With the
design focus on developing the world’s most liveable knowledge campus, it




would provide enormous impetus to diversification of the district economy by
attracting high-value, knowledge-based enterprise.

Conclusion

Relocation of the airport to use all of Frankton flats for a fully integrated
metropolitan centre would provide the greatest diversity, affordability and
choice for accommodation within the district.

Strategy 4
Provide more
affordable
housing options

Greatly Improve Housing Affordability

Using the whole of Frankton Flats for the district’s largest metropolitan centre
would provide massively more options for affordable housing, by:

1. aquantum increase (165 ha) in land zoned high-density mixed-use,

2. aquantum reduction in land area in the Wakatipu constrained by air
noise boundary designation, further significantly increasing the land
available for residential use,

reducing the threat of air noise boundary designations around Wanaka
Airport and the consequent restrictions on the logical residential
expansion of Luggate and Albert Town,

much greater densification being appropriate within the Frankton
metropolitan centre consuming all of Frankton Flats than would be
suitable within the draft Spatial Plan’s combined eastern and southern
or urban corridors.

unprecedented control of land values and the negative impacts of these
on housing affordability, by Council (through QAC) able to retain
ownership of 165 ha in the middle of the district’s largest metropolitan
centre by selling long-term lease rights to develop rather than private
ownership titles to the land,

transferring significant employment options to areas with substantially
more affordable housing options by relocating the airport, ancillary and
supply chain business operation to Cromwell and near Tarras, and

by greatly increasing the attraction of this district for high-value,
knowledge-based enterprise that pays incomes much more able to
afford accommodation costs in the district, by having the most
fantastically liveable Alpine City Campus that would attract New Zealand
and global talent.

These combined effects would substantially improve housing affordability for
future workers in our district. They are only possible through the relocation of
Queenstown Airport.

Desired outcome:

Public transport, walking and cycling are everyone’s first travel choice

Strategy 5
Ensure land use
is concentrated,
mixed and
integrated with

transport

A Great Vision Destroyed

The map of the Wakatipu shown on page 52 of the draft Spatial Plan makes the
most sense for Wakatipu’s transport network. But the presumed continuing
presence of Queenstown Airport on Frankton Flats undermines the coherency
of this vision, resulting in the much less effective plan shown on page 60.




The page 60 map shows a high-density urban corridor that would severely
constrict State Highway 6, and two smaller, lesser, disconnected centres to the
north and south of the Flats. This would:

1. obstruct those seeking to transit through North Frankton,

2. congest that proposed commercial centre by having no suitable bypass
route,

split Frankton’s two centres apart and so undermine the potential for
single central transport node,

increase the need for non-active transport between the sub- centres,
reduce the viability of active transport options within Frankton, and

reduce the central urban density that is so essential for the efficient
operation and successful adoption of public transport.

These outcomes would be substantially inferior to one where the whole of
Frankton Flats was designed as a fully integrated, comprehensive, mixed-use
metropolitan centre.

A Better Alternative

Using the whole of the Flats to create a single, large metropolitan centre would
keep the State Highway arterial routes intact, avoiding the constriction risk of
the proposed urban corridor and separating the motorised transport away from
intense retail and public walking zones.

The existing ring road would provide excellent access between the metropolitan
centre, its encircling facilities and the suburban spokes radiating outwards.

The ring road would define and protect the metropolitan centre as a virtually
carless zone eminently suitable for safe, active transport within and well
connected with active transport routes to the suburban spokes.

This protected, carless centre could aspire to be the world’s most wonderfully
liveable metropolitan centre, a magnet for Kiwi and global talent with as many
as 30,000 people able to live healthy lives independent of car ownership.

Relocating Queenstown Airport to allow sensible development of a single,
integrated metropolitan centre on Frankton Flats would far more effectively
ensure land use is concentrated, mixed and integrated with transport.

Strategy 6
Coordinate a
programme of
travel demand
initiatives

Any such program would achieve much better results if it were clear from the
outset that the whole of Frankton flats was to become a single, fully integrated
metropolitan centre as | have described in Strategy 5 above.

Strategy 7
Prioritise
investment in
public transport
and active
mode networks

Again, any such program would achieve much better results if it were clear from
the outset that the whole of Frankton flats was to become a single, fully
integrated metropolitan centre as | have described in Strategy 5 above.

Desired outcome: A sustainable tourism system




Strategy 8
Improve
coordination
across the
tourism system

A Tourism Reset Is Needed

The proximity of landing 15 minutes instead of one hour from hotel
accommodation is not in the best interests of local tourism.

For decades we have heard of Queenstown tourism’s aspiration to move up the
value chain, while local economic data continues to show trends of declining
productivity. Similarly, we hear of strategies to increase the time visitors stay
with little progress made, and to better disperse visitor numbers to the region
but we continue to find them heavily concentrated into Queenstown.

Despite the long-running failings of all three strategies, we have local leadership
obstructing any discussion of the possible relocation of Queenstown Airport to
allow you to use of the Frankton land.

Yet, Queenstown Airport’s immediate proximity in the middle of town is likely
the biggest impediment to achieving the three strategies identified above. The
immediate proximity of the airport enables and amplifies the high-volume bums
on seats demand profile aligned with short-stay, opportunistic travel.

Appropriate Distance for the Region

Tourist destinations the world over show that a one-hour drive from the airport
to the hotel is perfectly acceptable. Most of the famous destinations we have
researched, whether Whistler, Phuket, Gold Coast, Chamonix and many others,
are significantly more than an hour’s drive from the nearest airport.

Google maps confirms CIAL’s Tarras property is under one hour’s drive from
Frankton. We recently confirmed this with a 7.5 m campervan, not a sports car.
From CIAL’s land near Tarras we reached Cromwell in 13 minutes and the BP
roundabout in Frankton in 54 minutes.

More than half the Wakatipu population lives to the east of this BP roundabout
and so less than one hour’s drive to the proposed airport. For the travellers
from Central Otago, including Wanaka, Cromwell and Alexandra who, according
to QAC data make up about half of the airport users, the Tarras location would
be far closer and more convenient than Queenstown Airport’s location in
Frankton.
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OTfline accessible:2 3% -
2

- QAC data

_ 94% destination in the blue shape
R 43% stay in the Wakatipu

- 33% go to Wanaka

www.flightplan2050.co.nz

-
|7 18% go to Central
source: see “The numbers” page of

Those in the Wakatipu who are affluent or too time precious to bare an
additional 40 minute’s travel for a domestic or international flight, new electric
drone taxis will likely be available to speed the trip.

Destination Management

A high-quality destination such as Queenstown Lakes does not need an
international airport in the middle of its Main Street.

Indeed, the evidence of the failing three strategies would suggest the opposite,
Queenstown is too accessible, too easy to flit in and out of on low-cost flights
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enabled by high-volume packages. A destination strategy with the airport
located in hour away could well be more successful in developing a demand
profile for longer-staying, high-value visitors.

CIAL’s Tarras location would far more likely succeed in delivering the benefits of
tourism more widely across the region than Queenstown Airport ever could, or
than could QAC’s dual airport model.

Queenstown airport’s location in the centre of the Wakatipu has increasing
detrimental effects on the value and quality of the destination and of visitors’
experience of it. Jet aircraft noise negatively impacts the lived experience of
both residents and tourists well beyond the designated arbitrary air noise
boundary limits.

Retaining and growing Queenstown Airport in Frankton would permanently
degrade the environment and destination qualities that visitors value.

The industrialised Frankton Flats dominated by Queenstown Airport further
erodes the quality of this destination. It could never aspire to the outstanding,
world leading Alpine city campus that Frankton Flats could become —an
inspirational magnet for both visitors and talented enterprise looking for a
permanent home.

Conclusion

Queenstown-based tourism would be better off in the long-term if the airport
were relocated to CIAL’s site near Tarras. Regional tourism businesses would
also benefit more from having the airport located centrally in Otago.

Strategy 9
Ensure
infrastructure
supports a great
visitor
experience

An airport that delivers visitors into the middle of town does not support a great
visitor experience. For the visitor, there is little to be gained from shaving off
half an hour in travel time if that causes the destination they value to become
an overcooked industrial zone degraded by the constant howl! of jet aircraft
taking off and landing.

Transport infrastructure would far more surely support a great visitor
experience if it first protected and enhanced the destination qualities most
valued by those visitors.

Removing the constant jet aircraft noise and the industrial zone from the middle
of the Wakatipu Basin would be a great first step. Facilitating the development
of an outstanding Alpine city campus that is a delight to visit and live in would be
another.

Developing a modern new regional airport centrally for the region would be a
third. A single, central airport that could enable the most effective scheduling by
airlines for timing and destinations, suffer the least disruption from adverse
weather, and provide the most safe operation.

Ensure that the region’s airport would have sufficient land and space at
affordable prices to enable efficient and profitable operation of all ancillary
businesses, such as airline support and maintenance, rental vehicle parking,
supply chain logistics and so forth. Ensure that this is available at a single
location, so all these businesses are not forced to operate unnecessarily from
two separate locations, and therefore not forced to endure additional capital,
operational and employment costs. Two airport locations would increase these
costs without commensurate increase in market access or revenues.




Providing a high-quality, fully electric, express airport bus service, with on-board
power and Wi-Fi for passengers, to connect with transport nodes and
Queenstown, Wanaka, Cromwell and Alexandra.

Ensuring that primary destinations such as the Wakatipu and Wanaka areas
have high quality public and active transport options connecting walkable
centres.

Other infrastructure may also support a great visitor experience. But without
guestion, Queenstown Airport located in Central Frankton does not, and nor
would the dual airport network.

Transport infrastructure would more surely support future visitor experience if
Queenstown airport were relocated in favour of CIAL’s proposed new regional
airport near Tarras.

Strategy 10
Promote a car
free destination

In Strategy 5 above | outlined how the relocation of Queenstown airport away
from Frankton with all scheduled services moved to CIAL's proposed new airport
near Tarras would far more effectively enable public and active transport than
would retaining Queenstown Airport in the middle of Frankton.

If Frankton were instead designed as a fully integrated metropolitan centre as |
have suggested, some 30,000 people could live and stay there without using
cars. The concentrated urban density would maximise the potential and
effectiveness of public transport connections to other areas within the Basin,
such as Queenstown Bay, Arrowtown, the eastern corridor, the southern
corridor and Kelvin Heights.

The airport express, fully electric bus service outlined in Strategy 9 above would

then deliver visitors from CIAL’s new central regional airport to transport nodes
in Queenstown, Wanaka, Cromwell and Alexandra. The greatly enhanced public
and active transport network centred on the metropolitan centre of Frankton
would enable visitors to reach their accommodation and to use these systems
for the duration of their stay. Queenstown and Frankton would each provide
excellent carless environments.

The visitor and residential concentration into the main centres will better
facilitate public transport options to activities such as the ski fields, golf and so
on.

Desired outcome:

Well-designed neighbourhoods that provide for everyday needs

Strategy 11
Create well-
connected
neighbourhood
s for healthy
communities

Relocating the airport away from Frankton would far more effectively enable
development of well-connected neighbourhoods for healthy communities.

Designing one of the world’s most fantastically liveable Alpine city campuses on
Frankton flats would be the total focus of this strategy. To be the magnet for
Kiwi and international talent it needs to be a great community in which to live
and work. Planning to accommodate as many as 30,000 people within the
Frankton metropolitan centre would ensure it was large enough to attract a
wide selection of knowledge-based enterprise that would provide the pounds
vitality and districts economic diversification.

A fully integrated metropolitan centre covering all of Frankton flats would
enable a vital, prosperous and safe carless environment with all facilities within
easy, safe active transport reach.




The perimeter boundaries, being geographic boundaries of rivers and mountains
and the existing ring road, provide effective containment to help avoid urban
sprawl and ensure that a comprehensive and cohesive plan can be developed.

It would be exceptionally well-connected to the existing suburban areas that
span out from it, including the proposed eastern end southern corridors.

Significantly, it would ensure the existing urban boundaries currently within the
Basin would remain intact for many decades, well beyond the 30-year vision of
this spatial plan. This concentration would more easily enable quality facilities
and infrastructure to support healthy communities and mobility to be funded
and continue to protect the Wakatipu’s open spaces and outstanding natural
environment.

CIAL’s new airport near Tarras would provide additional sustainable
employment for people in the smaller settlements of Cromwell, Pisa Moorings,
Hawea and Luggate, increasing the viability of existing and new community
facilities for these areas.

Strategy 12
Design to grow
well

The sequenced development of focusing first on the eastern and southern
corridors before designing and developing the full Frankton metropolitan centre
supports the grow well principal by:

1. Meeting near term demand by giving early access to new areas for high
density suburban development in a way that supports public and active
transport and integrates well with the future Frankton metropolitan
centre,

Providing the time needed to rigorously evaluate the alternative airport
scenarios and, if chosen, to construct CIAL's proposed new airport near
Tarras, an alternative fixed wing GA airfield on Queenstown Hill or at
Kingston and to relocate all scheduled airline services to Tarras to
enable the closure of Queenstown Airport for all but VTOL.

Providing the time for further mode shift by our community regarding
urban density, so that the fully integrated Frankton metropolitan centre
can achieve the district’s highest density, able to accommodate 30,000.

This sequence provides the best long-term outcome for all the Spatial Plan’s
strategic goals from the urban development of the Wakatipu Basin and the
district’s transport networks.

Strategy 13
Enhance and
protect the
blue-green
network

The future densification of Frankton Flats as a single, fully integrated
metropolitan centre is the most effective way our district could protect its blue-
green network for future generations in the long-term.

Good design and densification of the eastern end southern corridors provides a
first step to accommodating growth future residential population. This would be
sufficient for the next two or so decades. Progressing from there onto the
development of a fully integrated Frankton metropolitan centre, after the
airport scheduled services were relocated to CIAL’s new airport near Tarras,
would ensure the outer urban boundaries could be contained for considerable
time beyond the 30-year vision of this current Spatial Plan.

Desired outcome:

A diverse economy where everyone can thrive

Strategy 14

Create a Magnet for Talent




Diversify the
economy

A beautifully designed, fantastically liveable, environmentally friendly and fully
integrated metropolitan centre based on Frankton could become the world’s
most attractive centre for New Zealand and global talent to live. A magnet to
attract precisely the high-value, knowledge-based enterprise most suited for our
district’s economic diversification.

Creative talent requires urban intensity. Face-to-face relationships are essential.
Multiple enterprises, serendipitous networking, co-location and community
scale are crucial elements for a centre of knowledge-based enterprise.
Accommodating 30,000 in a beautiful urban campus bounded by our mighty
rivers, lakes and mountains would provide the necessary scale.

We could develop such a centre on Frankton Flats. We could aspire to be the
world best living campus for talent enterprise just as we have always sought to
be amongst the world’s best tourism destinations.

Non-delivery

The draft Spatial Plan would fail to deliver on this opportunity. By prioritising the
airport ahead of community and good urban design, it would fail to provide an
attractive urban Centre of the scale and character needed.

Environmental grandeur alone is not sufficient to attract knowledge-based
enterprise, as should be well evident by now.

Simply attracting people able to work remotely also falls massively short of the
opportunity we would otherwise have to become a high-value creative
knowledge centre.

Knowledge enterprise does need good air connectivity, and a full-service airport
near Tarras within one hour’s drive or 10 minutes flight by drone taxi would
amply provide this. An expanding international airport delivering screaming jets
into the middle of their work and living space would not.

Strategy 15
Make spaces for
business
success

Optimise for Business Success

Relocation of all scheduled air services to CIAL’s proposed airport near Tarras
together with a fully integrated metropolitan centre on Frankton Flats would
provide the best opportunity for our district’s business success, by:

1. avoiding the extra capital, operational and employment costs and
inefficiencies for the airport, airlines, all ancillary and associated
businesses and any other supply chain businesses, by avoiding the need
to duplicate services and operate from two separate locations,

allowing all such businesses to locate in areas with substantially more
space and cheaper lease, land and build costs compared with the
excessive costs and confined premises in the Wakatipu,

enabling all such business to attract employment at wage rates more
aligned with the businesses’ local accommodation and housing costs,

attracting significant numbers of high-value knowledge-based business
to the area by providing a fantastically liveable, high-density
metropolitan campus at the scale they need,

supporting the development of all tourism, agriculture, wine production
and other businesses throughout the district and greater region by




having a full range of domestic and international services centrally
located at a single base central in the region,

increasing local tourism resilience by helping reset away from the
current high-volume, low value visitor profile that is caused by excessive
proximity of the airport,

ensuring local tourism businesses’ sustainable long-term future by
protecting its golden goose, the environment, from the degradation
caused by excessively frequent jet aircraft noise and from future
suburban sprawl,

supporting fixed wing GA tourism by providing a dedicated, fit for
purpose airfield, either on Queenstown Hill or at the existing Kingston
airfield,

supporting helicopter and other VTOL operators (including electric taxi
drones) by integrating their Wakatipu operations with a surface
transport hub on Frankton Flats within the Frankton metropolitan
centre,

. increasing the resilience and productivity of the hospitality industry by
increasing local custom through increasing the proportion of residents
employed within high income knowledge-based businesses,

. increasing the districts economic resilience through significantly
decreasing the proportion of its GDP based on tourism relative to high-
value, knowledge-based business located in the Frankton Alpine City
Campus,

. protecting businesses’ long-term ability to attract staff by better
managing the district’s housing affordability as explained previously in
Strategy 4,

. providing greater concentration of commercial activity to enable more
efficient supply and B2B operations, and

. providing more cost-efficient transport and other infrastructure
networks that reduce congestion and other operational costs.

Strategy 16
Establish
efficient and
resilient
connections

It should by now be clear that a far more resilient and efficient transport and
infrastructure network would be established if all scheduled air services were
relocated to CIAL’s proposed airport near Tarras, fixed wing GA relocated to a
new airfield on Queenstown Hill or to Kingston aerodrome, all VTOL integrated
with a surface transport hub on Frankton flats and all of Frankton Flats was
developed as a fully integrated, evenly dense, fantastically liveable metropolitan
centre.

CIAL’s proposed airport near Tarras has far more seismically stable geological
characteristics than Queenstown or Wanaka Airports and its state highway
surface connections are more substantial, resilient and provide more alternative
connections. It’s open airspace and meteorological profile ensure far less
weather disruption of delays, redirections or cancellations of flights. A single
airport with the region’s scheduled air services ensures economies of scale and
more comprehensive flight schedules for destination choices and travel times.
CIAL is a significantly more substantial business than QAC and better able to
fund ongoing investment the airport’s capacity and facilities.




The concentration of transport and other network infrastructures centred on
the Frankton metropolitan centre ensures far greater efficiency and enable
more concentrated investment to ensure resilience than would be provided by
the draft Spatial Plan.

Retaining the existing 80 m building setback on State Highway 6 At Ladies Mile
would ensure that roadway could be engineered to enable use by Hercules

aircraft in the event of a civil emergency, such as the AF8.

Frankton Flats is some of the most seismically stable ground in the Wakatipu
Basin, ensuring that the substantial investment in infrastructure networks and
urban construction would be best able to survive major earthquakes,
substantially reducing the potential of functional damage, financial loss and
human injury.

The above table shows that a fully integrated and comprehensive metropolitan centre covering the
whole of Frankton Flats, enabled by the relocation of scheduled air services from Queenstown
Airport to near Tarras, would far more effectively achieve the goals and values of the Spatial Plan.

Opening the door to such aspiration requires just an exceedingly small step. It simply requires that
the Spatial Plan should acknowledge the possibility that CIAL’s proposed airport near Tarras provides
an alternative to QAC's current airport plans.

Such acknowledgement would then prompt the removal of the Five Mile Urban Corridor from the
Plan’s priority list and a requirement to retain the existing 80 m building setback from State Highway
6 along Ladies Mile.

Thank you for taking the time to read and consider our submission.
Yours sincerely,

John Hilhorst
FlightPlan2050

For your further information, we include in the following pages as an appendix the draft report: Part
B — Queenstown Alpine City Campus. This report is being prepared independently by FlightPlan2050
and will be published later this year.
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Executive Summary

Introduction

An extraordinary opportunity sits before us. Christchurch International Airport Ltd’s surprise announcement
that it has purchased 750 ha near Tarras for a proposed new airport could be the catalyst to enable the great
post-Covid reset that so many have called for. One that could simultaneously, substantially and systemically
increase the region’s economic prosperity, enhance its environment, reduce emissions per capita and
strengthen the communities’ cultural and social well-being, now and for the future.

Three international airports within a 70 km to service the small Otago townships would be ridiculous. Even
two international airports so close together would make no sense, whether QAC’s dual airport model were to
use Wanaka Airport or CIAL’s proposed airport near Tarras to mop up the overflow from Queenstown Airport.
A single regional airport sufficient to service all the region’s communities from one central location would be
the best solution to provide the necessary air transport infrastructure for the region.

This focus on airports, however, misses the crucial factor that should be central to the discussion. The
Queenstown-Wakatipu resident population is growing rapidly, and the district urgently needs to plan for an
urban centre. One that could centralise commercial, retail, educational, medical services and the many
community facilities needed by larger populations. One that could make efficient sense of the road network
to best enable public and active transport and avoid the inefficient thin spread of all other services and
infrastructure. One that could concentrate urban development and minimise suburban sprawl that would
otherwise erode the district’s outstanding natural landscape, increase the carbon footprint of construction

Fran kton F|atS’ COu|d become a and the ongoing emissions resulting from a forced reliance on private transport. One that could support the
jOVOUS'V Iiveable, high—density district’s economic diversification from tourism by creating an urban campus where, in Sir Paul Callaghan’s

residential and commercial campus

that ena bles the concentration Of Frankton Flats provides the only logical place for such a centre. It’s outstanding geography — bounded by rivers
and lake at the foot of the dramatic Remarkables Range — offers a unique potential to create the world’s most

words, “talent wants to live”.

talent necessary for high-value

kﬂOWledge business. density residential and commercial campus that enables the concentration of talent necessary for high-value
knowledge business.

attractive Alpine Township/City focused on sustainable design. It could become a joyously liveable, high-
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The results of our research and
analysis have been unequivocal.
The positive opportunities are so
substantial, we now feel compelled
to share what we have learned.

The high density urban
development of Frankton Flats is
the ~most powerful strategy
Queenstown Lakes District could
use to combat climate change.

This would require the closure in ten to 15 years’ time of Queenstown Airport, with scheduled domestic and
international services relocated to CIAL’s proposed airport near Tarras. The Wakatipu’s helicopter operations
and future passenger drones would be retained on Frankton Flats integrated with a road-transport hub, and
the commercial fixed-wing general-aviation operations would be relocated to the existing airfield in nearby
Kingston or to a new purpose-built airfield on Queenstown Hill. Wanaka Airport would retain its special
character, focused on general aviation, special events and research.

Should we continue with business-as-usual that would retain Queenstown Airport in Frankton, or should we
pursue the new opportunities presented by a proposed regional airport near Tarras? The members of
FlightPlan2050 have spent several thousand hours investigating and consulting with experts to better
understand this opportunity and its potential issues. The results of our research and analysis have been
unequivocal. The outcomes would be substantial, long-lasting, reach broadly across all aspects of community
wellbeing and be overwhelmingly positive. The positive opportunities are so substantial, we now feel
compelled to share what we have learned, and we encourage people and all stakeholders to take the time to
understand and consider this proposal in full.

Climate emergency

The high-density urban development of Frankton Flats is the most powerful strategy Queenstown Lakes
District could use to combat climate change. It would systemically and structurally reduce the district’s
emissions per person, a finding that holds across all the sectorial analyses we have undertaken.

Developing a high-density village with a concentrated population of 30,000 on Frankton Flats would drive
savings in construction emissions per dwelling unit, enable lower emissions lifestyles, vastly improve capacity
for public and active transport, and further reduce per-capita emissions through the efficiencies of
concentrated, high-volume infrastructure instead of have this distributed throughout the Wakatipu in an
inefficient thin web.

Our full analysis shows that overall network (surface transport) emmissions would be less than if Queenstown
Airport were retained in the middle of Frankton Flats, even allowing for the construction and operation of a
new regional airport near Tarras. The construction emissions generated from building a single new airport
would be less than would result from QAC’s proposed dual airport model. Aircraft emissions would also be
significantly less if the geographically open location near Tarras were used compared with the confined and
challenging location of Queenstown Airport.
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The economic diversification to knowledge-based enterprise made possible only through the urban
concentration of Frankton Flats offers the greatest potential to reduce the district’s emissions per person over
the long term. It would enable the district to transition away from its reliance on high-emissions, long-haul
tourism to a more sustainable, high-value economy based on high-value knowledge enterprises.

Let’s start a conversation

Our interest began at a Shaping Our Futures consultation workshop at the early stages of the Frankton master
_ planning. The terms of reference for this planning had the predetermined assumption that Queenstown
Airport would always remain in Frankton, an assumption that seriously compromised design options and

destroyed any prospect of Frankton Flats becoming an attractive and liveable Township. We wondered what

Th 1S report IS unique. It is the on |y could be done if the airport were removed and Frankton Flats were designed to be a fantastic Alpine Centre.

study that evaluates the potential of With our curiosity piqued, we have sought a broad understanding of the many complex and interrelated issues
dGVG'Opi ng a h igh—density u rba N and of the wide-ranging perspectives across the district.

campus on Frankton Flats enabled by From every angle we looked and from every rabbit hole of detail we dove into, a consistent theme evolved.
the relocation Of Queenstown The benefits of concentrating future urban development onto Frankton Flats, creating an attractive, high-

Aj t density urban campus that was a wonderfully liveable centre expressly designed to attract and facilitate
Irport. knowledge-based enterprise that would help diversify the local economy and increase the district’s
productivity and wages, together with the relocation of the regional and international airport services to

Tarras, would far outweigh any benefit we might gain from retaining Queenstown Airport at Frankton.

This conclusion was even more compelling if, as some anticipate, air travel was to reduce because of Covid’s
long tail or the ongoing impacts of climate change. In that case, the opportunity cost of not using the airport’s
Frankton land for high-density, urban development would escalate even as the benefits from the airport
diminished.

This report is unique. It is the only study that evaluates the potential of developing a high-density urban
campus on Frankton Flats enabled by the relocation of Queenstown Airport. We hope that it will trigger
conversations and raise questions. We hope these questions will stimulate more research and analysis. We
are confident that all serious and independent analysis will draw essentially the same conclusions.
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Deciding our future

Key decisions are being made by Queenstown Lakes District Council that will shape the region’s development
for decades. These will determine whether:

Urban development

is contained and
concentrated

enhance public and active

we continue the proliferation
of urban sprawl.

we increase dependence on

Our transport networks systems or orivate vehicles.
Our infrastructure of ) - . becomes a thinly distributed
is efficient and cost-effective  or
sewerage, water and power network.
There is an option, a single, unified
strategy, that could deliver over the g:rrsgj]rbm footprint per is systemically reduced or  increases.
long-term  on all the beneficial
outcomes in the green column and
. . . - o : remains dependent on
avoid the negatlve outcomes in the Our local economy is diversified and enriched  or tourism.
red column.
increase by increasing the : L,
) ) remain low through tourism’s
Our local average wages proportion of higher or )
- ) low-paid workforce.
productivity business
Our.dlstrlct s outstanding are retained or  diminished.
environmental values
Our greenhouse emissions .
reduce or increase.

per person
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An Alpine City Campus would
deliver on all the positive
outcomes, while the business as
usual option would inevitably lead
to all the undesirable outcomes in
the red column.

10.

11.

12.

13.

14,

Our people and
communities

Our district’s housing

The region’s air connectivity

Businesses auxiliary to the
airport or servicing air
travellers

The cost burden per
ratepayer

Council (ratepayers) has

become more connected

increases the variety of
options, including many
more affordable

can expand or contract with
the least financial risk or
opportunity costs

have lower lease and fixed
costs to help drive improved
profitability and wages

decreases through more
concentrated, cost-efficient
and high-volume
infrastructure and services

an additional $1.2 billion for
new investment in
community facilities

or

or

or

or

or

or

more isolated.

remains primarily standalone
houses in dispersed suburbs.

faces capacity constraints with
greater safety risks and
highest opportunity cost for
stranded assets.

face higher rents and
duplicated fixed costs, a
constrained or split market
and diminished profitability.

greater increases in rates
through less-efficient
infrastructure spread more
thinly.

no additional funds.

We expect that most people in would choose all the outcomes in the green column above.
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There is an option, a single, unified strategy, that could deliver over the long-term on all the beneficial
outcomes in the green column and avoid the negative outcomes in the red column. But achieving this would
require a decision to alter Queenstown Lakes District Council’s current business-as-usual strategy that would
retain Queenstown Airport in Frankton and use suburban sprawl across the outstanding Wakatipu landscapes
to accommodate continuing growth of the district’s resident population.

_ This report explores the alternative strategy. One that would centralise most new urban development within

the Wakatipu Basin onto Frankton Flats. It plans a high-density commercial and residential centre able to

. accommodate at least 30,000 residents, equivalent to the number projected to settle in the Wakatipu within
There is a complete absence of any

study, research or analysis that
could inform the community or

the next three decades.

The detailed research and analysis presented throughout this report compares these strategies. It finds that
o ) ] the Alpine City Campus option could deliver on all the positive outcomes in the green column above, while
decision-makers rega rdi ng this the current business as usual option would inevitably lead to all the undesirable outcomes in the red column.

choice.

The report shows that this choice — whether to use Frankton Flats for a high-density urban campus or for an
international airport — is the single biggest determinant of this district’s future character, cultural vitality and
its economic and environmental sustainability in the face of climate change.

And yet, we note there is a complete absence of any study, research or analysis that could inform the
community or decision-makers regarding this choice.

B

Many in the Community have an Many in the community have an emotional, almost visceral, attachment to the existing airport as if it were the
. . umbilical cord essential for the very life of Queenstown. This is an understandable response given the past

emotional, almost visceral, o o - »

isolation and smallness of Queenstown and the airport’s past unimposing position some 8 km from town. The

attachment to the existing airport idea that it might be relocated to 54 minutes® down the road is, it appears, beyond contemplation.

as If It were the umblllcal Cord This sentiment pervades the district’s planning processes. The recently adopted Frankton Master Plan

essential for the ve ry life of explicitly excluded any consideration of relocation of Queenstown Airport. The development of the district-
Queenstown. wide Spatial Plan also explicitly excluded such discussion at the formative workshops that establish its

1 Google Map’s analysis shows the CIAL site near Tarras is 54 minutes’ drive from Frankton, see Figure 7 — Map showing typical drive time
on page 32.
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It is urgent that we look ahead.
Even once the commitment was
made to develop a high-density
urban campus on Frankton Flats, it
would likely take some 10 years
before Queenstown Airport could
be relocated to Tarras.

overarching strategy. The work informing Council’s triennial Ten Year Plan also gives it no consideration. And
Council has recently committed $1.4 million to develop a master plan for a new subdivision along Ladies Mile,
even before the draft Spatial Plan has been released, thereby initiating further suburban sprawl in the basin
while ignoring the advantages of central urban concentration.

Queenstown Airport Corp (QAC) similarly has given no consideration to any potential relocation of
Queenstown Airport despite its operational limitations driving major strategic analysis and master planning
over the past five years.

When pushed under electoral pressure to consider alternatives, in August 2019 Mayor Boult had Council
commission a social and economic impact study of alternative airport scenarios. But the terms of reference
of this study excluded any consideration of a high-density urban centre on Frankton Flats that would be
enabled by the relocation of Queenstown Airport from the scenarios analysed.

The announcement of Christchurch International Airport Ltd’s (CIAL) purchase of 750 ha for a new regional
airport near Tarras served only to have the Mayor and QAC double down on their independent airport plans,
protecting their patch rather than reflecting on any opportunities made possible by CIAL’s plans.

This absence of any research or analysis means that commentators and decision-makers, however well-
intentioned, lack information and understanding of the issues at stake. The tremendous risk is that the district
is flying blind. Instead of carefully evaluating this fundamental strategic question it will default to the easy,
incremental path of business as usual, with the end result being all the negative outcomes listed in the red
column above.

Time to act

Itis urgent that we look ahead. Even once the commitment was made to develop a high-density urban campus
on Frankton Flats, it would likely take some ten years of legal, design and construction work before
Queenstown Airport’s scheduled domestic and international services could be relocated to Tarras. We must,
therefore, engage in this conversation now. The Covid-19 short-term reduction in demand should not be used
to put off this discussion, but instead be used as a window of opportunity to evaluate these alternative
strategies more thoughtfully. The MartinJenkins social and economic analysis, even post-Covid, indicates the
district’s employment and prosperity would be best served if a new regional airport were operational within
ten years.
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While it might take ten years to
relocate Queenstown Airport, our
analysis has shown that the
benefits from a commitment to do
so would be almost immediate.

While it might take a decade to relocate Queenstown Airport, our analysis has shown that the benefits from
a commitment to do so would be almost immediate. These come in part from the immediate ability to plan
and consolidate the district’s infrastructure and associated capital expenditures, but also from the ability to
immediately attract new high value, knowledge-based enterprises that want to establish an early presence in
the new campus.

Conversely, any delay would soon lock in damaging zone changes and developments based on the new
Frankton Master Plan? These would constrict the major arterial route of State Highway 6 at Five Mile with
high-density small box retail rising four-storeys high. They would also limit Queenstown Central to big-box and
light-industrial use, because the airport’s location prevents more sensible, intensive use of any land within its
surrounding air noise boundaries.

We ask you to read this report. To put aside preconceived notions and become informed on what is a complex
and multifaceted topic. To ask, is it time for Queenstown to trim its airport umbilical cord with the confidence
that it is maturing as a community? We encourage you to read our story and to join the conversation.

Synopsis

Write a brief map of the report layout and sequence.

Contributors

John Hilhorst —economics
David Jerram — architecture and urban design
Gillian Macleod — architecture and urban design

John Halse — engineering

2 For analysis of this, see the section on Frankton beginning on page 92.
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Their work and expertise have been provided pro bono to stimulate informed discussion on the future of the
Queenstown Lakes District. The authors are long-term residents who have lived and worked in this district for
many decades and have no business or financial vested interests in the airport. A range of external experts
have generously contributed their time to provide information and respond to the author’s many questions.
The whole team’s motivation is simply to grow the prosperity and well-being of the community that is their
home.

457 Page 11



EEXECULIVE SUIMINIATY 1vvvvveeieeieiiiireeeeeeeeeeeiirreeeeeeeeeensrreeeeeeeeeesssrnseeeeessesensnns 3
INEFOAUCTION L.t 3
CliIMate EMEIZENCY vttt 4
Let’s Start @ CONVErSAtioN ......ooiuiieiieet e 5
DECiAING OUT fULUIE 1.ttt 6
FIVING DINA? e 8
TIME L0 @CT it 9
SYNIOPSIS ettt ettt 10
CONEIIULOIS. .t 10

l /\Rl ONE €66 600600000800600000600000006000000060000080060000000000000000000000C0ETEIEERIOETRITTL 16

(3 T0 011G ) 3 VT USSR 17
The need to aCt.......ccccvviiiiiiiiiiiie 17
HISTOIIC BrOWLN c.oceeie e 17
Future population growth.......c.cociiiiiii e 18
NOW IS The TIME .t 20
(@) 00 01 7 ol I o YRS SR 22
A ViISION aNd PlaN....cciiiiiiiiiiiiiiiiieieeeeeeeeeeeeer . 22
ECONOMIC AIVEISITY 1ot 22
Environmental regeneration.........cocoiiiiiiiiiii i 23
Community Well-DEING ....ovvieiieeeeeee e 23
A PIAN e 24
The NEEd 10 ChaNG. .o i 25
Chapter TRICE c.uvviieeiieeeeee et ae e e e 26
458

AIPINE City CAmMPUS....uvvverererererrrrerrrrrrrrrrerreerrrerrrssrrers.—... 26
Where talent Wants t0 lIVe ..o 26
Central Urban CamPUS ......iovieeecee et 26
WhHY Frankton FIaES?.....cuiiieeeeeeeee e 27
DESIZN VISION 1.ttt ettt 28

(@) T2 01 1l 011D PR 30

Where to for the airport? .......ccoveeeeeeeeeeeiiiiieeeee e 30
Do we Need @ NEW AITPOIM?. ..ot 30
Does the Tarras location Make SENSE?.......ccceviviiiieiineicceee e 31
Travellers’ destinatioNS?........ccoocoiiiiiiic e 31
IS TArras £00 Far? ... i 33
Frequent travellers ... e 34
TOUFIST ErAVEIIEIS .t 36
A maturing destination ..........ocvooiiiiceeee e 36
CONCIUSTON .ot 37

PART TWO ..o 38

CRapter FIVE oottt aarra e e e e e e eanens 39

BUSINESS IMPACES .uvvviiiieeeiiieeeiiccee e e eeens 39
ANCIIANY DUSINESS ..ot 39
ATTTINES ottt 42
LOCAI DUSINESSES ..ttt 45
GENEIAl AVIGTION 1ot 51

CRAPLET SIX . ciiiiieeeiie ettt ee e e e e e e eaar e e e e enreeeeeanaeeeennaeaas & 56

What about QAC?.....cceeeeeieeereeereeeee e 56
A Council Controlled Organisation ...........cccoecveeieiieeieeieecee e 56
BEST SCONAIIO. ...ttt 58
QAC TUNNET VISION 1.ovtiiiiiee s 59



QAC ad IS ChANCE ..eiiiiie e 59 Distribute rather than conCeNtrate ........ccoceviririiiieie 86
Comparative CONSLrUCLION COSES? ..ottt 60 EaSE NOTSPOTS ..ttt 86
HOW 0 PAY TOI It 2 e 64 Destination ManagemMEeNt ....ouii e 87
ASSELS fit fOr PUIPOSE ... 65 Destination eXpectations .......coceerieiiieiice e 88
Queenstown Airport lIMitations .....c.ccoeveierereneee e 66 GIOW VAIUB ...ttt 88
COVIA-T1O IMPACT .ottt 68 OPPOItUNILY fOr FESET ..ot 89
QAC OPPOITUNITIES 1.ttt ettt 68 ClOSE ENOUBN ... 89
CONCIUSTON 1ttt bbbttt ene s 68 CONCIUSION .ttt bbbttt 89
(@3 F20 0170 A 11 1) o U PSR 70 (@) T20 011 S S o IR 90
ECONOMIC iIMPACES....iivviiiiieiiiin e eer e e eeee 70 RESOUICE USE euvuuiiirireiiiirriiiereerrnreerenrinreeerssseeressnsererssssesnsnseenns 90
Queenstown UNderperforManCe. ..o i i 70 Council’s respONSIDIITY .......cvieiii e 90
GDP a false @SPIration .....ciocoiieceee e 72 JEt-aIrCraft NOISE ..o 90
A new econOmMIC PAradiSM. ....coeiiriirtiierierierteete ettt 72 Least adVerse effECtS .. ..o 90
el aTeY0 a1 Tol = L= £ USRS PPPRP 73 OPPOMTUNITY COST. ittt ettt ee e ntaae e nraaeeenaeeeas 92
NEeW dIF€CTION .. ..o 76 MOT 10 COMIE e e 95
CONCIUSION ottt s e eaeneeee s 76 CIADET FICYETY oo 96
Chapter iGNl ..oovveieieieieieeeeeeeeeeeee ettt et e 77 Environmental impactS......ccoooeeeeiiiiiiiiiiicccccccceece e 96
COUNCIl ..ot 77 ENVIFONMENT ..o 96
CoUNCil PUSHDACK. ... .o 77 CRADEE TNEINC oo 99
Tarras a windfall for CoUuNCil ..o 78 RESIIENCE oo 99
Greater revVeNUE frOM FateS. ... oot 79 COVIA-19 AEMANT FECOVENY worvrroooooeoeoeoeoeeeeoeeeeoeeoeeeeeoeoeoeoeeeeeeeeeeeeeeeeeeeeeeeee 99
OngoINg INfrastrUCtUre SaVINGS............cocvvvriisssiiivvrrissssins s 81 DeMANA fOrBCASTS...viviitiiticticiecte ettt ettt ettt ettt ebe bbb eae e 99
CoUNCIl'S OBJECHIVES ..ceieeee e 81 Resilience to changes in demMand ..o 100
Control Of the @IrPOrT ..o 82 PrOXIMItY €FFECES ON FESIIENCE vvvooro oo 101
TiMe fOr GOVErNMENT ......vvvvviiiiiiiiii 84 CONCIUSTON .ot 101
CONCIUSTON ottt ettt 84
Chapter ThIrtEEN ... .vviii et e 102
Chapter NINE c..ceviiiieciiieecceee ettt e et e e aee e e s aee e s e aae e e e e aaeeeeenneas 86 Housing affordability ........cccccveevvreeiiieeecceee e 102
TOUFISMN 1o 86 INTENSIICATION 1.t 102



Work where accommodation is affordable ..........ccooiiiiiiiiii 102 Chapter NINETEET cuuuvvieieiiieeeeiieeeeritee et e et e e e saee e e sareeesaeeeesaees 130
CONMCIUSION .ot 103 Frankton — opportunity or l0SS?..........ccoviiinininin, 130
: . Constricting Our Primary artery ...c.ooveieerieeieeniee et 130
Chapter FOUITEEN .....uuviiiiieiiiecciiirieee et eeeerree e e e arareee e e 104
Community PerspeCtiVES ......ccuvviiiiiiiiiiiiceiiie e eenia 104 CRAPLEr TWEINLY cvveeeveeereeeteeeteeeee et eeveeereeeteeetreereeereeeveeeaeeeaeeeaneeneenreens 132
FraNKEON .o 105 Process and timeframes ............occoviiiiinii, 132
WWAKEEIDU v eeeeees e e eeeeeeeee e eeee e 108 TE RMA PTOCESS ..o 132
L UaT ] I TP PTPRPTPRI 109 STEPS £0 @ MW AIMPOTT...oiviiiiii 133
CrOMWEIL .ttt 111 Development of Frankton ..., 133
Central OLAZO MOEION ..o 111 TN T ettt ne e 134
Central Otago ............................................................................................... 112 (jh;lpter rl‘\"ellty_()ne ‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘‘ 135
Chapter FIeen vt el 114 EQUILY (fRIMNSS)....oooooe 135
NEtWOrK €ffECtS ....vvviiiiiiiiiee it e 114 Council process and outcomes must be equitable.............cceeciien 135
TranSPOrt NELTWOIK ..veiiiiieieieie ettt 114 EQUILY FrameWO K c.c.ovvciiiceicc e 135
CONESIVE SUPPIY CRGIN cvcorrrveeeeeee oo eesee e ese s eesseens 119 EQUITY OULCOMES ..ttt tae e 135
. 4 CONCIUSION ... 136
(@0 0170 e ) 5 (1SS 0 SRR 120
Yo Lol | =] i = ot £ 120 Chapter TWENLY-tWO ..cveeveeveereeeeeeeereereeseeseeseesesseseseesseseeseeseesesensesseseas 187
COMMUNITIES ..o 120 The Knowledge Wave ...........oovvveieiiiiiiiinin 137
CRapler SEVETLEETL . vvevveeereereeireesieeeeeeeeeteeseesseesseesseesseesseesssesssesssesns 122 Chapter TWenty-three .....c.c.ovceiiiiiiiicc, 138
ATTPOTE SAFELY.. . veeeeveeeteieteee ettt st e st se st s et st ss e s ens 122 The Spatial Plan ..., 138
Minimal safe runway |ength ........................................................................ 123 CONCIUSTION e 139
Civil Aviation AUthOTTtY REPOIES........ovvvviii 124 Chapter TWenty-TOUL ...coiuvieeeciee e e 140
Safe alternatives available ........cocooovevevivceee e 125 Redesigning Frankton .........ccccceeiiiiiiiiiiiieceec e 140
CONCIUSION 1ttt ettt ettt ettt e be et e et naeesbeeneen 125 It started with an elephant! ... 140
Chapter EIghteen ..o 126 FrANKLON @SPIFALIONS..vocvsvsssvvssts s 140
Emergency preparedness ''''''''''''''''''''''''''''''''''''''''''''' 126 OVervieW Of CONSEIAINTS ...oviiiie e 141
EMEIZENCY FUNWAY ..o 126 FiNdiNg OPPOrTUNITIES ......oiiiii s 142
C-17 GIOBEMASET 11 oo 128 Key design MOVES ..., 143
Lockheed Martin C-130J-30 SUPEr HErCUIES . .......veveeeeeeeeeeeeeeeeeeeeeen, 128 Transport routes and CONNECTIONS ..........ccoiiiiiiiiiiiiiccece e 144



ReSErves and Sre@n SPACES ......ccuiiiiiiiiieie ettt 145 QLDC is the controlling shareholder.........c.cocvivinininne, 160
Frankton City Campus Master PIan .......cc..coooivsiivssiosssicssnsvssonss 146 Chapter TWenty-eIZht ..occ.vveeieciiieieeiieeeccee et e e 162
Why residential? ... 148 CONCIUSI O N e oo 162
A great Place t0 lIVE ..coi i 148 Alignment With the Spatial Plan..........oeeeeeeeeeeeeeeeeeeeeeeeeeeee e 162
Chapter TWENIY-IIVE ..veevviiieieecereeete ettt eeeeeeeveeereeveens 149 CouNCil TESPONSIDIIILY ..v.iveviiiecieiiee e 163
COMMON OBJECHIONS. ..vvvvvviisiii 149 Chapter TWENIY-IINE ..oeecvieeeeeiieeeeeiieeeeeeee e e e e e e e aee e e e eaeeeeeaeeas 164
PrOXIMItY ..o 149 N L= A (=] oSSR 164
Convenience for 0CalS ......ooci i 149
FreqUENT FIYEIS ..o 149
IMPACT ON TOUFISIM Litiiieie ettt 150
The airport has always been there.........ccoooeeieeiioeeieeeeeeeeeeeee 150
The cost of MoVINg is t00 MUCK........ooiiiiii e 151
We need the airport in case of emMergencies.......ccoooeviereeneinci e 151
Loss of jobs in the diStrict ......ccoooiiiiiiiic e 152
We can't just build @ NEW TOWN ..o 152
PART THREE.....cc ittt 153
(@) SEV 0170 B IS 01 o) SRR 154
P14 oo ] g Mol =T o F- 1 o LS UUP U 154
PART FOUR ... 155
Chapter TWENTY-SEVEI ceiieuiieiieiiieeeeiieeeeeie e e eeee e e eeee e e esaeeeseeaeeeeeaeees 156
Law governing QAC.......ccooviiiiiiiiiiiies i 156
Must QAC be profit driveN? ... 157
The Statement of INteNt (SOI).....cvviviiiieieeiecieceeeee e 158
Is QAC compelled to expand our @irPortS? ......cocveveeriieiieiee e 159
Can QAC increase [anding fEES? ..o 159
Queenstown Airport is required for emergencies.........cccceveeeeeeeeeeereenenn. 160

461 Page 15



PART ONE

Part One is the prelude. In this section we explain the context and reasons why our community should
consider these issues now. We present a vision of the type of high-density urban campus that we
propose for Frankton Flats and we consider the opportunity presented by Christchurch International

Airport Ltd’s proposal for a regional international airport near Tarras.
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34 SEPARATE
DEVELOPMENTS

Chapter One

The need to act

The decisions made these next few years will shape this region for the next
century.

Population growth in Queenstown Lakes will continue, whether we like it or
not. Our current business-as-usual strategy for accommodating this growth
has been developer-led subdivisions creating urban sprawl throughout the
Wakatipu, and this is now being replicated in Wanaka and the upper Clutha.

These dispersed residential suburbs greatly increase the carbon footprint per
person, overload the road transport network, reduce community cohesion,
undermine economic diversification and diminish our outstanding natural
landscapes.

Historie growth

Queenstown Lakes has been one of the fastest-growing districts in New Zealand.
Thirty years ago, there were no supermarkets and weekly groceries were commonly
ordered via fax from Invercargill. There was no Remarkables Park and certainly no
Queenstown Central.

None of the subdivisions such as Quail Rise, Closeburn, Wye Creek, Alpine Retreat,
Millbrook, Lakeside Estate, Lake Hayes Estate, Jacks Point, Threepwood, Henley
Downs, Bendemeer, East Arthurs Point, North Lake Hayes, Speargrass Flats Triangle,
Shotover Country, Bridesdale, Arrowtown Retirement Village, Queenstown Country
Club, Coneburn or Homestead Bay yet existed. All these subdivisions, and the ones
before them, have been the result of private developers employing legal teams to
have previously rural land rezoned for residential subdivisions.

We learn two fundamental factors from this
history:

1. The district
substantial ongoing population

experiences

growth despite significant boom-
bust economic cycles.

2. New urban development has been
led wholly by individual developers
seeking profits, and not by any

overarching urban, transport,
infrastructure, landscape,
environmental or community

design. This is our business-as-
usual strategy.

It is unlikely that we can have much effect
on the first of these. As discussed below, the
population of Queenstown Lakes will most
likely continue to grow well into the future
at a higher rate than most other regions of
New Zealand. While we may be able to
temper or adapt demand and numbers in
tourism, we have no legal way to limit or
restrict the number of New Zealanders or
permanent residents who choose to live
here. For our analysis, we consider this
growth of residential population to be an
exogenous variable — one over which we
have no control.

But the second factor, the type and location
of urban development, is something that
we certainly could control. This report
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explores an alternative to the current business as usual strategy that is developer
driven and leads primarily to inefficient suburban sprawl.

Future population growth

Detailed population projections published by QLDC in December 2018 forecast a near

Figure 1 — Fragmented urban development

f » ¥ Booe ™
DEVELOPER INITIATED RESIDENTIAL SUBURBS ARE SPREAD THROUGHOUT THE WAKATIPU. THESE STRETCH A THIN AND
EXPENSIVE WEB OF INFRASTRUCTURE AND INCREASE DEPENDENCE ON ROAD AND PRIVATE VEHICLE TRANSPORT WHILE
UNDERMINING THE CONCENTRATION NEEDED FOR EFFICIENT SERVICES AND PUBLIC TRANSPORT.
SOURCE: FLIGHTPLAN2050

doubling of residents within the district over the next 30 years from 2018 to 2048.2
In the Wakatipu Ward, they projected growth from 27,180 residents in 2018 to
50,100 residents by 2048, an increase of 22,920.

3QLDC's population projections, QLDC 2018.

These projections were reassessed post-Covid but show little change, with the
Wakatipu Ward residential population still projected to reach 49,230 by the year
20514,

This population growth will not stop in 2051 but will continue well beyond that time.

If we extrapolate the possible growth beyond 2051 using the 2.0% average annual
rate from QLDC’s 30-year projections, then within 75 years, one lifetime, the number
of people living permanently resident within the Wakatipu Ward would reach
130,000. This number is twice the current-day population of Nelson, and more than
the current-day population of Tauranga or Dunedin.

There are many uncertainties when forecasting the future, particularly over such a
long timeframe as 75 years, but it is reasonable to expect that this district’s residential
population will continue to grow over the long-term. The rate of population growth
may change from year to year, but the district will remain a highly desirable place to
live and will continue to attract both domestic and international migration
independently from any growth or reduction in tourism.

Let us emphasise here that we are referring to resident population and not the visitor
population based on tourism. While we expect that tourism will continue to play an
important role, its future growth and importance are less certain in the face of
growing concerns regarding the impacts of both over-tourism on local communities

and travel emissions on global climate change.

Even if the growth in resident population is slow, we expect that it will continue,

driven by the ongoing pressure of immigration to New Zealand.

We believe the international desirability of New Zealand as a place to live will
continue and likely increase. New Zealand’s well-managed response to Covid 19
adds to the list of drivers growing the number of people with the capacity and
desire to emigrate here. With 84% of the country’s electricity generation from

4 Population and demand, QLDC Aug 2020
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renewable sources,” New Zealand has increasing appeal for individuals and 2. What economic foundation would best support the development of a long-

companies keen to reach sustainability goals. Our stable, progressive government term healthy community?

and safe communities become increasingly attractive in a world with growing
political turmoil and conflict induced by the disruptive effects of climate change.
And, despite any long-term effects of Covid restricting travel, the rapidly growing
middle classes in the world’s major population centres provide a greatly increased

number of potential migrants.

3. How could the district absorb more population with less negative
environmental impact while reducing the average carbon footprint per
person and supporting New Zealand’s commitment to net zero carbon
emissions by 205067

IMMIGRATION

NEW Z€EALAND

® While the district may not be able to limit or control the number of people who
choose to live here, it can most certainly manage the character and quality of its
urban development, economic foundation and the consequent environmental
impacts. Together these will heavily influence the well-being of its communities.

The evidence presented in this report shows that if we entrench and grow the

district’s economic reliance on tourism, then we commit the district to the worst

—
The only counter or moderator to these long-term megatrends will be New Zealand’s possible future outcomes for the environment, the local economy and the
immigration policy and we expect that this will continue to enable migration to New community’s social well-being.

Zealand over the long-term.

Queenstown Lakes District will always be one of the

regions in New Zealand attractive to migrants and there

is little that our local council can do to restrict this.

Our expectation of ongoing population growth raises

three important questions.

1. Where will these people live and what form of
urban development would best serve the

district in the long-term?

Failing to develop alternative economic activity would be high risk, given the tourism
sector’s exposure to future pandemics and the
unknown impacts of climate change on future air

If we entrench and grow the — Vel

district’s economic reliance on  Given that the population in this district will

tourism, then we commit the district continue to grow, the best way that we could

promote the social, cultural, economic and

to the worst possible future . . I
. environmental well-being of our communities in

outcomes for the environment, the  the future would be to:
local economy and the community’s o N
e Reduce dependence on tourism in the district’s

social well-being.  economy,

> Projected to be 90% renewable energy by 2025 (Ministry For the Environment) and government is ¢ Climate Change Response (Zero Carbon) Amendment Act 2019, MFE, Govt 2019

investigating the potential to be 100% renewable energy by 2030.
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e Encourage diversification of economic activity into a range of highly paid
productive sectors that have low environmental or resource impacts, and

e Concentrate urban development to enable the most resource-efficient
transport and infrastructure networks and avoid urban sprawl that
diminishes social cohesion and the outstanding natural environment.

Now 1s the time

The Queenstown Lakes District is at a crossroads where the decisions made over the
next few years will determine the character of this region for the next millennia.

The trigger for this opportunity has come from Queenstown Airport Corporation
(QAC). Rapid growth of the airport’s operation over the past decade had brought it
close to its capacity limits under the current air noise boundaries, which led it to
engage in public consultation for the expansion of
its air noise boundaries in July-August 2018. This

designations that extend over the privately owned land surrounding the airport
restricts any business, construction or land use that is deemed sensitive to aircraft
noise. These restrictions forced Boffa Miskell to locate residential and retail zones
further away from the airport boundary, with the result that the highest-density zone
was placed on top of State Highway 6. Their Frankton Masterplan® inevitably has the
district’s busiest arterial corridor, the Five Mile stretch of State Highway 6, targeted
as the main commercial and retail road in the district. Because of the airport, this
major arterial route would be completely built up four storey-high on both sides with
small box retail at road level, committing it to become as constricted as Shotover
Street has been in downtown Queenstown?®.

These initiatives by QAC and Council come at a time of intense community reckoning.
A prolonged period of rapid tourism and population growth within the district, and
particularly within the Wakatipu, has heightened community concerns of over
tourism, congested infrastructure and excessive
growth. These have undermined the social licence of

was then followed by public consultation regarding

eExcessive growth undermined social licence.
*Queenstown Airport capacity constraints.

tourism, with 76% of Queenstowners believing

its 30-year master plan for the growth of

/ there is too much pressure from tourism?°, 92.5% of

Queenstown Airport along with a proposed
development of a dual airport strategy that would

eCovid-19 disrupts tourism and shrinks demand.
*This allows reflection and chance for a reset.

1,507 submissions opposing any expansion of the air
noise boundaries ™ and 3,400 people joining

include the development of Wanaka Airport.

Wanaka Stakeholders Group to oppose jet aircraft

Concurrently, QLDC, NZTA and Otago Regional
Council contracted Boffa Miskell to develop a 30-
year master plan for Frankton Flats 7 . The

» Need for new strategic plans: Spacial Plan,
Frankton and Ladies Mile masterplans, Queenstown
and Wanaka Airport masterplans.

e CIAL buys 750ha for a Tarras Airport.

h operating scheduled services from Wanaka Airport.

The abrupt shock of Covid-19 has come at a critical
time. Though difficult and challenging for individuals

predetermination that Queenstown Airport must

remain in Frankton limited that outcome, not just
because of the substantial land owned by the

e Maximise social, cultural, economic and
environmental well-being.

J and business, it has provided a pause that has
N\ . . . .
stimulated community-wide reflection. Many have
expressed concern at the current business as usual
y

airport, but also because the air noise boundary

7 Frankton Masterplan, Boffa Miskell, July 2019

8 Frankton Masterplan, QLDC, Oct 2020

9 An arterial route around Queenstown centre to deal with traffic congestion on constricted Shotover Street
has been promoted for 30 years, with detailed master planning published in July 2017, and S50 million

government funding announced in June 2020. The Frankton Masterplan would create a much worse
problem focused on a much busier and more important arterial road.

10 Mood of the Nation, Tourism Industry Aotearoa, March 2019

I QAC Proposed Noise Changes, Mitchell-Daysh, October 2018
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model and have called for change, a reset, a reimagining or a new paradigm.

It would be a mistake to think that Covid-19 has solved the problem and that we could

put off these discussions. As the revised population projections show, Covid will likely

have little impact on the district’s growth in the medium and long-term and so all the

same issues remain. What Covid offers is the time and space to research, learn and

discuss what might be the best future strategy without the intense, immediate

growth pressures overwhelming the decision processes.

We must use this window of opportunity
because any new strategy to concentrate urban
development onto Frankton flats needs a long
lead-time, as it would require the relocation of
Queenstown Airport, a project that would take
some 10 years.

The confluence of these dynamics presents an
enormous opportunity to effect real change
that would set the district on a new path of
greater prosperity and well-being.

The time and opportunity are now. What is
needed is a vision and a plan.

It would be a mistake to think that Covid-19 has
solved the problem and that we could put off
these discussions. As the revised population
projections show, Covid will likely have little
impact on the district’s growth in the medium
and long-term and so all the same issues remain.

Part B — Queenstoﬂrﬁllpine City Campus
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Chapter Two

A vision and plan

In our vision document QUEENSTOWN — FUTURE AS AN ALPINE CITY? we identified three
goals for prosperity.

Figure 2 — Vision goals

'Goals for prosperity

Economic diversity

Environmental regeneration

Community well-being

QUEENSTOWN — FUTURE AS AN ALPINE CITY? FLIGHTPLAN2050

We regard each of these three — the economy, the environment and our community
— as the essential drivers of the health and prosperity of our district. They are the
foundational pillars on which we build our vision for the future.

12 See the section ‘Queenstown underperformance’ beginning on page 66 of Chapter Seven

Economic diversity

The impact of Covid-19 has highlighted the district’s overdependence on tourism.
This is concerning given that our economic analysis has confirmed tourism as one of
the country’s lowest paid industry sectors. This focus on tourism results in the
average productivity per worker in the Queenstown Lakes District being some 11%
below that of Northland'?, a region often identified as one of the country’s weakest

economies.

Construction, the second major economic sector for the district, generates higher
productivity in terms of revenue produced per worker but has two fundamental
disadvantages. First, it correlates strongly with the tourism sector and so amplifies
the economic risk of changes in tourism demand. Secondly, it provides little economic
investment, with its primary focus on residential development that does not
contribute to ongoing economic activity.

Any vision to enhance the prosperity of this district must diversify the local economy
to include high-value enterprises that have minimal adverse environmental impacts.
The obvious target sectors would be the knowledge-based economies of technology,
education, film, finance, science and medical tourism.

It is good to see that a range of individual initiatives are already being promoted. But
it is clear from the difficulties experienced over past decades, with failed aspirations
to more broadly diversify the local economy, that the infrastructure designed for
tourism does not of itself provide sufficient value to lure knowledge-based industry.

Tourism in this district thrives with low density and dispersed infrastructure. Small
town centres such as Queenstown Bay, Arrowtown and Wanaka make attractive
destinations for sightseeing excursions. Similarly, with wineries, golf courses, and
other attractions. Resorts such as Millbrook or activities such as rafting or skiing work
best in loose separation, providing a diverse and interesting tapestry for visitors. But
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this low density and dispersed amenity completely fails the needs of a knowledge
economy.

So, what is missing? The region has tremendous
advantages that are attractive to business in the
knowledge economy. It is a fantastic place to live, with
an outstanding natural environment, a diverse and
educated local community, the cosmopolitan feel of an
international centre with the convenience of a small
town, and high connectivity with quality Internet and
airport service.

Our research has identified that the key element
currently missing for a thriving knowledge economy is
the capacity to concentrate talent. The ability to draw
together in a relatively tight geographic space a cluster of entities.*?

If Queenstown Lakes District is to diversify its economy with knowledge-based
enterprise, then it must study what such enterprise needs and then design and build
its urban centres and infrastructure to match. Currently, this is not the case.
Queenstown Lakes has no substantial urban centre and no plans to create one.

Where is the most sensible place in this district to develop such an urban centre?

Environmental regeneration

The outstanding natural environment is without question Queenstown Lakes
District’'s most important resource and its fundamental source of value. And global
climate change is the greatest challenge facing the new generation. There can be no
sustained prosperity for the district without ensuring the protection and long-term
regeneration of both the local and global environments.

13 This is explained in Chapter Eighteen — ‘The knowledge wave’ beginning on page 122.

capacity to concentrate talent. But

Any vision for prosperity must, therefore, align with improved environmental
outcomes. This directly challenges the district’s current dependence on international
tourism and long-haul air travel, making more
imperative the need to diversify its economy to
sectors with much reduced resource impacts.

The key element currently WIl.SSl.nng/’ a It also challenges the direction of urban
thriving knowledge economy is the development and infrastructure investment,

which has been reactive. The increasing sprawl
across the Wakatipu Basin and upper Clutha of

Queenswwn Lakes has no substantial past decades has been driven by individual

urban centre and no plans to create one. developers seeking to maximise private profits

from previously rural-zoned land. This has been

the case for almost all development in the
district, from Sunshine Bay in the 1970s through to the current Northlake
development and everything in between. The current hotchpotch spread of
disconnected suburban sprawl is not the result of thoughtful environmental or urban
planning.

Much better environmental and social outcomes would come from higher-density
urban development that centralises and concentrates infrastructure and simplifies
the road network in ways that optimise public and active transport. How could this
be achieved while strengthening and diversifying our economy and simultaneously
enhancing community well-being?

Community well-being

A healthy and sustained sense of well-being spread deep and wide across the whole
community is perhaps the best sign of real prosperity. This needs a secure economic
livelihood able to sustain a good standard of living for our local workforce together

14 See Chapter Fourteen — ‘Different communities’ beginning on page 96.
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with strong social connectedness. How could our district-wide vision for prosperity
best promote such high-level community well-being?

Our goal must be to diversify the local economy, increase resilience and reduce
dependence on low-wage tourism. It must also improve housing and transport
affordability to strengthen economic livelihoods®. And it must also include a high-
density, integrated, cohesive urban Centre. Research shows that such urban
environments create much more social connection and happiness®® than the spread
of suburban development that now characterises Queenstown Lakes District®’.

A plan

The past business-as-usual has focused investment
into the tourism sector, been a reactive enabler of
development sprawl, and targeted the increase of
visitor numbers to drive revenue growth. We need a
new plan.

opportunity so ready to be enabled.

A new plan must:

1. Directly target high-value, knowledge-based enterprise,
2. Protect and enhance our outstanding natural environment, and
3. Increase social connectedness.

Our research presented in this report shows that all three goals could be achieved
with one unifying strategy — the creation of an Alpine City Campus on Frankton Flats.

Within the centre of the Wakatipu Basin, we have a perfect location for an Alpine City
designed to catch the knowledge wave. Frankton Flats:

15 See Chapter Seven — ‘Economic impacts’ beginning on page 66 and Chapter Thirteen — ‘Housing
affordability’ beginning on page 94.
16 See ‘Happy City’ by Charles Montgomery, Penguin 2013

e Isflat, sunny, with outstanding mountain views and with clear geographically
defined boundaries.

e Already has on its periphery the full range of commercial and non-
commercial facilities required for a small city.

e Isin the centre of the Wakatipu’s transport network and already has a ring-
road that creates multiple connectivity options while protecting the centre
for active and public transport.

It is hard to imagine anywhere else in the world that could have such an opportunity
so ready to be enabled. Few would have the extraordinary beauty of this location.
Any that might have all the facilities for a small city
would also likely have many old buildings and existing
structures, roads and infrastructure that could not be

It is hard to imagine anywhere else a5ty moved or reconfigured.
in the world that could have such an

On Frankton Flats we have the unique opportunity to
plan and design a high-density residential and
commercial Alpine City Campus specifically to attract
and enable high-value, knowledge-based enterprise. This would be an
environmentally attractive, walkable, concentrated urban campus that has all the
commercial, retail, educational, cultural, medical, sporting and recreational facilities
to operate as a fully integrated and cohesive whole. It would be a great place to live,
work and interact. It would concentrate interconnected expertise and capacity,
enabling strong talent networks to develop and thrive.®

This district is uniquely placed to deliver on such a plan and could begin to reap the
benefits almost immediately.

7 See Figure 1 — Fragmented urban development, on page 16
18 See ‘Get Off the Grass: Kickstarting New Zealand'’s Innovation Economy’ by Sir Paul Callaghan and Prof
Shaun Hendry, Auckland University Press 2013
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The need to change

To achieve this vision of economic diversification, environmental regeneration and
community well-being, however, requires an active choice and firm commitment to
change direction. Unfortunately, our current model has tremendous momentum and
resistance to change.

Our current business-as-usual model would see a similar growth in resident
population, but it would have this population spread in subdivisions throughout the
outstanding natural landscape of the Wakatipu Basin. The many city-sized resources
that will be needed over the coming decades would become fragmented and
dispersed, built among disconnected residential developments and strung along
arterial transport routes within the basin.

The recent suggestion by Queenstown Lakes District Council that the Lakes District
Hospital must move from its central location in Frankton to somewhere else in the
basin because of airport growth highlights this concern'®. Such car-centric and
dispersed sprawl would create substantial, permanent inefficiencies and costs, with
enduring adverse environmental impacts, which undermine any effort to diversify
towards a knowledge-based economy.

That Council categorically refuses to ever consider the potential to use Frankton Flats
more effectively is evident from all its Spatial and master planning, its commissioned
studies and consultant’s briefs, its triennial Ten-Year Plans, transport studies and all
internal and external communications. The parameters and terms of reference for all
work starts with and is based on the premise that Queenstown Airport will always
remain in Frankton. This inevitably drives increasing suburban sprawl throughout the
basin while ignoring the advantages of central urban concentration.

In the next two chapters we consider what this Alpine City Campus might look like
and what would happen to the airport?

19 Hospital move idea surprise for SDHB, ODT, 8 Oct 2020
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Chapter Three

Alpine City Campus

The vision proposed in the previous chapter calls for the development of a
new Alpine City Campus on Frankton Flats. In this chapter, we explore a city
campus design that could catch the knowledge wave.

In the following chapter we consider the consequent relocation of
Queenstown Airport to near Tarras.

Where talent wants to hive
People connections.andnetworks

An outstanding natural environment with tourism
centric businesses and infrastructure, while a nice-
to-have, is not enough to meet the needs of
knowledge-based enterprise.

Any knowledge-economy business looking for a
home has plenty of options among the towns and
cities of New Zealand and the world. To attract them to Queenstown Lakes District
we need to offer what they need, which above all else is an environment that
concentrates talent.

Our research found knowledge economies require the geographic concentration of
talented people. Despite the digital and video communications that increasingly
enable people to work remotely, the development of ideas and collaborative teams
that are core features of knowledge economies do not work well with a dispersed

20 For more on this, see Chapter Eighteen — ‘The knowledge wave’ beginning on page 122.

To attract knowledge businesses to

and remote workforce, but instead thrive on face-to-face interactions, close personal
networks and the serendipity of frequent unplanned connections.?° To attract such
enterprise, we need to create an ideal environment for these to occur. Fundamental
to this is a substantial and concentrated urban centre.

To be a real magnet for talent, our urban centre should be a wonderful and
convenient place to stay. It should be a joy to live in, with engaging communal indoor
and outdoor space, public art, and have the human scale that enables active transport
to be the default option. The design should leverage New Zealand’s clean-green
brand and the district’s outstanding natural environment by ensuring that its
facilities, public spaces, construction methodology and operational efficiencies
exemplify environmental and sustainable best practice. A concentrated mix of
cultural, recreational, retail, commercial and educational amenities — all within
walkable distance — would create a vital and cohesive community in the heart of the
Wakatipu.

A plan to develop such a city campus on Frankton Flats
would immediately attract high-quality knowledge
enterprise.

Queenstown we need to offer what
they need, which above all else is an Central urban campus

environment that concentrates talent.

Create the heart for our region

Frankton Flats offers us this unique opportunity. Here we could create a liveable,
compact, and attractive urban campus that would make it a fantastic place to live as
well as providing a functional concentration of similar high-capacity, interconnected
knowledge enterprises that provide the ecosystem such businesses need to thrive.
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A modern Smart City?! design that integrates technology across all systems to e Sunny. Frankton Flats enjoys the most sunshine hours in the Wakatipu

improve service and increase efficiencies would further improve the attractiveness Basin.
to knowledge enterprise. This smart technology focus on improving sustainability . . . o )

) ) ) e Already has civic, recreational and community facilities. Including
would add synergy and alignment with those knowledge enterprises that place value

) ) Queenstown Events Centre, sports fields, Wakatipu High School, primary
on excellent environmental stewardship.

and pre-school, library, medical facilities, and retail.

Why Frankton Flats? e less prone to seismic hazard such as liquefaction, mass movement,

landslide, or tsunami compared to most other areas of the Wakatipu Basin,
The Frankton Flats location offers a unique opportunity for this district to establish

including most existing urban areas.?
such a centre. Frankton is:

e  OQutstanding vistas. With the Remarkables mountain backdrop to the south,
e At the centre of the Wakatipu’s already developed transport network. mountain ridges all around and the natural borders of lake and rivers,

. . ) Frankton Flats offers one of the world’s most tiful alpine city settings.
o ltisthe natural hub of the public and active transport networks. ankton Flats offers one of the world’s most beautiful alpine city settings

o Is integrated with State Highway 6, which connects to the north e Historical prescience. William Rees chose Queenstown Bay for his
and south. homestead and subsequently the south bank of Kawarau Falls precisely

A ring-road is already in place. .
° g "ETO yinp Figure 3 — Central Hub

o  Within this ring, high-density development on flat land would
enable short distance and low impact transport options.

e Naturally contained, which promotes density and the avoidance of sprawl.

e large enough. Without the airport, Frankton has enough area to
accommodate an urban centre larger than Nelson.

e  The hub of most of the district’s infrastructure networks, from power and
communications to waterworks, sewerage and roads.

e Cost-effective for construction, with flat land that is geologically stable and
with sound substratum for building foundations.

GEOGRAPHICALLY BOUND BY LAKE AND RIVERS, FRANKTON FLATS IS THE NATURAL CONNECTED CENTRE TO THE
SUBURBAN DEVELOPMENTS OF LAKE HAYES ESTATE, JACKS POINT, KELVIN HEIGHTS, GOLDFIELD HEIGHTS, AND QUAIL
RISE. SOURCE: FLIGHTPLAN2050

2L A Smart City is an urban area that uses different types of electronic Internet of things senses to collect 22 Seismic Hazard in Queenstown Lakes District, Aug 2015
data and then use insights gained from that data to manage assets, resources and services efficiently, in
return using that data to better improve the operations across the city.
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because these were not the best or likely places for a town. As early as 1862,
the superintendent of Otago Provincial Council, Major John Richardson, had
claimed the Frankton Flats as “absolutely essential for a township” and
thereby prevented Rees from occupying it.?

Design vision

Architect and urban designers David Jerram and Gillian Macleod have published an
initial plan for Frankton Flats that could achieve our vision of a knowledge economy.

Figure 4 - Alpine city campus design

R,

THIS IMAGE SHOWS THE CONCEPTUAL ALPINE Ciry DESIGN PROPOSED BY DAVID JERRAM AND GILLIAN
MACLEOD. FRANKTON FLATS OFFERS A UNIQUE OPPORTUNITY FOR A FULLY INTEGRATED, HIGH-DENSITY
SMART CITY.

23 ‘Queenstown's King Wakatip’, by George J. Griffiths, Dec 1971

We share their master plan in Figure 4. This is indicative only, as a comprehensive

public design process would be part of any plan, but it gives some insight into the
opportunity that could be realised.

Their design shows a linear park with water features (1) that provides a central
connector through the community, linking it visually and physically to the lake. A
broad pedestrian overpass (2) extends this over State Highway 6, giving free flow
connectivity to the lakeside reserve.

Helicopters and other vertical take-off and landing aircraft access a district transport
hub at the eastern end (3), where the river systems provide natural flying corridors.
This integrates with a major hub for the district’s public transport systems.

The airport buildings are re-purposed (4) for community facilities.

The existing main roads surrounding the area (5) continue to work as currently
developed, routing traffic around the township while allowing access at multiple
points.

An inner circulation route (6) provides opportunity for effective and constant public
transport.
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The mixed-use, commercial-residential, high-density centre (7) links Remarkables
Park, Five Mile and Queenstown Central.

A substantial hospital-medical precinct (8) meets the district’s needs well into the
future.

Internal roads and alleyways provide low impact transport options, while retaining
supply access to all areas.

People are prioritised over vehicles, with limited roadside parking. All key community
assets including schools, shops, sporting facilities, recreational areas, community
centres and major transport links are easily accessed, with minimal need for private
vehicle use.

Good access to high quality reserves and green spaces provides a healthy and
replenishing environment.

Integrating high-density residential within this urban centre would:

e Keep the centre vibrant,

Enable low impact transport options,
e Enable the most resource-efficient construction,
e Increase the range of accommodation options within the district,
e Enable capacity to build more affordable accommodation, and
e Create more energy-efficient and sustainable communities.
Real life examples such as Auckland’s Wynyard Quarter,?* Copenhagen’s?’ rise to

become the world’s most liveable city and Freiburg’s?® innovative adaption to both
make it wonderfully liveable and one of the world’s most sustainable cities all show

24 Wynyard quarter, Auckland, NZ
2> Copenhagen's remarkable journey to liveability, Leaderlab,2 March 2016

the value that can be gained from a cohesive planning strategy being implemented
by the city or local government.

The strategic ambition to create a centralised urban campus on Frankton Flats —
specifically designed to attract high-value knowledge enterprise by being a place
where talent wants to live — could meet all our communities’ positive aspirations
while avoiding the many negative pitfalls of business as usual.

In the next chapter, we consider what to do with the airport.

The ambition to create a centralised urban
campus on Frankton Flats could meet all
our communities’ positive aspirations
while avoiding the many negative pitfalls of
business as usual.

26 Freiburg, Germany, population 230,000, BBC 16 July 2020
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Chapter Four
Where to for the airport?

The first questions asked when discussing the Alpine City Campus are “What
about the airport?” and “Where would it go?” While these deflect insight
into the enormous opportunity and advantages to be gained from
concentrating future urban development onto Frankton Flats, what happens
with the airport is important and is the focus of this chapter.

No one can deny the crucial importance of high-quality air connectivity to
this district. It is essential for our economic and social wellbeing and a major
contributor to the district’s GDP. Our proposal is not anti-airport and we do
not seek any reduction or constriction of air capacity. That said, if air travel
were to decline, then it becomes even more
important to use the high-value Frankton land
for much needed urban development rather than
waste it on a reducing airport.

The purchase of 750 ha near Tarras by
Christchurch International Airport Ltd (CIAL)
has resolved the question of where a new
regional airport might be located and,
significantly, transfers all the legal and
financial risk from QAC and Council to CIAL. It
also commits CIAL to fully fund the construction of any new airport, meaning
that the Frankton land currently tied up by Queenstown Airport could be

27 The 2018-2020 statement of intent (pre-Covid) estimated the commercial enterprise value of QAC to be
in the range S466 million to 5483 million. Page 4, SOl 2018-2020, QAC.

No one can deny the crucial

importance of high-quality air
connectivity to this district. It is
essential for our economic and social

well-being and a major contributor to

rezoned and sold with a pay-out of $1.2 billion to its shareholders, a windfall
gain of three-times the enterprise value of Queenstown Airport Corp®’.

In this chapter we review the need for a new airport, make sense of CIAL’s
proposed location near Tarras and reflect on the travel distance to
Queenstown. We then consider the potential impacts on frequent flyers and
tourist visitors. We conclude that high-quality air connectivity will always be
essential for the district to prosper, but the days of needing a barnstorming
airstrip in the middle of town are ending.

Do we need a new airport?

17

“We don’t need yet another airport!” is a common first response to the proposed
airport near Tarras. We agree. Three international airports within an hour of each
other would not make any sense in the contexts of excessive growth and climate

change.

Our support for the Tarras option is dependent on the
closure of Queenstown Airport and transfer of all
scheduled services to the new regional airport located
near Tarras. In our proposal, all helicopter businesses
at Queenstown Airport would continue to operate from
a dedicated transport hub on Frankton Flats. The fixed-
wing scenic flights would be relocated to a new
dedicated airfield on Queenstown Hill or to the existing
airfield in Kingston and developed with funds from the
the district’s GDP. sale of Queenstown Airport land. So, all general
aviation business based in the Wakatipu would
continue to operate from within the Wakatipu. QAC would continue to manage these,
along with the Wanaka and Glenorchy Airports. Wanaka Airport would continue to
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offer its unique mix of services without these threatened by scheduled jet services
driving excessive growth and crowding out these niche operations.

Whether or not there is growth in air travel, the arrangement outlined above provides
the most effective outcome for air services across the district.

1. Best for increasein air travel. It allows for the most efficient and prosperous
potential for future growth as shown in the MartinJenkins socio-economic
impact assessment of four alternative scenarios.

2. Bestfor decreasein air travel. It also provides the most resilient and effective
solution for any potential future decline in air travel through much better
economic use of the valuable Frankton land resource, improved economic
diversification and the enablement of urban planning with much lower
carbon footprint per person. Decreased use or stranded asset problems near
Tarras would have much lower opportunity costs than they would at
Queenstown Airport in the middle of an urban centre.

In contrast, continuing with an airport severely constrained by mountains,
community opposition and thousands of neighbours when the land could be put to
much better use would be a great failure. A dual airport model that would have the
market for scheduled-air-services split into two different locations, whether the
second was Wanaka or Tarras, would also fail to deliver the best outcome.?®

Does the Tarras location make sense?

Unlike many, we were not surprised by Christchurch International Airport Limited’s
purchase of land near Tarras for a future airport. We had spent considerable time
researching alternative locations for Queenstown Airport and analysis of travel data
had us focus into the Cromwell-Tarras valley. The land purchased by CIAL was the
best of the five viable sites we had identified.

28 These issues are further explained in Chapter Seventeen under ‘Operational safety’ beginning on page
114

To make sense of this, let’s first look at the travel data.

Travellers’ destinations?

Enhanced connectivity and meeting expectations

To understand the impact of the airport’s location on travellers, we need to know
where they are travelling to and from.

Most people are aware that Queenstown Airport has changed from being a
destination airport to become a regional hub, with a threefold growth in passenger
movements over the past decade. This means that many people using the airport are
not now travelling to Queenstown, but instead are travelling to other centres in the
region. They land in the Wakatipu and immediately drive out of it.

So, what are the proportions of those who are destined for Queenstown versus those
who land-and-leave? And where do they go?

Better data is needed

Despite several years of planning the expansion of Queenstown’s air noise
boundaries, developing a dual airport strategy, and master planning for both
Queenstown and Wanaka Airports, there is scant evidence that QAC has undertaken
any methodical research to accurately determine the characteristics and destinations
of travellers using the airport.

During QAC’s formal consultation on the expansion of the Air Noise Boundaries (ANB),
it did publish online a written breakdown of international and domestic travellers
according to their final destinations. We understand this was based on data gathered
by a contracted company that used ping technology to track passengers’ cell phones,
and it constitutes the only evidence-based information on passengers’ final
destinations produced by QAC. This information?® showed that 57% of passengers
using Queenstown Airport were destined not for the Wakatipu, but other locations

2 Data provided by QAC during its official consultation on expanding the Queenstown air noise boundaries.
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in our region, mostly to Wanaka, the upper Clutha and Central Otago, and about 6%
heading south.

At other times, however, QAC has suggested different numbers, though never with
any written evidence or credible source. To meetings in Wanaka, for example, QAC
executives verbally stated that about 15-20% of passengers transit Queenstown
Airport en route to or from Wanaka®°.

Yet more disparities exist in data provided orally by Colin Keel, QAC’s Chief Executive.
Mr Keel told the Kelvin Peninsula Community Association’s meeting in August 2018
that 50% of the district’s visitors arrive through the airport. At other meetings, both
QAC and QLDC have used a figure of 30%.

These discrepancies in basic information remain despite multiple requests by us and
others for QAC to provide the evidence on which their figures are based.

In their Socio-Economic Impact Report, MartinJenkins use the seemingly precise
figure of 33.3% as the proportion of visitors to Queenstown Lakes District that arrive
via the airport.3! But it turns out that their source for this is simply based on a
newspaper article published in Stuff (August 05, 2018) in which journalist Debbie
Jamieson provides a hearsay guesstimate when she writes “It is thought about one-
third of visitors to the area arrive via Queenstown Airport.”

Incredibly, QAC then authoritatively assert the economic importance of the airport in
its 2021 statement of intent by referencing the MartinJenkins report when stating
that one third of visitors to the district arrive by air.3> Made-up numbers have become
facts.

MartinJenkins, the consultants employed by QLDC to assess the social and economic
impacts of the airport, themselves relied on estimates provided by QAC for much of
their destination and reason for travel data used in their analysis. But it appears these
are also no more than unsubstantiated guesswork. While MartinJenkins make precise

30 QAC executives met with selected Wanaka stakeholders, 30 Apr 2019
31 Airport Socio-Economic Impact Report (page 178), MartinJenkins June 2020

statements throughout their report, citing for example that 5% of New Zealand
resident passengers are business travellers, a check through the report’s appendices
show the numbers are vaguely estimated values based on ‘consultation” with QAC
but with no source data or study to validate them.*

This continues to suggest that QAC has no reliable or robust knowledge based on hard
evidence of either the travellers’ final destinations, whether or not they are locals,
reason for travel or what proportion of visitors to the district travel by air versus by
road.

The lack of accurate destination data does undermine the confidence that can be
given to any arguments that favour one location over another. Nevertheless, we do
know many travellers using the airport are destined for the broader region rather
than specifically for Queenstown.

32 Statement of Intent — year ending June 30 2021, (page 11), QAC Oct 2020
33 page 179, Socio-Economic Impact Report, MartinJenkins, June 2020
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Is Tarras more central for Queenstown Airport users?

If indeed 51%3* of Queenstown Airport users are destined for the Wanaka and
Central Otago regions, as per QAC’s written dataset published during consultation on
expanding the air noise boundaries, then an airport near Tarras would offer more
convenience to most travellers.

On the map in Figure 5 we have visually represented the final destinations of
Queenstown Airport users based on the best data we have from QAC. About 94% of

Figure 5 — Map showing traveller destinations
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travellers are destined for the area within the blue dashed line, while the data

34 This figure is based on the single most credible destination data published by QAC, in that it was published
in writing by the General Manager Communications and Community as part of QAC's formal public
consultation in July 2018 on the proposed expansion of air noise boundaries. The data was precise and

indicates about 6% travel from Queenstown Airport to the south. The destination
data combined with the existing State Highway network suggest that Tarras would
provide an excellent location for a regional airport, and one possibly closer and more
convenient for most travellers.

If the destination data shown on the map in Figure 5 is accurate, then the net effect
on travel times across all travellers using Queenstown Airport would balance. Those
destined to the Wakatipu would travel a little further while those coming from the
Central or Wanaka areas would be closer.

Added to this, about 70% of the one million international visitors arriving through
Christchurch Airport travel into central Otago.3® A significant proportion of these
could see a new regional airport at Tarras to be a more convenient port of arrival,
making the Tarras location yet more central and compelling while significantly
reducing road mileage to-and-from Christchurch, with associated emissions.

Is Tarras too far?

While a regional airport near Tarras may be more central and convenient for many
and maybe most travellers — those from Wanaka, the upper Clutha, Central Otago
and even tourists who currently arrive by road via Christchurch — some tourist
operators argue that it is simply too far from Queenstown. They believe that flying
tourists into the very heart of the Wakatipu, into the middle of the Frankton town
centre and to within 20 minutes of their hotels, is essential for Queenstown tourism
to survive.

We can understand this concern. Particularly, in the current Covid-induced recession
when many businesses are struggling financially in the short-term and need every
option to restore visitor numbers. But we don’t accept that an international jet

granular, distinguishing between international and domestic passengers, and between the Wakatipu,
Wanaka, Central Otago and Southland.
35 International visitor survey, Stats NZ
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airport in the middle of Frankton is a necessary, or even desirable, feature of a
sustainable, long-term tourism strategy for Queenstown.

The map in Figure 7 shows the drive from Frankton to the proposed CIAL airport near
Tarras is just 75 km with a typical drive time of 54 minutes. People travelling to west
of Frankton, to Queenstown, Kelvin Heights or Jacks Point, will take a few minutes
longer. Those travelling to east of Frankton, to Lake Hayes, Arrowtown or Gibbston
Valley, will find the trip shorter.

Figure 6 — Map showing typical drive time
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THIS MAP SHOWS THE TYPICAL DRIVE TIME FROM FRANKTON TO THE CIAL LANDHOLDING NEAR TARRAS
(75KMm, 54 MIN). SOURCE GOOGLE MAPS

We note that Chamonix (France) and Whistler (Canada) are respectively 1:30 hrs and
2:30 hrs from their feeder airports, while Yuzawa, the nearest ski field to Tokyo, is
3:00 hrs from Narita Airport. The Gold Coast is 1:30 hrs drive south from Brisbane
Airport while Noosa is over 2:00 hrs’ drive to the North. Even on the small island of
Phuket, the main tourist centre is an hour’s drive from Phuket Airport.

36 Airport Socio-Economic Impact Report (page 179), MartinJenkins June 2020. We note that such data
used by MartinJenkins are just estimates made in consultation with QAC and Airbiz.

This confirms that a regional airport near Tarras would be closer to Queenstown than
is the case for many international resorts, with the inevitable conclusion that there is
no evidence to support the view that relocation of the airport to an hour’s drive from
Queenstown would collapse or diminish its tourism economy.

Instead, we suggest the protection of the high-value environment from both the
airport’s many adverse effects and the consequent urban sprawl in the Wakatipu
Basin would more effectively enhance the district’s appeal as an attractive
destination over the long-term.

Frequent travellers

According to the MartinJenkins report “about 10% of passenger trips through
Queenstown Airport are by locals,”% though it is not clear what the term ‘local’
defines or how accurately the guesstimate of 10% reflects actual use. It is also not
clear what proportion of these are occasional trips, say once or twice per year, or
more frequent trips, say 10 or more times per year. Or whether local refers to people
normally resident within the district, including Wanaka, Upper Clutha, Cromwell and
Central Otago, rather than just those normally resident in the Wakatipu Basin.
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It has been argued that Queenstown Airport must stay in Frankton to best enable the
business travel and the lifestyle choice of these local flyers. For this, we offer eight
alternative perspectives:

1. The active facilitation of frequent-flying lifestyles runs directly counter to
Council’s formal declaration of a Climate Emergency.?” International research
shows that a small number of frequent flyers contribute nearly two thirds of
global aircraft emissions.®®

2. The substantial public benefits of economic efficiencies from a thriving urban
knowledge campus, enhanced public transport and reduced development sprawl
within the Wakatipu, would all strongly outweigh the small private benefits to a
low number of individuals who prefer to be a few minutes closer to an airport.

3. The significant and continual adverse environmental impacts of jet aircraft noise
on many thousands of residents daily, strongly outweighs the small and occasional
inconvenience of a slightly longer road trip to those few who travel every month
or so.

4. Thelow importance that frequent flyers generally give to being close to an airport
can be inferred from Auckland, where there is no evidence that they establish
their homes in South Auckland to be near the airport.

5. Alarger regional airport with a more extensive timetable and destinations within
one hour’s drive remains a convenient option.

6. The next decade will see the deployment of innovative electric passenger
drones® known as “advanced unmanned aircraft”. Figure 6 shows the one
produced by the joint venture of Google founder Larry Page’s Zephyr Airworks
and Air New Zealand.*® With the New Zealand government having pledged
support®! to assist the development and regulation of this technology, these will
provide rapid and quiet transport between the Wakatipu and a relocated airport
for those who value this convenience. Indeed, this joint venture provides an

37.QLDC declaration of a climate emergency, ODT 27 June 2019
38 Reported research from USA and UK
39 Autonomous, fully electric, self-driving passenger drones by Zephyr Airworks, YouTube, August 2018

example of a technology company that could relocate to our Alpine City Campus
from which their business model and IP could be scaled globally.

Figure 7 — Zephyr Airworks’ autonomous flying taxi

GOOGLE FOUNDER LARRY PAGE’S COMPANY ZEPHYR AIRWORKS HAS PARTNERED WITH AIR NEW ZEALAND TO BRING
THESE ELECTRIC, AUTONOMOUS FLYING TAXIS TO NEW ZEALAND. THEY AIM TO LAUNCH A COMMERCIAL NETWORK IN
NEW ZEALAND BY 2024.

7. The Local Government Act requires council to consider the views of all the
district’s communities, without weight or priority to one group ahead of another.
The Act also requires council to act in accordance with principles of prudent
stewardship, efficient use of its resources, and the need to maintain and enhance
the quality of the environment.*? The evidence presented in this report shows
that these goals would be most effectively achieved through the use of Frankton
Flats for an Alpine city campus, with the airport infrastructure relocated to land
that was less valuable, had substantially less opportunity cost, and less adverse
impact on outstanding natural environment.

40 Media release, Air New Zealand, October 2018
41 Newshub, October 2019
42 Section 14, LGA 2002
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8. The minor, occasional loss of convenience for local travellers based in the
Wakatipu will likely be mitigated. A high-quality airport express bus service would
certainly be part of moving the airport to new Tarras. For those time-precious,
Zephyr Airworks plans to have its air taxi services operational by 2024. Also, flights
into a Tarras Airport would land 7-10 minutes quicker and would incur fewer
weather delays or diversions than into Queenstown Airport.*®

On balance, it is our view that the broader public good resulting from an Alpine City
Campus on Frankton Flats would far outweigh the occasional inconvenience to a few.

The Covid-19 experience has done more
than inspire a call for an economic reset. It
has demonstrated the importance of
collective action and the power of team,
where the needs of the whole nation were
placed ahead of individual benefit. In this
vein, we encourage those who may be
personally inconvenienced by moving the
airport to Tarras to read through this
report and seek a balanced view of what
might be best for the district.

T'ourist travellers

Travel convenience is only one of a multitude of factors that shape the tourist
traveller’s experience. Far more important is the quality and value of the destination
— it is the reason why they travel.

For visitors to Queenstown Lakes, the foundation of the district’s value is its
outstanding natural environment. Over the years Queenstown has attracted tourists
as the Adventure Capital of the world and, more recently, as Party Central, but it is
the exceptional environment that is and has always will be the district’s lodestone.

43 See the ‘Aircraft emissions’ section beginning on page 97.

dependence on tourism means high-quality air

but the days of needing a barnstorming airstrip in the

Visitors who make the effort to travel to this district have high expectations of the
quality of its environment.

But this environment and the quality of the visitor experience within it has been
significantly diminished by substantial growth of jet-aircraft noise within the
Wakatipu Basin over the past decade. Whether from the golf courses, the trails,
Skyline’s viewing platform, or any other outdoor vantage or activity, visitors’
experience has been negatively impacted by intrusive, industrial-level noise of jet
engines that has come to pervade the environment.

Continued urban sprawl throughout the
Wakatipu Basin, an inevitable
consequence of retaining the airport in

Oueenstown Lake’s geographic isolation and ongoing  Frankton, also erodes the outstanding

natural environmental and landscape
qualities valued by visitors.

connectivity will always be essential for it to prosper,

We would better serve our tourist
visitors by protecting the natural
middle Ofl‘OWH are ending' environment they have come to
experience than by delivering them to

their hotels 30 minutes sooner on arrival.

A maturing destination

Queenstown is no longer the small, eclectic destination centred on Queenstown Bay,
where a VW Combi hauled intrepid globetrotters up to the Skyline Lookout and
Eichardts, the local’s pub, was dressed up as a nightclub. The destination now has a
much broader and more sophisticated array of attractions spread throughout the
district with far more general appeal to affluent, mainstream tourism.
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The locals have also changed. From a small group of polar-fleece-clad entrepreneurs,
there is now a substantial, well established community with diverse interests and
cosmopolitan confidence.

Queenstown Lake’s geographic isolation and ongoing dependence on tourism means
high-quality air connectivity will always be essential for it to prosper, but the days of
needing a barnstorming airstrip in the middle of town are ending. The negative
impact on visitors’ destination experience exceeds the value of having the airport so
close. As the destination matures, it needs to pivot from the past high-octane, bums-
on-seats growth strategy that relies heavily on proximity to the airport, to a more
stable, longer-stay and higher value market.

It would take at least 10 years for CIAL to establish a new regional airport near Tarras.
That gives time for business to adjust and adapt.

Conclusion

In the balance between travel convenience and the quality of visitor experience,
there is a tipping point, where the negative impacts of an airport on travellers’
destination experience exceed the value for both visitors and host community of
having it close.

Many have argued that such a point has already passed. The silent skies brought on
by Covid-19 gave a rare opportunity for many to notice what had been lost.

The dual airport scenarios would deliver travellers closer to their destinations. A win
for traveller convenience. But the retention of Queenstown Airport in Frankton would
permanently and increasingly undermine the very qualities that make Queenstown
and the Wakatipu an attractive destination for travellers.

It may seem counter-intuitive, but our analysis concludes that travellers would be
best served — even those destined for the Wakatipu — by relocating scheduled
domestic and international flights to the proposed new airport near Tarras.
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PART TWO

Part Two is the main course. Here we provide more detail for those keen to better understand or challenge
our reasoning. Each chapter focuses on a different aspect or perspective, so those with special interests —
such as the impact on business, infrastructure networks or climate change — can dive with more depth into
our analysis and reasoning to see whether our conclusions stack up.

484



Chapter Five

Business impacts

In this chapter we take a business perspective when comparing the dual
airport strategy with one that would close Queenstown Airport in favour of a
CIAL airport near Tarras.

For a more complete understanding, we separately analyse four different
business sectors:

1. the ancillary businesses directly connected to the air travel sector,
2. the airlines,

3. local general aviation, and

4

our local tourism businesses.

Queenstown Airport Corporation is considered in the next chapter and the
potential for knowledge businesses is explored in Chapter Twenty-two — The
knowledge wave.

It became quickly evident from our research that QAC’s dual airport model
is not an optimal strategy for long-term business prosperity in our district.
This conclusion was confirmed by the MartinJenkins socio-economic impact
assessment commissioned by QLDC. It seems the dual airport model was
simply the easiest incremental growth option for QAC, given the inevitable

4 In its formal response to our LGOIMA request, QAC confirmed that the 12-page, glossy brochure titled
"Queenstown Airport Siting Study" was the "full account of the process and analysis that was undertaken
by Queenstown Airport... in relation to the potential option of relocating Queenstown Airport."
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limits to growth at Queenstown Airport, and QAC had made no effort to
assess any alternative strategy. “

Air connectivity is vitally important for the prosperity of business and
communities in this region, but that doesn’t mean two international airports
within 70 km would be better than one. Particularly when the opportunity cost
of continuing to use the district’s most valuable land for an airport would
undermine business diversification, opportunity and resilience in the face of
climate change. We recognise that moving business services from Frankton
to near Tarras would incur cost, but so would extending any new or duplicate
business services to a dual airport, and the decade-long notice required to
effect the change would enable effective planning and cost mitigation.

We conclude that, in the long-term, business would be better served by a
single international airport and dedicated new facilities for Wakatipu based
general aviation.

Ancillary business

Support these high productivity businesses

QAC reports that 80 businesses employ some 1,000 staff across Queenstown and
Wanaka Airports*. These numbers are likely to understate the companies and people
who derive significant revenue and incomes from the district’s air-travel sector.

They include air traffic controllers, immigration and customs staff and all the people
working in the airport’s shops and cafes, airline ticketing and vehicle rental services.
The airport is essential for large airlines and small aviation companies, with yet more
people working in off-site support businesses, maintenance, and food supply.

45 QAC Annual Report, 2019



All these ancillary businesses and staff rely on the airport for their revenue or
customers, and their collective economic and social contribution to the district is
substantial and uncontested.

FlightPlan2050 is not anti-airport. Our goal is not to restrict or diminish these
businesses, but to ensure they can be more profitable and sustainable in the long
term. Our view is that there is a much better way to ensure the future prosperity and
well-being of our communities, including those directly associated with the airport,
than that being promoted by QAC.

How would these ancillary businesses fare with QAC’s dual-airport strategy compared
with operation from a CIAL international airport near Tarras? Remember, our Alpine
City Campus proposal would retain helicopter and fixed-wing general aviation
businesses within the Wakatipu.

Dual airport impacts on.ancillary businesses

The dual airport scenarios, whether the overflow airport was in Wanaka or near
Tarras, would hurt all ancillary businesses. Either:

e They would suffer increased costs, or

e Their market access would be less.

To retain access to the whole market across both Queenstown and the second
airport, companies would face higher capital costs. Such costs would include, for
example, two leases and two shop fitouts instead of one.

Businesses would also face higher operational costs. Two teams of staff, two phone
connections, two power bills, and additional costs of managing their employees and
services in separate locations, plus more expensive supply logistics and admin costs.

Either way, all the ancillary businesses that support and work within the air-travel
sector would be worse off. With increased costs or a smaller market share, they
would all be less profitable than if the airport operated from a single, central site.

Page 40 486

When business is less profitable, it cannot
afford to pay workers as much, or employ as
many. In this way, the dual airport scenarios
would  structurally and  permanently
undermine the productivity of the whole air-
transport sector of this region. More than
one hundred businesses and the thousand
people they employ would be made worse
off, and this disadvantage would be baked
into the system forever.

That, however, might not worry QAC if the
second airport was at Wanaka. The
Corporation is primarily a landlord — it
charges others to lease its land, whether this
is for aircraft on the runway, shops in the
terminal, or vehicles in the carparks. If the
airport shops and other ancillary businesses
operate in two airports, then QAC would get
two lease payments from each business
instead of one. The additional lease costs
faced by these businesses would transfer to
the bottom-line profit of QAC.

High costs in Frankton

Some of the most expensive land in New
Zealand surrounds Queenstown Airport. The
tight physical limits on available land at
Frankton drives up business costs.

Those ancillary businesses that must locate
near the airport face high land purchase or
lease costs. They also find it increasingly

LESS PROFTT!

Expand to both airports

When a business chooses to
open a second location under
normal circumstances, it does so
to access new or additional
markets. But under a dual
airport scenario, their additional
costs would not improve market
access compared with if there
had been just one central
airport. In this case, they would
face increased expenses only
because their market was split
into two.

Operate in just one airport

Now consider those businesses
that choose not to open a
second branch but instead focus
on just one of the airports. Their
market size would be smaller
than they would have if it were a
single central airport, even
though they retain all their fixed
costs such as lease and fitout.




challenging to pay staff enough to retain them within the Wakatipu because of its

high accommodation costs.

Retaining Queenstown Airport in Frankton would permanently lock in significantly

higher fixed costs for these ancillary businesses than a location in the Cromwell-

Tarras Valley.

Relocation to the Cromwell-Tarras

valley

The idea of relocating business and staff from
Frankton to the Cromwell-Tarras valley s
unquestionably daunting but offers fundamental
change that would structurally improve long-term
business sustainability. These changes would
increase business capacity, profitability and the
wages and livelihoods of staff. In this context, the
potential to relocate businesses to the Cromwell-
Tarras valley presents many positives.

These include:

CIAL’s single new greenfield

A substantial move such as this would not be without costs. But these would, for the
most part, be one-off and the decade-long lead-in time helps mitigate against cost
and uncertainty. It should also be remembered that the dual-airport strategy would
present a similar establishment cost into a new location, including the need to
relocate or hire staff, for all those businesses that wanted to retain access to the full
travel market.

Once completed, the move would enable all these businesses
to be more profitable. And this would be a positive structural
change that would continue to boost productivity, add value
and support higher wages in the regional economy.

airport offers by far the best market ~ Conclusion for ancillary business

access, least cost and higher The effects on ancillary business can be summarised as:

profitability for ancillary business

e A single jet airport in Frankton would entrench higher

over the medium to long-term.  business costs and poorer livelihoods for staff.

e Avoiding the increased costs or reduced market share of a dual airport

strategy,

e Avoiding the limits to potential business growth if jet services were limited

to only Queenstown Airport,

e The dual airport scenarios would structurally entrench
lower profitability across this entire sector.

A single central site near Tarras would systemically raise profitability and
productivity for the sector. It would enable higher wages, while also
improving housing affordability options and livelihoods for all staff. New
helicopter and fixed-wing facilities would retain these general aviation
businesses within the Wakatipu.

More available land, cheaper lease costs and lower mortgages,
Lower cost structures that would enable higher wages for staff,

More affordable accommodation options for their workers, meaning better
livelihoods and higher retention, and

Simplified and concentrated supply chains.
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CIAL's single new greenfield airport offers by far the best market access, least cost
and higher profitability for ancillary business over the medium to long-term. It would
also provide the best outcome for the staff of these business through access to more
affordable accommodation and the potential of higher wages from more profitable
businesses, all resulting in better livelihoods.



Airlines
Improved safety and better facilities

It makes no sense for airlines to operate from two airports when just one site could
service the region.

Airline costs

For the airlines, duplication would increase cost and complexity. Many expenses of
duplication are evident, such as the check-in facilities and employment of staff teams
at two locations rather than one. Less apparent are
the site-specific training costs for staff, flight crews
and pilots, and the more complicated supply lines.
Logistics, scheduling and route planning would all
become more complex and expensive.

Schedule options

Operating from two airports in the same region would
also split, and so reduce, the service frequency,
destinations and convenience available from each site
compared with having the full schedule operating
from a single, central location. The convenience of flight times and destinations for
airline's passengers would be compromised if a dual airport strategy were
implemented.

Airport infrastructure and capability

The dual airport scenarios would also reduce the quality of airport facilities for airlines
compared with a single, central location.

96 See the section ‘Operational safety’ beginning on page 115 of Chapter Seventeen.
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and complexity for airlines while

Dividing airport investment across two locations would provide less quality

infrastructure at either airport than if this were focused into one facility. Whether
repairs to the runway or the installation of advanced technologies to allow aircraft to
land in difficult conditions, any dual airport option would always face a compromise.
If it were QAC owning both, then should it invest and upgrade in both locations with
twice the cost, or just one and have the investment apply to only a portion of total
flights? If both QAC and CIAL each own an airport, they each have less than the full
market resulting in less incentive and ability to invest, plus two separate companies
would result in less coordinated investment.

The effect of this would inevitably result in investment
being delayed or less effective than if all airline traffic
were focused on one central airport. Either way, the

Dual airports would increase cost  netresult for the airlines would be airports with lower

quality infrastructure than would be possible from a
single regional airport.

reducing the quality of airport
facilities compared with a Single Queenstown Airport is landlocked and cannot, on its

. own, meet the future needs of airlines.
central location. Notwithstanding the recent purchase of adjacent land

at Lot 6, Queenstown Airport will forever be

constrained and have insufficient land capacity to provide for all the aircraft service
requirements of the airlines using it, and a dual airport strategy would forever

entrench lower quality infrastructure and capability at each airport.

Airline risk

Queenstown Airport is recognised as one of the world's least safe* for scheduled jet
services, giving it a high-risk profile for airlines.

With Queenstown Airport constrained by geography, topography, weather, runway
length, and crowded airspace, airlines must already mitigate these high risks by, for



example, reducing 5200 kg of operational weight, reducing maximum crosswind and

tailwind limits, reducing approach and departure speeds, incorporating higher
degrees of flap at altitudes below 3300 m to increase lift and providing specialised
captain flight training. For each of the past 10 years, the Civil Aviation Authority has
explicitly singled out Queenstown Airport to cite issues with increasing safety risk in
its annual reports.*’” Airline pilots have long expressed concerns regarding the risk of
flying into ZQN, especially at night.*

There is little opportunity for further mitigation of these Queenstown specific risks
for the airlines, and the difficult operating environment will always be a feature of
Queenstown Airport’s location.

Figure 8 — Safe approaches to Tarras Airport

I \
OACHES TO CIAL'S AIRPORT NEAR TARRAS
SOURCE: GOOGLE EARTH

CLEAR, OPEN TOPOGRAPHY ALLOWS UNOBSTRUCTED, STRAIGHT LINE APPR

In contrast, CIAL's new central location near Tarras would remove the high
operational risks that characterise Queenstown Airport. The wide-open topography
as shown in Figure 8 allows unobstructed, straight flight paths, less severe weather,
more predictable winds and generally a much safer operating environment. The

47 See the section on ‘Civil Aviation Authority Reports’ beginning on page 118 in Chapter Seventeen.
48 The Herald, Nov 2015
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concentration of investment into a single, central site would further ensure earlier
upgrades to navigational and technological infrastructure that increase safety,
including operational capacity in fog and limited visibility conditions.

Any scenarios that retain Queenstown Airport when a much safer new regional
airport was easily available would continue to expose airlines to unnecessary safety
risk.

We should recognise that airlines’ reputational risk is much greater for even small
infringements than it is for airports. In an expert cost-benefit analysis of runway
severity reduction by Safe-Runway GmbH, they “estimated aircraft operators assume
90% of the total costs of a runway excursion accident. The costs of the aerodrome
operators and the ANSP are estimated at only 10%.” As a result, they go on to say,
“Many operators of aerodrome with risky runways regard (their) risk is not
worthwhile to invest in infrastructural mitigating measures.”* This indicates the
financial incentive to mitigate the safety risk of its short runway and minimal RESA
zones is likely to be underestimated by QAC by factor of ten.

The fundamental improvements in safety at the proposed CIAL site would be a relief
for, and valued, by airlines and pilots.

Reduced flight duration

CIAL’s proposed airport location near Tarras would consistently reduce flight duration
and also reduce the number of weather-induced landing delays and redirected flights,
compared with Queenstown Airport.

Our analysis and research indicate that most flights to an airport at Tarras would be
7-10 minutes shorter®® due to its location and the more straightforward landing and
takeoff approaches that enable higher decent and takeoff airspeeds below 3300m.
They also enable less use of drag-inducing flaps, less fuel-hungry acceleration and

49 Cost-Benefit Analysis of Runway Severity Reduction, Safe-Runway GmbH, January 2016
°0 Based on feedback from airline pilots.




steep ascents at takeoff and less time in flight, with significant fuel saving and reduced
financial and carbon emission costs.

Clear airspace

The Tarras location would have significantly less conflict for airspace, an important
benefit for airlines.

Civil Aviation Authority reports have highlighted increased safety risk for airlines
operating in the Queenstown airspace because of its busy skies.®* The Wakatipu has
an extremely high level of non-scheduled commercial flight activity, including
helicopter and fixed-wing scenic flights, parachutes and
paragliding, all competing for space and presenting hazard for
airlines. At Wanaka, the Warbirds event, NASA’s balloon
programme and GA each create scheduling conflicts for airlines.

Airline’s voice
In its submission to QAC’s proposed noise boundaries, Air New
Zealand specifically advocated®? for a new regional airport.

“Air New Zealand does not consider increases to noise

limits at QAC, even combined with investment into

Wanaka Airport, will ultimately be sufficient to

sustainably grow visitor arrivals and the associated economic
health of central Otago. While QAC has made some initial
evaluations of new airport locations in its Master Plan Options, Air
New Zealand considers that options for a central Otago terminal
Jjustify further investigation.

1 See the section on ‘Civil Aviation Authority Reports’ beginning on page 118 in Chapter Seventeen.
%2 Air NZ, August 2018
53 Stuff, 24 July 2020
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“We believe consideration should

growth of all domestic and
international travel to Otago’

We believe consideration should be given to the establishment of

an airport that can cater for the future growth of all domestic and
international travel to Otago, as well as the appropriate transport
solutions to disperse those visitors to all central Otago
communities.”

Following the announcement of CIAL’s land purchase near Tarras, Air New Zealand
said Queenstown Airport infrastructure is insufficient for long-term growth and a
proposal to build a new international airport in central Otago “deserves

consideration”.”?

And the Board of Airline Representatives
(BARNZ), which represents most airlines
operating in New Zealand, gave the proposal
“an initial greenlight” saying airlines will be

be given to the establishment of an  ,pje 1o «i every flight” into the region.>*
airport that can cater for the future

Pilots have also welcomed plans to build a
new airport in central Otago. The NZ Air Line
’ Pilots Association president Andrew Ridling
says the site at Tarras appeared to have
Air New Zealand good approaches and would be a good

alternative to Dunedin and Queenstown

which were among the most challenging airports in the country.>

Conclusion

The relocation of scheduled air services from Queenstown airport to a new regional
airport near Tarras is unequivocally the best option for the airlines.

>4 Stuff, 24 July 2020
% NZ Herald, 26 July 2020



It would be more cost-effective, enable the best schedule options for passengers,

provide the best airport infrastructure and capability, substantially reduce the risk
profile they currently face when flying to and from this region and reduce fuel and

emissions costs.

Queenstown Bay will always remain
the pre-eminent jewel in the

district’s tourism crown.

%6 The google map in Figure 7 shows driving time from Frankton to CIAL’s proposed airport location to be
54 minutes (75 km).
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Local businesses
Reduce variability, increase sustainability and resilience

Perhaps the strongest support for retaining scheduled services at Queenstown
Airport comes from some Queenstown tourism operators. It is essential, some argue,
that Queenstown Airport remains in Frankton as tourists would not come if their
hotels or attractions were not immediately accessible. They worry that moving the
airport to 60 minutes® from Queenstown Bay would cause the collapse of the town’s
economy.

This concern is understandable, particularly with the current financial stress induced
by Covid-19. The proximity of Queenstown Airport is helpful in this crisis to ensure it
is as easy as possible to attract domestic visitors to help sustain local businesses.

We recognise it is essential that Queenstown Bay always retains its vitality and we
thoroughly endorse continued long-term investment in Queenstown, such as the
Queenstown Centre Masterplan and government’s shovel-ready investment in the
town upgrade and new arterial routes. Queenstown Bay will always remain the pre-
eminent jewel in the district’s tourism crown.

But we must look forward. The question we pose with our Alpine City Campus is not
about today, the medium-term, or even the next decade. There is no prospect that
Queenstown Airport could be closed or lose its scheduled services within the next 10
years.

Our question goes much deeper than the normal concerns that confront business.
We ask our business leaders to think long-term and consider all the things that are
important to them about their life, family and our shared community. What's best for
their staff, for all our children, for our schools, for our environment, for housing
affordability, public transport and for everything that makes life worthwhile. What, in



the words of the Local Government Act, would best promote the social, cultural,
economic and environmental well-being of all our communities?*’

It’s in this bigger frame, that we ask Queenstown business leaders to consider our
proposal. With this long lens, it becomes clear that our district and our needs have
changed.

Decades ago, Queenstown was a small and eclectic adventure town at the bottom of
the world, centred almost wholly on Queenstown Bay. But now a broad range of
visitor attractions are spread widely across the district and throughout the region.
There has also been growth in the soft tourism of golf, fishing, wineries and cycling
that appeal to a more mature, higher-earning market, draw repeat visits and have
people stay longer.

International tourism has also changed, with a massive growth in global numbers
creating the new threat of over-tourism that has overwhelmed many once-favourite
destinations. The resulting high volumes and low margins undermine both business
return and what made the places special. With Queenstown being one of world
tourism’s hotspots,® we had already begun to experience these issues prior to Covid-
19.

And our local community has changed. There is now a substantial local population
with many more people calling the district home and seeking to make their
livelihoods here, and often less directly involved with frontline tourism.

When we look forward beyond 10 years, we must now also consider global climate
change, and how this might impact on air travel and international tourism. How well
destinations adapt to climate change will determine both their resilience and the
value of their offering. As explained in other sections of this report, using the middle

°7 The purpose of local government, Section 10, LGA 2002

*8 Covid-19 may have paused global tourism, but the forces driving it remain. Two-thirds of Queenstown
Chamber of Commerce members think visitor numbers will be back to February 2019 levels within three
years (Crux, 24 April 2020)
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of town for an airport instead of a diverse urban centre would undermine both these
outcomes.

STEAMER WHARF AT DUSK, SOURCE: TOP10 HOLIDAY PARKS

When reflecting on this bigger scale, we think there is good cause for local business
leaders to be open to the idea of Frankton Flats being used for an Alpine City Campus.

After all, the airport would not likely be moved for 10 or 20 years, and then only to
an hour’s drive away. There will also be a range of mitigations available, including a
quality airport express bus service, reduced flight delays, cancellations and
diversions, and potentially new electric, autonomous flying taxis.>®

New business challenges

The long-term, post-Covid-19 challenge for our local tourism businesses is not how
to attract ever more tourists. The real challenges are:

1. Managing visitor numbers. Over-tourism degrades visitor experience and
places stress on the host community, reducing tourism’s social licence and
the value for visitors,

59 Zephyr Airworks plans to be operational by 2024



2. Protecting the environment. The district’s outstanding natural landscape is
its core attraction for visitors,

3. Improving productivity. Tourism must be able to support the livelihoods of
its workers, and

4. Building resilience. Stabilising visitor demand and enabling economic
diversity.

Managing visitor numbers
The social licence of tourism in this district has been under threat. And with this, the
capacity of the host community to be welcoming and positive towards visitors.

Business should not ignore the 92.5% of 1,507
submissions that opposed the expansion of
Queenstown Airport noise boundaries.® It should
not overlook the strong pushback from Wanaka,
with 3,400 members of Wanaka Stakeholders Group
opposed to jet services at Wanaka Airport. It should
not ignore the 76% of Queenstowners surveyed by
Tourism Industry Aotearoa who believe there is too
much pressure from tourism.®?

The adverse effects of airport growth are compounded by its current location in the
middle of what has fast become the recreational and commercial centre for the local
community. Many in the host community have come to resent the substantial
increase of intrusive aircraft noise, the pressure of airport related traffic and the
feeling of being crowded out of their own environment.

Expansion of Queenstown Airport’s ANB would exacerbate community concerns and
the threats of over-tourism on the environment and business. Our research has

0 Summary of Public Consultation Outcomes, Mitchell Daysh, Oct 2018
1 Mood of the Nation, March 2019
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The fundamental element that makes

confirmed that existing aircraft technologies, such as larger capacity jets together and

noise reduction innovations, already enables four-times the number of passenger
movements within the existing ANBs than QAC acknowledged during its July-August
2018 community consultation. Instead of the claimed limit of about 3 million
passenger movements, as many as 12 million passenger movements could already
occur within the current ANBs.5?

Dual airport scenarios would further accelerate visitor growth and extend these same
adverse impacts onto a second community. Already, the Wanaka community has
overwhelmingly rejected any introduction of jet aircraft services to the Wanaka
Airport.

Relocating the airport to CIAL’s site near Tarras would
remove the three greatest concerns: intrusive jet-
aircraft noise within highly populated areas, heavy
airport-related traffic within the local’s town centres

this region attractive to visitors is  and Wanaka opposition to jet-aircraft.

its natural environment.

Moving the airport in 10-years’ time to one hour’s drive

from Queenstown Bay would not cause the collapse of

visitor numbers to Queenstown Bay. As noted in
Chapter 4, it takes more than one hour to travel from feeder airports to a great many
of the world’s tourist destinations. For most visitors, this would be normal and
acceptable.

Protecting the environment
The fundamental element that makes this region attractive to visitors is its natural
environment.

52 citation needed to AJ's work published by Protect Queenstown



Queenstown Lakes District is not Las Vegas, and nor would it want to be. It is not
adventure, party or razzmatazz that underpin the district’s tourism industry. It is the
stunning landscapes and beautiful environment.

Some argue that the impressive views from the flight directly into the Wakatipu Basin
is @ major highlight for visitors. But the reality is, that is not the reason for their visit.
People come to this district for a host of reasons — holidays, weddings, conferences,
adventure and many others — and on few, if any, occasions does the view from the
last moments of the flight feature in their decision on whether or not to visit. But
without question, in virtually all cases, the district’s outstanding natural environment
is fundamental to why they would travel here.

Degradation of the district’s environment, more than anything else, is the tourism
industry’s biggest threat. We suggest that the alienation of its communities would be
the second biggest threat.

Both the expansion of Queenstown Airport and the dual airport scenarios would
inexorably degrade the outstanding environment that attracts tourists in the first
place.

Relocation of the airport would not stop jet-aircraft noise. But it would move it away
from the outstanding environments on which the tourism industry rely and away
from the largest population centres. Our initial research of the proposed location
near Tarras has identified fewer than 100 residential dwellings within a 12km radius,
so aircraft noise would cause substantially less harm.

Improving productivity

Increasing the value per visitor has long been the strategic goal of the local tourism
industry, but one it has failed to achieve and the productivity per worker in
Queenstown Lakes has been decreasing.®®

63 See Chapter Nine of PART C: QUEENSTOWN AIRPORT — FACTS AND FIGURES, June 2020
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Improving productivity is key to improving the wages and the living standards of the

tourism sector’s large workforce. Local business resistance to the increase in the
minimum wage emphasises its structural dependence on a cheap, undervalued
workforce.

The solution to improving productivity has always been the same — focus on quality,
not volume.

In both regards, the Queenstown and dual airport scenarios would run counter to
raising productivity.

e Locating airports directly within both the district’s tourism hotspots panders
to quantity ahead of quality, and

e The quality of visitor experience would be directly undermined by either the
Queenstown or dual airport scenarios, with increasing jet-aircraft noise
degrading the very environment tourists come to experience.

Building resilience

Covid-19 has been a wake-up call that shows how heavily the region’s economy relies
on tourism and on an underpaid workforce of temporary visa-holders. Improving
business resilience within the tourism sector is necessary, but so too is promoting a
more diversified economy.

Vartability of demand
Many tourism businesses operate on slim margins and short cashflow buffers. In
these conditions, variability of market demand is a problem.

The most common response to changing demand has been to adjust staff costs. This
impact on employment is regularly absorbed and hidden within an itinerant



workforce. It keeps wages low, at or near the minimum wage. Such uncertain jobs
and low wages undermine community well-being.

Queenstown Airport’s location in Frankton exacerbates the variability of demand. Its
immediate proximity encourages low-cost, high-volume tourism of short duration.
Exemplified by the weekend ski trip from Melbourne or Auckland — cheap flights with
discounted accommodation and ski passes.

Such tourism is vulnerable to rapid changes in consumer confidence, economic
cycles, the destination weather and seasonal conditions.

Diversifving the economy

As with productivity, years of discussion to diversify the district’s economy have had
little effect. A fundamental cause is the lack of commercial density for anything other
than tourism.

Queenstown Bay concentrates accommodation, food and retail with each new
business adding to the vitality and success of the whole. But this offers little to
support enterprise that is not founded on the visitor market.
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BRECON STREET STEPS, SOURCE: CONFERENCES & INCENTIVES NZ

To diversify its economy beyond business reliant on tourism, the district must develop
a centre that provides and concentrates the facilities and commercial ecosystem
those businesses would need.

Retaining Queenstown Airport in Frankton would reduce the potential to attract such
business. It would both limit the land available to develop any significant
concentration while also making it a less pleasant place to be.

In contrast, an attractive high-density urban centre focused on sustainable practice,
environmental values such as that proposed by architect and urban planners David
Jerram and Gillian Macleod would leverage the district’s outstanding environment to
attract high-value enterprises aligned with these values.

Conclusion

As the region’s tourism industry matures, the ambition of business should be for
sustainable success in tourism and the diversification of our economy. Useful goals



would include strengthening community, protecting environment, raising
productivity and building resilience.

Any strategy that would retain Queenstown Airport within Frankton would
undermine each of these goals.

Only the relocation of scheduled airport services to CIAL’s proposed site near Tarras
combined with the development of an Alpine City Campus on Frankton Flats, aligns
with the ambition of sustainable success.

The Alpine City Campus proposal may have seemed wrong at first glance, but we
believe it offers a single clear strategy that would deliver multiple, enduring benefits
for the region. Perhaps one year ago it seemed far-fetched, but the MartinJenkins
report, the impact of Covid, the purchase of 750 ha near Tarras by CIAL, and the
proposed new legal framework for resource management and strategic planning, all
scaffold this proposal, making it more viable and mainstream. The issue is no longer
whether it would be possible. Rather, it is a question of political will.

We encourage local business leaders to read through all the sections of this report
and to take time to reflect on the future for this district.
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We encourage local business leaders
to read through all the sections of this
report and to take time to reflect on

the future for this district.



General Aviation

Protect an iconic industry

General Aviation (GA) is an iconic business sector of the Lakes District and it is
essential that it can continue to flourish within the region. We believe our proposal
offers the best future for this flagship industry.

General Aviation includes smaller, fixed-wing aircraft, helicopters, aeroclubs and
private jets. It operates from bases in Queenstown, Wanaka, Glenorchy and Kingston.
GA currently contributes 43,000 aircraft movements at Queenstown Airport, with this
expected to grow to approximately 49,000 by 204054,

SOURCE: GLACIERSOUTHERNLAKES.CO.NZ

In this section we consider each of the general aviation sectors. As well as helicopters, this VTOL zone would facilitate the new technology electric-

Helicopters

Helicopter operations would continue to
operate from a dedicated transport hub
on Frankton Flats as part of our
integrated Alpine City Campus proposal.

The Alpine City Campus design for
Frankton Flats would include a major
transport hub that would integrate
surface transport with a vertical take-off
and landing (VTOL) zone. The logical

powered VTOL aircraft such as the those developed by Zephyr Airworks in
conjunction with Air New Zealand and with the
support of the New Zealand government.®® These are
low noise and low emission aircraft designed to

General Aviation is an iconic business sector provide taxi or scheduled services for distances up to

of the Lakes District and it is essential that it~ 160 kilometres. They would, therefore, be suitable

can continue toﬂourish within the region. transport options for those seeking a faster link to

. Wanaka or to CIAL's proposed new regional and
We believe our pVOpOSCll 0ff€l’S the best international airport near Tarras. These new
Sfuture for this flagship industry.  technology vehicles may also replace some

helicopters for other short-haul excursions.

place for this hub, as shown in the Jerram-McLeod design®, would be at the eastern The relocation of all scheduled services to the new airport near Tarras would present

end of the current airport runway where the Shotover and Kawarau Rivers provide the best opportunity for this sector. First, through the integration of VTOL with a

natural flight corridors.

% QAC Proposed Noise Changes, June 2018
65 See the design vision on page 24
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dedicated transport hub within the Alpine City Campus, and secondly, with the

% Air NZ, 18 Oct 2018
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additional business from those who prefer to fly the shorthaul to the new airport near
Tarras.

Queenstown fixed-wing General Aviation

The closure of Queenstown Airport would not be the end of fixed-wing sightseeing
businesses based in the Wakatipu. While our proposal would require some changes,
it presents no threat to the nature or scale of these
businesses’ operations.

The closure of the Queenstown Airport runways
would allow the sale of $1.2 billion surplus land,®’
with some of this money committed to the full
development of an airfield specifically for the fixed-
wing GA businesses based within the Wakatipu.

Retaining Queenstown Airport in

whether standalone or as part of a dual

No easy road for fixed-wing GA

While it’s hard to predict the future, the opportunity to create an alternative, fully
funded and dedicated airport for fixed-wing GA might be the best outcome for this
iconic industry. Retaining Queenstown Airport in Frankton for scheduled jet services,
whether standalone or as part of a dual airport strategy, could present more
uncertainty for fixed-wing business than our Alpine City Campus proposal.

QAC has been in negotiations to close the crosswind
runway that is used by fixed-wing GA. Such closure
would force all these aircraft to use the main, east-
west runway.

Frankton for scheduled jet services,

The combination of both fixed-wing GA and large
commercial jets using the same runway may

airport strategy, could present more — become incompatible as traffic grows. The forecast

While beyond the scope of this current work, at
least two locations warrant further investigation for
Wakatipu’s fixed-wing GA.

1. Kingston aerodrome: With consents and a sealed runway already in place,
this new home of the Wakatipu Aero Club is 30 minutes from Frankton.

2. Queenstown Hill: While this has been deemed unsuitable for a large, jet-
capable airport, Queenstown Hill could likely accommodate an airfield
suitable for fixed-wind General Aviation.

In either case, the fixed-wing business headquarters, centre of operations and
customer base would remain within the Wakatipu.

57 Estimated at 2019 values. See chapter X on page Y for details.
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than our Alpine City Campus proposal.

uncermmly fbrﬁxed—wing business expansion of scheduled jet services, as proposed by

Scenarios Two and Three in the MartinJenkins socio-
economic assessment, would result in commercial
jets movements at less than four-minute intervals
during extended peak periods. It is difficult to imagine that small, slow aircraft would
be allowed to clog up the flight path of large commercial jets during these busy times.

As jet aircraft numbers grow, fixed-wing GA might first have their hours of operation
restricted. Then their operations be might be squeezed out of Queenstown Airport,
as happened to the Wakatipu Aero Club when its lease was summarily cancelled in
August 2015%,

The ANBs place a limit on the accumulated aircraft noise over a year and in the
absence of any increase in the Queenstown ANBs, the growth in the number of jet
flights could crowd out the noise allocation to fixed-wing GA. If the air noise boundary

68 Stuff, Sept 2015



were extended, the increased number of scheduled jet flights could lead to increased
restrictions on fixed-wing timetables.

Already deployed technologies have enabled the reduction of aircraft noise by 75%.
Such engines and airframes will fly into Queenstown in coming decades. These
quieter jets would allow four-times the number of flights to operate within the
existing ANBs.®° Such numbers of jets would likely be incompatible with GA fixed-wing
operations using the same runway. And when they were finally crowded out from
Queenstown Airport, there would be no easy source of funds needed to help
establish an alternative operating centre.

With these potential future threats to fixed-wing GA at Queenstown Airport, we
suggest it is worth considering the opportunity to establish a fully funded new
operating centre paid for by part of the $1.2 billion sale of QAC’s Frankton land.

Private jets

Queenstown Airport handles about 250 private jets annually, a market expected to
grow. We acknowledge this market contributes the largest per capita aircraft
emissions that exacerbate climate change, but many argue it is also high value to the
local economy.

The private jet market prefers for the jet to remain parked at the destination airport
rather than having it parked elsewhere. There is currently limited space at
Queenstown Airport for this, though QAC’s master plans do show potential to extend
private jet parking onto the recently purchased Lot 6.

While the dual airport scenarios would have capacity between Queenstown and
Wanaka to accommodate private jets, CIAL’s new greenfield airport with five-times
the land area of Queenstown Airport would provide the greatest the capacity to

%9 reference needed
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accommodate private jets and their associated concierge, support businesses and
leasable hanger space.

The extreme-high-net-worth owners of private jets would not be inconvenienced by
the location near Tarras, as they would use helicopters, or the new electric aircraft,
to access their accommodation.

Wanaka General Aviation

Our Alpine City Campus proposal with scheduled all air services moved to CIAL’s
proposed airport near Tarras offers support and certainty for Wanaka general
aviation.

It would forever remove the threat that Wanaka Airport become fully developed to
the current size of Queenstown Airport by 2050 as proposed by QAC’s dual airport

TiTANIC NASA BALLOON, JuLy 2016, WANAKA AIRPORT
SOURCE: AMERICAN ASSOCIATION FOR THE ADVANCEMENT OF SCIENCE



strategy. This prospect has mobilised substantial public opposition, with Wanaka
Stakeholders Group amassing 3,400 members.

Wanaka Airport offers unique potential. It is close to an international resort and has
wide-open, uncrowded airspace. This combination makes it a perfect base for
research, such as NASA’s balloon programme and Air NZ’s collaboration with Zephyr
Airworks.” It also makes it great for hosting major events such as Warbirds over
Wanaka.

GA operators at Wanaka Airport could become crowded out by the development of
scheduled jet services under QAC’s dual airport strategy. These would likely see
Wanaka Airport become the default regional hub, as greater urban density and public
pressure restricts the expansion of Queenstown Airport.

While Wanaka has room for a second parallel runway that would allow continued
operation of fixed-wing GA, full expansion of scheduled jet services would
increasingly become incompatible with the other programmes and activities that
makes this airport special.

Whatever the assurances given
today; they could easily come undone
under the pressure of commercial

increase rents. These extra costs would reduce profitability for GA businesses.

Add to this the prospect that Wanaka could become the region’s principal airport if
Queenstown Airport were closed. A compelling case for this might eventuate from
the combination of:

1. Growing population pressure in the Wakatipu,

2. Increasing public concern in the Wakatipu regarding the adverse impacts of
jet-aircraft noise on residential developments directly adjacent the airport
and along the take-off and landing flightpaths,

3. The potential for QAC and its shareholders to recover $1.2 billion from its
Frankton landholding,

4. The improved profitability QAC would likely gain from the reduction of
capital and operational expenditures to a single location, and because

5.  Wanaka Airport would not have the operational limits, safety concerns or
land constraints that limit growth at Queenstown Airport.

Conclusion

The different sectors and locations of General

We believe that OMVpVOpOSCll to close the Aviation are differently affected by the alternative

operation. Queenstown Airport runways, fully fund the — airport scenarios that could now be possible. We

The proposed commercialisation of
Wanaka Airport by QAC also
threatens GA operators. With its
stated  objective  to  increase
shareholder value, QAC would seek to
maximise the return on its asset and

establishment of a helicopter hub on Frankton

services to CIAL’s new airport near Tarras,

believe that our proposal to close the
Queenstown Airport runways, fully fund the

Flats and a new localﬁxed'wmg Clil”pOVlfOl’ G4, establishment of a helicopter hub on Frankton
and relocate all the district’s scheduled air  Flats and a new local fixed-wing airport for GA,

and relocate all the district’s scheduled air
services to CIAL’s new airport near Tarras, would

would offer at least equal, if not the best, future

prospects for general aviation in our district.

70 Air NZ, Oct 2018
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offer at least equal, if not the best, future prospects for general aviation in our district.
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Chapter Six
What about QAC?

The MartinJenkins analysis revealed that a single new regional airport would

provide the best long-term connectivity and economic prosperity for the
district. This chapter gives important reflection on the future of Queenstown
Airport Corporation.

In this chapter:

o We first learn that QAC is not a private company, but a vehicle
Council uses to deliver on its statutory requirements.

o We find that QAC’s dual airport model would cost 31% more and
result in lower quality facilities than a new regional airport.

e We observe that Council and QAC gave no consideration to anything
other than a dual airport model that would retain scheduled jet
services directly into Frankton.

e We note that CIAL’s proposal means our district could gain the best
long-term air connectivity and economic prosperity without needing
to pay the $1.19 billion QAC’s dual airport model would have cost,
and

e That Council could claim back its share of $81.2 billion from
Queenstown Airport land and redeploy this towards other needed
infrastructure and community facilities. Or retain ownership of the
land while leasing long-term rights to build and occupy.

Page 56 502

e So, Queenstown Lakes District ratepayers could be $2 billion better
off if Council endorsed CIAL’s new regional airport and used QAC'’s
Frankton land for an Alpine City Campus. Not to mention the
economic, environmental and social benefits that such a campus
would provide.

A Council Controlled Organisation

Queenstown Airport Corporation unwittingly became a lightning rod for heightened
community concerns. High rates of growth and lagging infrastructure investment had
increased community stress and reduced the social licence of tourism within the
district. Approaching its capacity limits, QAC undertook strategic planning for the next
25 years and its forecasts and plans have triggered a strong reactionary community
response.

Serious questions have been asked, such as what rate of growth is acceptable, what
is sustainable, what value to place on our environment, are the benefits and costs
fairly distributed, how increased dependence on air travel fits with a responsible
response to climate change, and many more.

All these questions go beyond the mandate of QAC, and yet its business strategy is
the single biggest determinant that will drive all these outcomes and shape the
character of this district for many decades to come.

v.‘"“.
‘Corporation Linaite

Year ending June 30 2021

" il Iz, . S - -
THE STATEMENT OF INTENT OUTLINES QAC'S OBJECTIVES AND THE NATURE AND SCOPE OF ITS ACTIVITIES. COUNCIL'S
CONTROL OVER THIS DOCUMENT GIVES IT CONTROL OVER QAC. SOURCE: QAC



Our Council being the supermajority shareholder of QAC does, however, mean the
community, through Council, legally has complete control over QAC’s objectives and
the nature and scope of its activities. And, as a Council Controlled Organisation, the
majority vote of shareholders (Council) can set whatever commercial or non-
commercial objectives they deem appropriate. Significantly, these objectives do not
need to include the normal private or listed company objectives of raising
shareholder value and making profits,”* but should be shaped by Council to promote
the social, cultural, economic and environmental well-being of the district’'s
communities.

The Local Government Act 2002 provides “for the transfer of local authority
undertakings to council-controlled organisations”’? (our emphasis) and for these to
then be managed as separate entities. The intention is to make these utilities more
efficient, but they remain accountable to the local authority, with control and
governance structures prescribed in law.

On the 4™ of March 1988, the recently formed QLDC used these provisions to
establish the Queenstown Airport Corporation as a CCO. The function of a CCO is to
deliver the services and fulfil the responsibilities required of them by their local
authority owners. The job of QAC, then, is to do the job of Council in so far as this
relates to airports.

Council’s job, its purpose according to the Local Government Act 2002, is to promote
its communities’ four well beings.” The Act requires Council to review QAC’s
statement of intent each year to confirm that the company’s objectives remain
aligned with Council’s purpose and responsibilities.”* If they don’t, the Act requires
Council to force the directors of QAC to make appropriate changes to the airport’s
statement of intent.”®

7 An example is the infrastructure company Auckland Transport, an Auckland City Council owned company
with $1.3 billion annual revenues and over S20 billion of assets.

72 Section 55(b), LGA 2002
73 Section 10, LGA 2002
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MAP SHOWING CIAL'S LANDHOLDING NEAR TARRAS, WITH SH8, SH8A AND MAORI POINT ROAD PROVIDING
EXCELLENT SITE ACCESS. SOURCE: WWW.TARRAS.ORG.NZ

Those responsibilities of Council, include the need to manage its resources with
“prudent stewardship,” to make “efficient and effective use of its resources,” to
periodically “assess the expected returns” of its investments in commercial activity
and to take “a sustainable approach.”’®

74 Section 65, LGA 2002

2CLLUIT DI,

75 Section 65(2)(b), LGA 2002
76 Section 14, LGA 2002



QAC, therefore, is not an independent company in control of its own destiny. It is a
vehicle of Council and is used by Council to provide the service and infrastructure
essential for both the district’s air connectivity and for local aeronautical businesses.

It is with this lens that we assess how the resources and capabilities of QAC could be
best used to serve the future needs of our district.

Best scenario

Prior to CIAL’s announcement that it bought 750 ha near Tarras, our independent
financial assessment of seven alternative expansion scenarios’”’ had found that the
best financial outcome for QAC would be the establishment of a new greenfield
airport in the Cromwell-Tarras Valley together with the sale of most of its
Queenstown Airport land.”®

But now, with CIAL prepared to assume all the legal costs and financial investment
required for this new regional airport, there is absolutely no doubt. The QAC
shareholders, Council, ratepayers, our local communities, the district and the region
would all be better off letting CIAL takeover the responsibility for the district’s air
connectivity, allowing QAC to sell most of its Frankton landholding worth $1.2
billion,” or retain ownership while selling long-term leases with the right to build and
occupy.

This strategy would provide:

1. The best long-term air connectivity. According to MartinJenkins’ analysis, it
would deliver the greatest employment and economic prosperity for the
region of all the scenarios they considered, even without considering any

77 This completed work is published separately.

78 In our proposal, some of QAC's Frankton land would be retained for a transport hub integrated with
helicopter and other VTOL operations.

79 This valuation is contingent on the land being rezoned from its current rural-general to high-density
commercial and residential use. See page XX for the analysis supporting this valuation.
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benefit from the sale of Queenstown Airport land or the alternative use

made possible of Frankton Flats.

2. $1.2 billion capital return to shareholders. With only a helicopter hub
required on Frankton Flats, most of the Queenstown Airport land could be
rezoned high-density and sold. The $1.2 billion value would be four-times
the current value of QAC’s physical assets and three-times the current
commercial value of the shareholders’ investment.® By any stretch, this
must be seen as a good financial return for QAC.

3. $1.2 billion landholding. As an alternative to selling its Frankton land, QAC
could sell long-term lease with rights to build and occupy. This would
generate far greater revenues and dividends than possible from
Queenstown Airport, and could provide a mechanism for Council to mitigate
excessive growth in urban property values.

4. Savings of $1.18 billion. QAC’s dual airport model would have required this
much investment over the next 25 years.

With the many other benefits that this strategy would make possible — such as urban
concentration onto Frankton Flats, economic diversification, and the host of other
beneficial outcomes from an Alpine City Campus on Frankton Flats — it would by far
promote the greatest social, cultural, economic and environmental well-being for the
district’s communities along with the most prudent, effective and sustainable use of
the resources available to Council and the district.

The opportunity for Council to get a net gain of $S2 billion is not fanciful or
inconsequential. Council’'s money is public money. It comes from taxes and our
district has only a small number of ratepayers. We struggle to fund the local

80 The QAC board'’s estimate of the Corporation’s commercial value is legally required to be reported to
Council in its statement of intent but is notably absent from the version agreed by Council on 28 October
2020. In the 2018-2020 statement of intent (pre-Covid) it was estimated to be in the range S466 million to
S$483 million. Page 4, SOI 2018-2020, QAC.




infrastructure we need to support a large visitor population. Our Council has
petitioned government for a share of the GST paid in our district and it has worked
hard to enable a bed tax to help Council revenues. This $2 billion net gain Council
could achieve by simply allowing CIAL to build and pay for a new regional airport is
24-times more than QLDC gets as revenue from the district’s ratepayers each year.®!

Public money is hard to get. Why is the Council choosing to ignore this massive
windfall — without any investigation of these possibilities?

QAC tunnel vision

QAC’s dual airport strategy was never based on what would be best for the future of
this district. Instead, QAC was simply opting for the easiest way to incrementally grow
capacity beyond the inevitable capacity limits at Queenstown Airport.

QAC had settled on this ‘easy’ overflow strategy many years ago and had never made
any effort to consider alternatives. It's over 25 years since completion of the last of
three major studies®? investigating alternative sites for the airport. The evidence
suggests that QAC consulted none of these and gave no consideration to alternatives
as part of its recent strategic planning.

QAC has confirmed that the simplistic 12-page brochure Queenstown Airport Siting
Study — April 2017% published on 13 June 2019 constituted the total analysis and
process that it had applied to investigating alternative sites or strategies.® This
means the statements made in its public consultation document Queenstown Airport
Master Plan Options® significantly misrepresent the level of work done for, or
consideration given to, its analysis of alternative strategies.

81 Draft Annual Plan, QLDC 1 July 2020

#1987, 1988, and 1995

83 Queenstown Airport Siting Study, QAC, June 2019

84 | GOIMA response, 21 Nov 2019, In its formal response to our LGOIMA request, QAC confirmed that the
12-page, glossy brochure titled "Queenstown Airport Siting Study" was the "full account of the process and
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Given that our own independent analysis had shown QAC could achieve much better

financial outcomes and service levels from a single, new, greenfield airport than it
could from investing in two sets of duplicate assets in separate locations, it came as
no surprise to us that CIAL would draw the same conclusions. And CIAL were not the
only other group actively looking.

QAC had its chance

QAC should not have been surprised by CIAL’s plan for an airport near Tarras. Along
with Council, it failed to anticipate this because both have consistently refused to
consider or assess any alternatives to the dual airport model and so remained blind
to the opportunity.® Our own analysis found that QAC could and should have aimed
to develop a new greenfield airport funded by the sale of the corporation’s Frankton
land as it would deliver:

e A more profitable and resilient company with a substantially stronger
balance sheet,

e  Better quality assets and operational capacity, and

e A better product offering for its airline and tenant clients.

We had found the new greenfield regional airport to be the best of seven scenarios
that we had evaluated for the future development of QAC. A summary of our
evaluations and conclusions are included in the next section of this report, Part Three
beginning on page 149.

The following financial commentary is drawn from this earlier analysis.

analysis that was undertaken by Queenstown Airport... in relation to the potential option of relocating
Queenstown Airport."

85 Queenstown Airport Master Plan Options, QAC, 2018

86 Under election pressure, on 8 August 2019 Mayor Jim Boult announced Council would commission an
independent social and economic assessment. MartinJenkins delivered this to Council on 15 June 2020, but
as of December 2020 councillors have yet to consider the report at any workshop or meeting.




Comparative construction costs?

QAC’s dual airport model would cost at least $280 million more than investing in a
new greenfield airport.

While it can be challenging to provide accurate estimates of future construction costs,
it is easy to contrast the investment required for QAC’s dual-airport model with that
required for a new greenfield airport.

We can do this because QAC’s 25-year dual airport model anticipated a completely
new build from scratch of all its airport infrastructure at Queenstown Airport, in
addition to all the new investment needed at Wanaka Airport. We can also easily
compare the land acquisition costs needed for each strategy.

New construction costs

The new construction required at Queenstown Airport for the dual airport model is
clear in Figure 9, which shows one of QAC’'s three master plan options for
Queenstown Airport.®’ It proposes a brand-new main terminus servicing 13 jet
aprons to the south side of the existing runway. It also includes new buildings and
infrastructure in new locations to service helicopters, fixed wing, private jet and
relocated car parking, plus the relocation of all relevant underground infrastructure.
In this plan, the existing buildings and infrastructure would be redundant.

In addition to this new construction planned for Queenstown Airport, QAC expected

t88

to invest some $300-$400 million at Wanaka Airport® to bring its capacity up to two

million passenger movements, the equivalent size of Queenstown Airport today.

With the new runway needed for Wanaka Airport and new parallel taxiway to be
installed at Queenstown Airport, the runway construction would have similar total
costs to that required for a new greenfield airport.

87 Queenstown Airport Master Plan Options, QAC August 2017
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Figure 10 — Option 2 in QAC's master plan for Queenstown
Airport

Yellow hatched
lines show new
land purchases

All existing
- facilities

made

redundant

88 Airport details finally revealed, Wanaka Sun, 2 May 2019




Building duplicated facilities across two locations would invariably cost more than if

these were concentrated onto a single location.?® So, the total new construction
required for the dual-airport model over the next 25 years would be more than would
be required for a new greenfield airport.

Figure 11 — Wanaka Airport 2045

~4

GRAPHIC IMPRESSION OF CONSTRUCTION TO ENABLE 2 MILLION PASSENGER MOVEMENTS AT WANAKA AIRPORT.
SOURCE: WSG AND ANIMATION RESEARCH LTD

39 We estimate increased construction costs of 10%, resulting from the multiple additional costs of design,
legal services, engineering, supply, construction and duplication of facilities and services across two
locations, amounting to some S90 million.

% A judicial review brought by the Wanaka Stakeholders Group has contested the legal validity of this lease
in the High Court in October 2020
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New land costs

In addition to the construction costs, both strategies require the purchase of
additional land. The dual airport model requires QAC to purchase the additional land
adjacent to the existing airports as shown in Figures 12 and 13. This purchase has
already been completed in Wanaka, where QAC had bought 150 ha adjacent to
Wanaka Airport for $12.3 million, nearly doubling its land area. QAC has also spent
$11.3 million for a 100-year lease of Wanaka Airport.*

In Frankton, QAC fought a 10-year battle using the Public Works Act to forcibly
acquire the adjacent 15.3 ha known as Lot 6 from Remarkables Park Ltd. It took
possession of this land on 1 November 2019 and has already paid RPL $18.34 million,
but the final amount will likely be higher as RPL has reserved its right to contest the
value through arbitration, and ultimately the courts.®*

In addition to Lot 6, the QAC Master Plan Options report shows that the company
expected to purchase a further 30 ha of adjacent land in Frankton.®> The master plan
Option 2 shown in Figure 9, for example, would require acquisition of the 26 ha
identified as Lot 9 sandwiched between Lot 6 and Hawthorne Drive. Lot 9 has a
current rateable value of $81.1 million.?® Figure 9 shows a further 4-5 ha to the north
of the runway would also be purchased.

Also, in Frankton, QAC anticipates buying some 40 houses that are adversely affected
by increased aircraft noise and we expect this would likely cost some $70 million. It
has already bought and demolished houses between Douglas Street and Lucas Place.

91 Compensation of $18.34 million was paid in September 2020 on a ‘without prejudice’ basis. Page 10,
Revised statement of intent October 2020

92 Additional land to be purchased is indicated by the yellow dashed lines in the master plan maps, as can
be seen in the Option 2 map shown in Figure 9.

93 Based on publicly available QLDC information that lists the QV rateable value of properties. Property and

rating information, QLDC October 2020




As shown in Table 1 on page 63, QAC’s dual airport model requires the purchase of
significant additional land totalling at least $200 million based on current QV
valuations, and possibly tens of millions more depending on the court’s
determination of the price of Lot 6 and market prices at the time of future purchases.
Of this, it has already spent over $42 million.

In contrast, CIAL paid just $45 million to purchase 750 ha in a perfect location for a
new greenfield airport near Tarras. That is five-times the size of Queenstown
Airport.®* Even if it took $20 million in legal fees to have this land rezoned, as

Figure 12 — QAC land purchases at Queenstown Airport

TR AT, - LT\

9 Including the recently acquired Lot 6, QAC’s total landholding in Frankton is just 150 ha.

Page 62 508

MAP SHOWING QAC LANDHOLDING ON FRANKTON FLATS, THE LOT 6 LAND FORCIBLY PURCHASED USING THE PUBLIC
WORKS ACT 2002 AND THE ADDITIONAL 30 HA PLANNED FOR UNDER OPTION 2 OF QAC'S MASTER PLAN (OPTION 3
WOULD HAVE A SIMILAR AMOUNT PURCHASED, BUT PREDOMINANTLY TO THE NORTH OF THE CURRENT AIRPORT LAND.
SOURCE: FLIGHTPLAN2050

suggested by Wellington International Airport chair Tim Brown °> when
FlightPlan2050 first suggested a new regional airport, the CIAL total land acquisition
cost amounts to only about $65 million.

So QAC’s dual airport model would pay four-times more for land than CIAL will for a
whole new regional greenfield site. And even then, QAC would still be left with two
airports having a total area less than half the area CIAL has purchased in a single site.

The CIAL site near Tarras is centrally located for the region, has safe flight approaches
and existing roads on all sides to provide excellent site access. The opportunity cost
for the land is low, reflected in the price of just $6.43 per m?.

In contrast, QAC’s site in Frankton is greatly constrained by topography and urban
development, is one of the world’s least safe for scheduled jet services and faces

Figure 13 — QAC land purchases at Wanaka Airport

MAP SHOWING THE QLDC AND HOLDING AT WANAKA AIRPORT.
SOURCE: FLIGHTPLAN2050

95 0DT, 4 May 2019



growing public opposition. The opportunity cost for this flat central land that is ideal
for the district’s urban centre is massive, forcing the urban sprawl of some 30,000
new residents into the outstanding natural landscape of the Wakatipu Basin with all
the associated high carbon costs, diminished social cohesion and lost potential drivers
for economic diversification. This opportunity cost is reflected in the price of adjacent
land on Frankton Flats ranging from $896m? to $1,000 m? according to the land values
available from QLDC property records.®

Table 1 - QAC’s dual-airport land purchases

Land Purchased Price/value

Wanaka Airport 100-yr lease (132.8 ha) $11.3 million
Wanaka-Luggate HWAY (106.49 ha) S6 million
825 Wanaka-Luggate HWAY (43.0 ha) $6.3 million
Lot 6, RPL (15.3 ha) $18.34 million

(likely to be contested)

Lot 9, Red Oaks Drive, RPL (26.0 ha) S81.1 million

(QV rateable value)

40 houses on Frankton Flats (@ average $1.75 million) $70 million
Addition 5 ha on Frankton Flats identified on QAC S7 million
Masterplan

QAC’s additional land purchases $200 million

On straight cash terms, the cost of urban Frankton land is 140 to 155 times greater
than the cost of the CIAL land near Tarras.

% The land values of 5 Hawthorne Drive (Game Over), 197 Glenda Drive (Bidvest) and 34-36 Grant Road
(ANZ, Mountain Lakes Medical Centre, and others) are S896, S897 and S931 respectively, Property
Information, QLDC November 2020
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Seemingly to highlight the extreme waste in the opportunity potential of Frankton
land, QAC’s master plan shown in Figure 10 would have almost all of Lot 9 — which

Are parked cars the best use for Frankton Flats?

SOURCE: STEPHEN JAQUIERY, ODT

has a current value of $81.1 million listed on QLDC’s property information — for car
parking, with yet more land allocated to car parking north of the runway. Frustration
at such waste, already evident with fleets of rental vehicles parked in Frankton fields,
is frequently highlighted by media and concerned communities.

Our research suggests a new greenfield airport could be completed for about $900
million. As noted earlier, it is challenging to accurately assess construction costs, but
expert advice we have received can be reality checked against QAC’s own estimate
of $300-5400 investment into Wanaka Airport for 2 million passenger movements,
CIAL's estimate there would be “$350-S400 million needed to build their new
airport”®” near Tarras and the capital expenditures for new terminal investments at
Nelson and Christchurch Airports.

As the above analysis shows, the total construction costs of QAC’s dual airport model
were always going to be greater than building a single new greenfield airport. By our

97 CIAL CEO Malcolm Johns, Stuff 24 July 2020




estimate it would have cost at least $290 million more, an increase of 31% greater
than the cost of a new regional airport near Tarras.”®

Even more significant would be the debt burden and lesser quality facilities that
would result from the dual airport model. We consider these in the following two
sections.

How to pay for 1t?

Queenstown Lakes District has the extraordinary opportunity to have someone else
pay for its essential airport infrastructure. The ratepayers of this district could save
$1,190,000,000 of expenditure now not necessary, and they could further recoup
$900,000,000 from its share of cash from high-value land QAC no longer needs on
Frankton Flats. That’s a massive $2 billion net gain.

This net $2 billion financial gain would be in addition to the huge economic, social
and environmental advantages that would flow from using Frankton Flats for an
Alpine City Campus.

Even before CIAL stepped in with its proposed new regional airport, there was a
massive difference between how QAC planned to finance the investment needed for
its dual airport model compared with what could have been achieved from a single
new greenfield strategy.

QAC’s dual airport model would require investment expenditure in the order of $1.19
billion over the next 25 years. It's only source of funds for this would be reinvested
profits, increased debt and new equity from existing or new shareholders.

% Qur research suggests that construction of a new greenfield airport near Tarras to cater for 7 million
passenger movements would cost about $900 million.
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Figure 14 — Comparison between new regional airport & dual airport
model

Tarras Airport QAC Dual Airports




In contrast, the investment expenditure of about $800 million needed for a new

regional airport could have been sourced from the sale of QAC land on Frankton
Flats.®

The financial choice for QAC was either:

1. Dual airport model: funded by debt, profits or new equity resulting in lower
profits, weaker balance sheet, suboptimal facilities, and frustrated clients,
or

2. Relocate to a new Cromwell-Tarras valley site: funded by land sale, so no
debt, reliable healthy profits, a strong debt-free balance sheet, better
quality facilities and $300 million surplus capital returned to shareholders.

These contrasting financial outcomes are summarised in Figure 14.

Assets fit for purpose

A dual airport model would inevitably result in airport facilities and performance
characteristics that were lower quality than could be achieved with a single new
greenfield airport. This would be the case regardless of whether the second airport
was in Wanaka and owned by QAC or near Tarras and owned by CIAL. In this section
we explain why.

Dual airport scenarios result in suboptimal assets

The dual airport scenario would inevitably result in two suboptimal airports, with the
effects of duplication systemically causing lesser quality infrastructure and facilities
at both airports than would otherwise be achieved at a single site.

Most airport investments, whether it was to upgrade the bathrooms or to install new
technologies to assist aircraft, would be site-specific. Paying for these across both

%9 This valuation is based on the land being rezoned to high-density commercial and residential. Our
valuation is informed by discussion with realtors, analysis of the airport valuation completed annually by
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sites would mean double the cost and therefore delay the investment or reduce its
financial return.

Alternatively, if a new facility or technology was installed at just one of the airports,
then it would benefit only those using that airport. Such investment would serve a
smaller market and so reduce both the market benefit and the company’s financial
return on that investment.

Either way —doubling the installation cost for two airports or providing improvements
to just part of the market — both reduce the return on investment. The inevitable
consequence would be that improvements would be fewer, later and of a lower order
than if there was only one airport.

Dual airport results in suboptimal product

The dual-airport scenario would also lock in a product and service structure that
would give less value for each airport’s clients — the airlines and the retail and
business tenants — than could be achieved from a single site.

Airlines would be disadvantaged by the need to operate in two locations instead of
one. They would face additional on-ground costs by being forced to replicate services
at both airports. The schedules and destinations they could offer at each airport
would be less comprehensive than if run from a single location.

Retail and all other tenants of the airports would also be disadvantaged. Either they
would face additional costs to operate at both airports, or they would be limited to a
smaller market at just one airport.

Seagars, consultation with long-standing local developers, and analysis of QV valuations from QLDC online
property information. The total value of S1.5 billion was reduced by 20% to allow for public amenity.



New central airport scenario

In contrast, CIAL's new regional airport near Tarras would provide the most spacious
airport with the most favourable flight paths, most favourable wind and weather
conditions and most uncluttered skies.

Focus on a single site would ensure the best infrastructure and facilities.

The location, facilities, and centralised market would all provide the best product for
client airlines and tenants.

The centralised, single location would also reduce the airport’s costs and streamline
its supply lines.

QAC’s rental income

We note that QAC’s dual airport scenario may have increased the revenues that QAC
could have earnt from its tenant businesses, as many of these would have been
forced to lease space at both airports. This, however, together with the extra fitout
and other costs associated with two locations, would have added to the cost burden
on these ancillary businesses. Any gain to QAC would have come at a far greater loss
to the profitability of these tenant businesses and their loss of profitability would
endure for all years to come, undermining the economic vitality and wages of the
district.

Queenstown Airport limitations

QAC acknowledges the capacity limits of Queenstown Airport in its Queenstown
Airport Master Plan Options report. Under the heading ‘What’s the right number?’
the master plan forecasts airline demand for 7.1 million passenger movements by

100 Based on Aviado Passenger Demand Forecasting Report 2018, QAC
101 Queenstown Airport Master Plan Options, Aug 2017.

Page 66 512

2045, however it states: “we believe about 5 million passenger movements per
7101

year is more sustainable for Queenstown Airport.

While QAC offers no reasoning for this judgement call, it is easy to see that
Queenstown Airport would remain constrained by:

e The operational constraints and safety issues of its restricted runway and
minimal emergency runoff zones ', challenging topography, severe
weather, wind shear and busy airspace all combine to compromise safe

operation.1%,

e The physical limits of land available at Frankton Flats,

e Urban encroachment from the growing centres of Five Mile and
Remarkables Park,

e  Resistance to air noise boundary expansion, with these proposed to include
Kelvin Peninsula, Goldfield Heights, Shotover Country and Lakes Hayes
Estate, an additional 4,000 properties.

e Ajrcraft noise that causes environmental degradation of the Wakatipu Basin,
and

e Noise, congestion and growth all undermining the airport’s social licence.

It is these limits to expansion at Queenstown Airport that appear to drive QAC's
decision to develop ‘overflow’ capacity at Wanaka Airport, and not any supposed
view that two airports would be a better strategy for the region. The overflow option
was simply the easiest choice and the evidence confirms that QAC made no effort to
consider alternatives.

102 Runway End Safety Area At QAC are just 80 m, compared with the industry standard of 240 m.
103See Chapter Seventeen — Airport safety, beginning on page 116.



The air noise boundaries

Prior to Covid-19, QAC had expected to reach the limits of its current air noise
boundaries (ANB) by 2022. This had forced QAC to initiate public consultation on
proposed expansion of the noise boundaries in July-August 2018.1% These expanded
ANBs would increase the number of properties within the Outer Control Boundary
(55dB Lan) from 791 to 3936.%0°

The air noise boundary restricts the number of scheduled flights allowed at the
airport by limiting the total “bucket of noise” flights can produce over a 24-hour
period. The proposed expansion would let QAC more than double current passenger
movements, from around 2.4 million a year in 2019 to 5.1 million by 2045, increasing
from 15,718 to 41,611 the scheduled flights each year. Their figures show this would
almost triple the average number of daily flights from 50 to 145.

But their assessment is based on the use of current aircraft. Our research shows that
new technologies to reduce aircraft noise are already available and would enable
four-times the number of daily flights, up to 580, within the existing ANBs.1%

ANBs extend beyond the airport’s physical property boundaries and they place
significant development restrictions on private property. These exclude activities
deemed sensitive to aircraft noise, such as residential activity, visitor
accommodation, community activity and childcare facilities, schools and certain
areas of hospitals.

As well as excluding these activities within a designated ANB, a range of building
requirements are imposed, including additional soundproofing, restrictions on the
opening of windows and requirements for mechanical ventilation.

104 Queenstown Airport Proposed Noise Changes, QAC June 2018
105 page 15, Queenstown Airport Proposed Noise Changes, QAC June 2018
106 Citation needed to AJ’s analysis
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These development restrictions have a substantial effect on private property values.

A clear example is the $18.34 million that QAC has offered to pay Remarkables Park
Ltd for the enforced purchase of Lot 6.1%7

This land is part of the Remarkables Park Zone within the QLDC District Plan that
provides expressly for integrated high-density development, including building
heights up to 18 m. The typical rateable value of land in this zone is in the range of
$900-$1000 m?, as evidenced by multiple properties in QLDC’s online information
database.

Despite it being in this high-value zone, Lot 6 is overlaid with an airport designation
and half of it falls within the current inner air noise boundary while the remainder is
within the 60dB L¢n boundary. The QAC price offer of $120 per m? shows the airport
designations have effectively robbed 88% of this land’s value. Without the airport
designations, RPL would otherwise expect the market price of this land to be upwards
of $150.3 million.

The airport designation and ANBs appear to have directly cost RPL $122 million on its
15.3 ha private property of Lot 6. That same loss of value will extend to a greater or
lesser extent to all other private property within the airport and air noise boundary
designations. Collectively, this would amount to several hundreds of millions of
dollars.

It’s not surprising that the community overwhelmingly rejected any expansion of
Queenstown air noise boundaries, with 92.5% of a record-breaking 1507 submitters
opposing the expansion and only 3.7% in favour.

197 Remarkables Park Ltd have accepted this offer ‘without prejudice’, meaning they reserve the right to
contest the value through arbitration and the courts.



Covid-19 impact

Covid-19 has had a dramatic effect on Queenstown Airport Corporation with annual
revenue reduced by more than 50%. While domestic flights have resumed, the future
of international travel remains uncertain.

108 and it will take some years for

QAC has undertaken to safeguard its core capability
its business to recover. But experts expect the Covid-19 crisis will only be a medium-

term setback.

The airline trade body IATA has lowered its recovery expectations for global
passenger traffic, forecasting that it would likely be 2024 before the return to
demand levels of 2019, conditional on getting the vaccine some time in the second
half of 2021.1%°

We can expect that the number of visitors and flights are likely to return to pre-Covid-
19 levels within four or five years and the need for airport expansion and its attendant
issues will again be pressing. The fundamental issues have not changed, we have only
been given a respite and the question now is whether we will use this time wisely.

QAC, the Council and the community now have an opportunity to investigate and
work through the options thoroughly.

QAC opportunities

There remains tremendous opportunity available to QAC if it chose to embrace the
CIAL proposal. It could encourage CIAL to develop a full-sized regional airport instead
of a small overflow one, and cooperate with transfering all scheduled services when
it finally opens in 10 or 15 years.

One possible opportunity would be to then sell its Frankton landholding and return
this capital back to its shareholders. This would have its shareholders realise several

108 Statement of Intent, QAC, revised in October 2020
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times more financial value than if the assets remained operating as an airport,

particularly if CIAL built an airport near Tarras and the two competed head-to-head.

A second opportunity would be to retain ownership of its Frankton landholding and
reshape its business activity. QAC charges businesses for the use of its land and
buildings. A little over half its revenue comes from landing fees for the use of its
runway and terminals. Nearly 30% is lease income from companies that rent shop for
other commercial space, and 7% comes from providing parking.

The QAC executive team essentially has the skill set of a landlord and developer. If
Council’s strategy became the development of an Alpine City Campus centred on
Frankton, then Council as the supermajority shareholder could direct its Council -
Controlled Organisation to lead with the master planning and coordinated, high-
density urban development of the 150 ha it owns.

In contrast, if QAC chose to not consider these opportunities and instead committed
to direct competition with the new airport near Tarras, it would inevitably weaken its
commercial position and the tremendous economic, environmental and social
benefits possible from developing Frankton would be squandered.

Conclusion

From our analysis, it has been difficult to understand why the board of QAC and
Council staunchly resisted any investigation into an option of a new central location.

Our evaluation has found that relocation of scheduled air services from Queenstown
Airport to CIAL’s proposed airport near Tarras would:

109 FlightGlobal, 30 September 2020



1. Ensure the best possible air transport infrastructure and connectivity to

support the future economic prosperity and employment in our district,*%°

2. Save $1.19 billion unnecessary expenditure by Council owned QAC into sub-
optimal dual airports,

3. Provide $900 million land assets or cash equivalent to Council, a windfall
resource it could redeploy to much needed new infrastructure and
community facilities,

4. Enable development of an Alpine City Campus on Frankton flats that would:

a. promote economic diversification to high-value knowledge
enterprises,

b. greatly reduce urban sprawl throughout the Wakatipu Basin by
accommodating 30,000 residents within Frankton Flats,

c. greatly reduce future construction and transport costs and
emissions by concentrating urban development,

d. protect our outstanding natural environment by removing jet
aircraft noise and reducing urban sprawl,

e. increase social and community well-being by reducing suburban
isolation.

5. Improve the Wakatipu environment that is the draw for visitors, and
6. Avoid the loss of social licence with the Queenstown and Wanaka

communities.

QAC would retain the role of managing Wanaka Airport, the helicopter and VTOL
transport hub on Frankton Flats, the new GA airport for Queenstown fixed-wing
aeronautical businesses, and Kingston and Glenorchy airfields. There would likely also

110 see MartinJenkins socio-economic assessment, June 2020
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be an increasing role in managing the district’s infrastructure and landing zones for
the future electric drone VTOL aircraft.

For those who have been committed to the view that it is imperative at all costs to
retain Queenstown Airport in Frankton, we suggest it is time to reflect and
reconsider. How do you stack the personal convenience of saving half-an-hour-drive-
time a few times a year against the massive districtwide community benefits outlined
above? How do you defend — against contrary evidence throughout the world — your
belief that tourists won’t visit Queenstown if it takes them 50 minutes instead of 15
to travel in from the airport?

Unfortunately, through being entirely wedded to retaining the airport in Frankton,
independent expert investigations into alternative scenarios haven’t been
commissioned. The closest to this, the Council commissioned MartinJenkins report in
fact suggests a new regional airport would offer the best long-term prosperity for the
region. But the conclusions of this study have been ignored, with Council allocating
no time in meetings or workshops for counsellors to consider the report’s findings.



Chapter Seven

Economic impacts

Queenstown Lakes District creates the impression of wealth, but economic
data paints a quite different picture — local productivity per worker is amongst
the lowest in New Zealand.

In this chapter we first look at some of the hard evidence that shows the low
relative performance of our local economy. We highlight how GDP-focused
growth fails to promote the communities’ well-being, the goal of which is
Council’s legal responsibility. We highlight new economic tools that do
measure communities’ well-being, and we use their framework to map worthy
economic goals. From this, we conclude that an Alpine City Campus on
Frankton Flats would be Council’s best economic strategy to increase the
well-being of its communities.

Queenstown underperformance

Analysis of Queenstown Lakes District’s economy shows it has delivered poorly for its
local community.

e Queenstown Lakes’ “mean income” was 15% lower than the mean for NZ in
2018.111

e Queenstown Lakes’ productivity (GDP created per worker) is $102,039. This
is less than Northland’s and 10% lower than West Coast’s $113,620.

11 “Mean” income is what's commonly known as “average” income. It is the total incomes divided by the
number of people earning and is the measure of income MartinJenkins consistently reference in their socio-
economic impact assessment, with a value of555,082 for the district. Even though this is just 88% of the
national mean income, it still overstates typical local incomes because it includes a significant number of

Page 70 516

Figure 15 — Queenstown's economic underperformance
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SOURCE: STATS NZ, FLIGHTPLAN2050

locals who earn exceedingly high incomes, and who earn incomes from outside the district. The effect of
this is to distort the average upwards. The “median” income better reflects the local situation. The median
is the middle value after all incomes have been ranked by value. The district's median income is just $50,000.



Queenstown Lakes workers produce on average 23% less revenue per day
than those in Auckland.

e Queenstown Lakes’ “average” income for workers is $55,082. This is less
than Northland’s $55,318 or the West Coast’s $56,758 — two regions often
identified as New Zealand’s poorest.

e Queenstown Lakes” economy (GDP) grew at 4.6% in 2018. But the district’s
population grew by 5.7% and employment by 7.1%. So, the district’s GDP
growth was simply more people, more hours worked and a net negative
return for those in the workforce, with profit margins channelling to
business owners and landlords.

e Even as they earn less, the living costs for Queenstown Lakes’ workers
exceed those of Northland or the West Coast. Average Queenstown rents of
$650 per week far exceed the West Coast’s $260 and Northland’s $380.

e The district's principal resource, its outstanding environment, has been
degraded with increased jet-aircraft noise and sprawling development even
as the livelihoods of its workforce have deteriorated.

e Congestion overwhelms community investment in road upgrades, yet the
underlying paradigm of spreading urban development remains.

The Infometrics data shown in Figure 16 highlights Queenstown Lakes’ dependence
on tourism. The contribution tourism makes to the economy of Queenstown Lakes
(55.6%) is much larger than Northland (7.6%), West Coast (14.9%) or Auckland (4%).

Connecting the dots here, we may conclude that the relatively poor economic
performance of Queenstown Lakes District has something to do with tourism, on
which the local economy is mostly based.

112 StrategyNZ conference, March 2011
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Sir Paul Callaghan, founder of the MacDiarmid Institute, said the tourism sector

delivers incomes that are only two thirds of New Zealand’s average: “The more
tourism, the poorer we get. Tourism is great for employing unskilled people. It is

absolutely not a route to prosperity.” 2

Figure 16 — Queenstown's relative dependence on tourism
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GDP a false aspiration

The adverse economic outcomes for most working people in our district have
persisted even while the district’s aggregate GDP growth outperformed most regions
of New Zealand. How could that be?

GDP measures the total income/expenditure on money transactions. It doesn’t
distinguish between good or bad spending, it doesn’t recognise any non-money
transactions or recognise values such as social cohesion or good environment, and it
offers no insight into who gets the money or how fairly its distributed.

Business profits and commercial rents may be high, the total spending and GST for
government this generates might also be high, but the benefits of this don’t translate
to high productivity because tourism requires a large workforce. And low skilled work,
itinerant labour and flexible work contracts offers little leverage for employees to
negotiate higher wages with business owners.

The evidence shows that GDP growth in Queenstown Lakes District has funnelled
increased wealth to a few while reducing the livelihoods of its workforce, and it
exemplifies the invalidated past economic mantras that claimed “trickle-down

”»ou

benefits”, “a rising tide lifts all ships”, or “what is good for business is good for al

|rr

Low productivity and low wages cause harm to the district’s communities. Workers
are forced to crowd into flats, often sharing rooms and hot bunking to reduce
accommodation costs. High staff turnover results from incomes insufficient for
workers to settle in the district and causes an excessively itinerant workforce that
often has little long-term commitment to the local community. A profile now so
entrenched in Queenstown Lakes District it is accepted as normal. Normalised to the
extent that in the post Covid environment, local leaders petition government to

113 University of Kansas, 18 March 1968
114 The four community well beings in the LGA are not new. They were first introduced into the LGA in 2002
and continued for 10 years until 2012, when repealed by the National government. They were reinstated
by the Labour government in May 2019.
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further liberalise foreign visa applications to secure low-paid workers rather than

reconsider the economic framework.

Reliance on GDP to measure our economy has promoted volume and numbers ahead
of value and quality. You get what you measure and “GDP measures everything
except that which is worthwhile,” in the famous words of Bobby Kennedy.'? Yet
Council and QAC continue to use GDP growth as their baseline measure for decisions
regarding the airport’s future. The Council commissioned MartinJenkins assessment
highlights relative GDP growth as the principal benefit when contrasting four airport
scenarios — in just the last two pages of 226 did it even mention the four well beings
framework required by the Local Government Act 2002. QAC frequently emphasises
the airport’s contribution to the district’s GDP as its primary benefit.

This reliance on GDP to guide Council economic policy is no longer acceptable.
Government changed the role of Council in May 2019,'** and its purpose is no longer
to develop and build infrastructure for growth. The purpose of Council now is to
promote the social, cultural, environmental and economic well-beings of the people
who make up the communities within its district, including future communities'®.
And to do so according to the principles of prudent stewardship, sustainable practice,

enhancing the environment and efficient resource use*'®.

This new purpose requires new measuring tools.

A new economic paradigm.

The new law, making Council’s purpose to promote the four well beings, is a radical
change and it requires a substantial change in thinking.

115 Section 10, LGA 2002. Within this legal clause, the well-beings each have equal weight. All communities
are equally important. The future has the same weight as the present.
116 Section 14(1)(qg) and (h), LGA 2002




GDP is not a good measure of social, cultural, environmental or economic well-being
and so Council needs to adapt both its measures and its goals.

To assist with this, the Society of Local Government Managers (SOLGM) has
developed short descriptors for each of the four well-beings, as are shown in Figure
17. Based on these, it has developed a fully operational toolkit to help Council’s
measure the four well beings of their communities. These include 70 indicators and

234 measures spread across all four well-beings, plus a demographic category.*'’

In addition to developing this framework, SOLGM has also created the data access
tools that gather the statistics and evidence across all its measures. This provides an
effective, real-time dashboard to assess and measure changes to the district’s well-
being. It provides a framework Council could use to set objectives, develop policy and
assess progress towards goals.

But, at the time of writing, QLDC is not subscribed to use this service and it is not clear
what framework, if any, Council is using to assess the community well-being effects
of its Frankton master plan and airport decisions.

F.conomic targets

Council economic goals must no longer focus on growing the district’s GDP. Instead,
Council’s aspiration for economic growth must now equate to improvements in the
well-being of present and future communities across all four criteria: social,
economic, cultural and environmental.

Such economic goals would include, for example, increased wages and productivity,
economic diversification to strengthen resilience and raise productivity, improved
housing affordability, reduced carbon footprint per person and per dollar earned,
reduced transport emissions through shorter average commute distances and
increased public and active transport viability, improved environment through

17 Community well-being data service, SOLGM.org.nz
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Figure 17 — The community well beings under the LGA

Social

eInvolves individuals, their families, whanau, hapu, iwi, and a range of
communities being able to set goals and achieve them, such as education,
health, the strength of community networks, financial and personal security,
equity of opportunity, and rights and freedoms.

e Economic

eLooks at whether the economy can generate the employment and wealth
necessary to provide many of the requirements that make for social well-
being, such as health, financial security, and equity of opportunity.

Environmental

eConsiders whether the natural environment can sustainably support the
activities that constitute healthy community life, such as air quality, fresh
water, uncontaminated land, and control of pollution.

e Cultural

eLooks at the shared beliefs, values, customs, behaviours and identities
reflected through language, stories, visual and performing arts, ceremonies
and heritage that make up our communities.

SOURCE: THE SOCIETY OF LOCAL GOVERNMENT MANAGERS



reduced urban sprawl and reduced aircraft noise in the outstanding natural

environment, reduced global emissions through reduced dependence on tourism and
long-haul travel, improved social cohesion by easier access to concentrated
community facilities, stronger financial livelihoods and quality connections within
urban living environment and improved cultural vitality through additional
investment in community facilities and infrastructure enabled by capital returned
from QAC.

We think everyone could agree to these goals — they are aspirational and would
substantially improve community well-being across all four criteria.

The Input-Output model shown in figure 18 illustrates a pathway towards achieving
all these goals. The development of an Alpine City Campus on Frankton Flats
combined with relocation of scheduled airline services to a new airport near Tarras
offers a single unified strategy to grow well being.

What makes this strategy enormously powerful, is that all the levers, all the action,
all the initiative, rests with one entity — Queenstown Lakes District Council. It is
completely within the power of our Council to drive this whole strategy and, in so
doing, to greatly improve the well-being of all our communities, structurally and
systemically.

The strategy to relocate all scheduled air services to a single, new, regional site near
Tarras offers the best opportunity to increase the well-being of the district’s
communities. It would:

e Provide the greatest air connectivity for our region.
e C(Create a central Alpine Urban Campus in the Wakatipu that would:
o Attract new, non-tourism business to help diversify the economy,

o Improve infrastructure efficiencies to reduce long-term resource
impacts and expenditures,
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Take the pressure off current trends of high-volume and low-value visitors,
offering better opportunities to increase tourism sector productivity across
the region,

Protect and enhance the district’s principal resource, its environment,

Increase affordable living options for residents, both within Frankton and by
increasing employment elsewhere in the region,

Centralise the supply chain to the Cromwell area, creating efficiencies,
Distribute economic opportunity more broadly throughout the region.

Respect future generations by protecting what is important and enabling
new opportunity from an airport without the constraints of geography,
safety or urban encroachment.



Figure 18: Input-Output model showing economic strategy for Queenstown Lakes District Council
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Coundl instructs staff to explicitly research and
assess the potentisl and effects of developing
Frankton Flats as an Alpine City Campus within the
current Spatial Plan and the 10-year District Plan

Coundl engages with central government, ORC,
Central Otago District Council, and other
government stakehaolders to develop a plan for the
most effectivetransport network far the lower
South lsland

Coundl engapges with ClaLand other stakehalders to
explore expanded air connectivity for the district
froma base near Tarras

Coundl leads districtwide public consultation

Coundl, 3z supermajority shareholder, directs QAC
to engage cooperatively with CIALfar the transitian
of scheduled airline services to CIAL's new regional

airport

Coundl, 35 supermajority sharehalder, directs QAC
to explore alternative airstrip options for fixed-wing
Ga and for civil emergency flights by Hercules

Coundl establishes a planning and design program
to develop the world's best Alpine City Campus on
Frankton Flats

Coundl establishes new zane rules for Franktan Flats
within the QLDC District Plan

Coundl, 3z majority shareholder, directs QAC to
relinguish its land on Frankton, retaining only what is
required for a helicopter hub, and return this capital
valueto its shareholders

Coundl develops plan on whether to receive$1.2
billion cash payment, land bank, or develop along-
term lease with continued Councilownershipofthe
airport'slandin Frankton

Coundl establishes promational graupto sttract
enterprizes to the Frankton knowledge campus
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Improved cultural vitality through additional
investment in community facilities and
infrastructure ensbled by capital returned from QaCc



New direction!

Changing our measure of economic growth from GDP to the four well beings provides
dramatic new insight. We find Council and QAC’s strategic direction is heading in
completely the wrong direction.

The dual airport model using Queenstown and Wanaka Airports would enable huge
numbers of tourists to arrive directly to within 15 or 20 minutes of their hotels. In this
way it may drive high growth in GDP for the tourism sector. But it would also drive
the worst possible outcome across all four of the social well-being criteria.

The plans to retain Queenstown Airport in Frankton would:

e Continue emphasis on tourism, New Zealand’s lowest productivity industry
sector, entrenching low wages, high staff turnover and overdependence on
young foreign travellers for labour.

e Preventdevelopment of a focused urban centre within the district that could
attract a significant number of technology and knowledge businesses. This
would inhibit business diversification, strengthen dependence on tourism
and reduce economic resilience.

e Continue developer-led urban sprawl throughout the Wakatipu Basin
degrading the outstanding natural landscape, creating disconnected
suburban communities, increasing dependence on private vehicles,
inefficiently stretching transport and other infrastructure, reducing the
viability of public transport, and increasing carbon footprint per person
through higher construction costs and longer commute distances.

e Reduce housing affordability by substantially reducing urban densification,
reducing economic opportunity and jobs in areas with more affordable
housing, and losing the opportunity for new land ownership models possible
if Council were to retain public ownership of QAC’s 150 ha and long-term
lease rather than sell the land.
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e Increase urban sprawl, excessive traffic and excessive jet aircraft noise that

would all undermine the quality of our local environment, the district’s
greatest taonga.

e Increase isolated suburbs and entrench low wages, which together with
increased inequality between local workers and those who move here with
wealth, would undermine the district’s social well-being.

e Choosing not to redeploy Council’s share of $1.2 billion value from airport
land into other much-needed amenities would diminish community well-
being.

Conclusion

The economic conclusion is simple and straightforward: if the goal is to promote the
communities’ social, cultural, environmental and economic well-being in the medium
and long-term, then the best economic strategy is to use Frankton Flats for an Alpine
City Campus and to relocate all airline services to the proposed CIAL airport near
Tarras.



Chapter Eight

Council

Council owns QAC, through which it provides transport connectivity essential
to support our communities’ social and economic well-beings. The Local
Government Act 2002 provides “for the transfer of local authority
undertakings to council-controlled organisations”"'* [our emphasis] and for
these to then be managed as separate entities. So, QAC is simply the vehicle
that Council uses to provide vital transport infrastructure.

In this chapter, we note Council’s short-sighted response to CIAL’s Tarras
proposal, we identify the substantial benefits CIAL offers to the Council, we
explain the significant increase in revenue Council could get from rezoning
the airport’s Frankton land compared with the dividends it receives from
QAC, we highlight the ongoing savings Council would get from having more
concentrated and high-volume infrastructure, and we show how the relocated
airport would better achieve Council’s core responsibility of promoting its
communities’ well beings.

With CIAL’s proposal greatly increasing the number of conflicting
stakeholders — most being government entities and publicly owned companies
—we call for Central Government to take control of the process.

118 Section 55(b), LGA 2002
119 0DT, 26 November 2020
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Council pushback

CIAL's proposed airport near Tarras was a surprise for Council. Mayor Boult describes

it as "predatory activity", " morally questionable", and an "unwelcome intrusion into
our district" that threatens to undermine the value of Council’s investment in QAC.**°

These comments suggest the Mayor views Council’s ownership of QAC primarily as a
financial investment in a commercial company instead of it being the vehicle through
which Council provides the core transport infrastructure that is its responsibility. The
usefulness of the airport to the region remains regardless of who owns it and, as this
report shows, a single, regional airport is demonstrably more useful.

It appears that Council and QAC plan to first ignore the CIAL proposal and then to
aggressively compete head-on to ‘protect their patch’. The revised statement of
intent agreed by Council on 28 October 2020 makes barely a mention of CIAL’s land
acquisition and the QAC Board of Directors assert they are “confident that the region
is well served by its existing airports now and into the future.”*?0

Under the Mayor’s leadership, Council advised the QAC Board Chair to fend off the
CIAL competition and directs QLDC to “investigate what reasonable steps it [may]
take to oppose CIAL’s endeavours”. The Mayor has written Christchurch Mayor

|//

Lianne Dalziel “expressing my disappointment” and directly petitioned Christchurch

airport’s Chief Executive Malcolm Johns to discourage and obstruct the CIAL proposal.

QLDC’s CEO Mike Theelen, QAC’s CEO Colin Keel, and AIAL’s Adrian Littlewood have
7 121

all been “scathing of the plans by Christchurch airport”.
If anything, this concerted pushback highlights the weakness of the Queenstown
Airport product and QAC’s proposed dual airport model. The threat that CIAL’s new
regional airport would better meet the needs of airlines and all the many ancillary

120 Statement of Intent October 2020, QAC
121.0DT, 26 November 2020




airport businesses, let alone the growing number of travellers to the region rather
than specifically to Queenstown, is real.

Such reaction, however, is extremely short-sighted and if continued would result in
enormous lost opportunity for Queenstown Lakes District, its ratepayers, its
communities and the broader region. It completely fails to consider the purpose and
role of an airport as fundamental infrastructure for the region and focuses entirely
on the false paradigm of competitive private enterprise rather than public good,
which ought to be the lens applied by Council.

Tarras a windfall for Council

The CIAL proposal offers massive benefits for Council and its ratepayers. It would
relieve them from the obligation and substantial cost'?? of paying for air transport
infrastructure, allow them to recover over $1.2 billion in assets currently tied up in
airport land that could be redeployed to other much-needed community facilities,
and it would enable a much more healthy, prosperous and sustainable urban
development of the Queenstown-Wakatipu area. It would:

1. Provide our district with a new regional airport.
One that would fully satisfy all our district’s infrastructure needs for
scheduled-air-service connectivity, with five-times the land area,
unrestricted capacity, central to the region and at a single location to
enable more efficient and profitable operations for all associated
businesses. It would also be much more resilient to reduction in traffic,
with one-thousandth the financial opportunity cost for the land resources
it consumes, much less environmental opportunity costs, and the financial
backing of a far larger entity.

122 In the section headed ‘QAC had its chance’ beginning on Page 54 of Chapter Six, we compare the
investment cost of QAC’s dual airport model with CIAL’s Tarras proposal. Our analysis shows QAC’s
masterplans for ZQN and its Wanaka intentions require over $202 million additionalland acquisition (at QV
valuations) and S900 million capital expenditure, vs CIAL land costs of S45 million and S800 million capital
investment.
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2. Save Council from having to pay for it.

Council, through QAC, would not need to spend the more than $202
million on new land acquisitions plus $900 million new capital expenditure
planned, as would otherwise be required for QAC’s dual airport model over
the next 25 years.

3. Release $1.2 billion value.
Council would receive its share of the huge $1.2 billion investment that is
currently tied up if the Queenstown Airport land were rezoned and sold.
That's three-times the commercial value of Council and AIAL’s current
investment in QAC.*?® These funds could be redeployed to much-needed
new community facilities.

4. Enable high-density development of Frankton Flats.
This would enable a massively more efficient and sensible development of
the Wakatipu, improving the efficiency of all Council-funded infrastructure
while reducing its capital and operational costs, rationalising the transport
network and greatly enhancing public and active transport — all of which
reduces the cost burden on individual ratepayers.

Mayor Jim Boult’s response to CIAL’s proposal is misguided. It appears to be trapped
in the narrow lens of private enterprise as if the airport were just a financial
investment, but this is not the case. QAC is a Council Controlled Organisation, a
vehicle through which Council delivers air-connectivity infrastructure for the well-
being of its communities.

If CIAL could deliver a better airport solution for the region’s communities and allow
the Queenstown Lakes district to release enormous value and opportunity from
Frankton land locked up by the airport, then it behoves Council to seriously consider

123 The QAC board'’s estimate of the Corporation’s commercial value is legally required to be reported to
Council in the statement of intent but is notably absent from the version agreed by Council on 28 October
2020. In the 2018-2020 statement of intent (pre-Covid) it was estimated to be in the range S466 million to
5483 million. Page 4, SOI 2018-2020, QAC.




this proposal using the lens of public good instead of the framework of private
enterprise.

It makes no sense for any Council to insist on paying for infrastructure that someone
else has offered to provide. Central Government, for example, pays for the state
highways and it would be ridiculous for the Queenstown Lakes District Council to
refuse this and to instead insist that its ratepayers should pay from their local rates
for these essential roads.

For the Queenstown Lakes communities, the commercial operators and visitors to
the district, it is irrelevant who owns the airport. Their need is for infrastructure that
provides the best connectivity solution. If Frankton could retain a helicopter hub and
fixed-wing GA could be relocated to Kingston or Queenstown Hill, why not let CIAL
build a more centrally located regional airport for all scheduled services when we
know Queenstown Airport’s capacity is constrained and its location thwarts sensible,
high-density urban development on Frankton Flats.

Ownership is highly relevant, however, to the ratepayers of Queenstown Lakes
District. If they could pass the airport responsibility onto some other entity, then they
could release a huge S1.2 billion currently tied up by the airport’s land and redeploy
this to other community facilities that they can’t otherwise afford. In financial terms,
that’s three-times the total pre-Covid commercial value of QAC.

Far from being “predatory activity” or an “unwelcome intrusion into our district” that
threatens to undermine the value of Council’s investment in QAC, this represents a
massive 300% financial windfall for both shareholders, the Council and Auckland
International Airport Limited. AIAL would get $300 million for their $27 million
investment into QAC ten years ago.

By law, Council is required to manage its resources with “prudent stewardship,” to
make “efficient and effective use of its resources,” to periodically “assess the

124 Annual Report 2019, QAC, June 2019
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expected returns” of its investments and commercial activity, and to take “a
sustainable approach”.

Such principles must oblige the Council to seriously consider how the CIAL airport
proposal could help it rationalise the district’s air connectivity infrastructure and
produce better total outcomes for its communities for the least cost to its residents.
Ratepayers surely expect Council to get the maximum benefit possible for the district
from the rates they pay.

It is deeply concerning that the Council refuses to seek any expert advice,
investigation, research, analysis or evaluations of any of the many factors that could
inform their decisions regarding CIAL’s proposed airport near Tarras. At the time of
writing, neither Council nor QAC have reached out in any constructive manner to
CIAL. Councillors have yet to consider the MartinJenkins report. QAC remains locked
on its dual airport model.

Greater revenue from rates

Much is made of the financial dividends the Queenstown Airport Corporation pays to
Council. But these arguments fall far short of a full accounting, even before the
impact of Covid-19.

In QAC’'s Annual Report 2019, for example, the Chair and Chief Executive’s Report
states that Queenstown Lakes District Council is to receive “a dividend declared of
$6.2 million, which equates to $237 per rateable property in the district”*?*. This
seeks to emphasise the value of the airport’s dividend to reduce the cost of local
rates. Mayor Jim Boult has also frequently highlighted the annual dividend as good
reason to retain the airport in Frankton.

We note that such dividends have only been a feature of the past ten years, from
when 24.99% of the company was sold to Auckland International Airport Ltd. While



useful, the $6.2 million was only 3% of QLDC’s budgeted revenue for the financial
year beginning 1 July 2019-2020'?°.

As an investment return it is at the lower end of performance, with 2019’s declared
dividend of $8.2 million representing just a 1.7% return on QAC’s pre-Covid enterprise
value, assessed as $466 — $483 million.'%®

The shock of Covid-19 has wiped dividends from the current year, leaves their future
value in doubt, and highlights the business risk associated with airport ownership.
With future pandemics likely, with the effects of climate change on future air travel
being uncertain, with QAC’s ambitious billion dollar capital investment plans needing
debt funding, and with competition from CIAL’s proposed new regional airport near
Tarras, it is clear Council cannot rely on this dividend revenue in future years, or
decades.

More significantly, the focus on QAC’s dividend payments to bolster Council’s annual
revenues has deflected attention from the fact that Council would get significantly
greater and more certain revenue from rates if the airport land were rezoned to high-
density residential and commercial.

Even though it sits in the middle of Frankton Flats and offers the most central and
best flat land for construction in the district, Queenstown Airport is at present mostly
zoned Rural General. This reduces the airport’s land value to an average $157 per m?,
reducing the annual rates it pays to Council to just $456,282.1%7.

If rezoned to high-density residential, the airport land value would be at least $1.2
billion. At that value, even as vacant, undeveloped land, QLDC would receive annual
rates revenue of $16,570,400 from the landowners.?® That equates to a $634
subsidy per rateable property in the district compared to the $237 obtained from

125 Annual Plan 2019-2020, QAC, July 2019

126 Annual Report 2019, QAC, June 2019

127 | GOIMA request, QLDC, Feb 2020

128 A detailed analysis of rateable value is provided in Chapter Eight of Part C: Queenstown Airport, the right
approach, June 2020.
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QAC's dividend paid in 2019. It would be 20% of all rates paid by property owners and
129

8% of Council’s total revenue.
This is evident in the analysis shown in Figure 20, which uses the rating differential
that QLDC currently applies to sections of vacant land that are zoned high-density
residential, such as that in William Rees Place!*® near the Kawarau Bridge. We have
applied this same rating profile to the bare, unimproved land currently owned by QAC
in Frankton as if it were zoned high-density residential and subdivided into 10,000
separate properties having a combined value of $1.2 billion, 3!

Figure 19 —Potential QLDC rates revenue from bare airport land

Vacant High-Density Residential Land in 10,000 titles

Reference Description Property value Rate Value
3120039 Recreation & Events Charge 10,000 183 1,830,000.00
3120040 General Rate Vacant Sections 1,200,000,000 0.0036 43,200.00
3120033 Roading Vacant Land Wakatipu 1,200,000,000 0.0326 391,200.00
3120028 Stormwater Vacant Wakatipu 1,200,000,000 0.0116 139,200.00
3120034 Aguatic Centre Charge Wakatipu 10,000 106 1,060,000.00
3120030 Governance & Regulatory Charge 10,000 94 940,000.00

1,200,000,000 0.0157 188,400.00

1,200,000,000 0.0172 206,400.00

1,200,000,000 0.0185 222,000.00

3120038 Governance Vacant Section
3120032 Recreation Vacant
3120031 Regulatory Vacant

3120027 Sewerage Queenstown - .50 10,000 339 3,390,000.00
3120035 Sports Halls & Libraries 10,000 358 3,580,000.00
3120036 Water Queenstown Annual Charge 10,000 280 2,800,000.00
3120029 Waste Management Charge 10,000 122 1,220,000.00

3120037 Uniform Annual General Charge 10,000 56 560,000.00
Total rates forgone $16,570,400

SOURCE: QLDC RATES SETTINGS 2020, FLIGHTPLAN2050

129 Calculations based on the accounts in QLDC’s 2019 Annual Plan.
130 QL DC website, Feb 2020
31 Citation needed.




Future construction on these properties would more than double their value, and this
would further increase the annual rates Council would charge. If the zone were to
include high-density residential and commercial, then it would provide even greater
rates revenues.

Council would get more than three-times the dividend revenue it has received from
QAC in the past. And this would be assured in perpetuity, unlike the fickle and
uncertain future dividends that QAC may or may not provide.

There would be downstream costs for Council resulting from this revenue, as it would
be liable for the provision of infrastructure and services, including: roading, sewerage,
water, wastewater, stormwater, as well as community and recreation facilities. But
many of these costs would be funded by additional Development Contributions, and
Council’s infrastructural costs concentrated onto Frankton Flats would be
significantly less than if this infrastructure were instead thinly distributed throughout
the Basin.

Ongoing infrastructure savings

The ability to use Frankton Flats for high density urban development would greatly
improve the efficiency and reduce the costs of ratepayer funded infrastructure.
Frankton Flats is the most central and efficient place to install high-volume
infrastructure, and its high-density development would enable enormous long-term
efficiency and financial savings for both capital costs and ongoing operational costs.

In contrast, leaving the airport in Frankton forces future development to spread
across the Wakatipu Basin, spreading Council’s infrastructure into a thin and costly
web that’s as bad for climate change as it is for ratepayer bank accounts.

132 Section 10, LGA 2002
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Council’s objectives

Council’s core job is to promote the well-being of its communities in the present and
for the future.3? In Table 1 we list a wide range of aspects that impact on
communities” well-being and consider how they could be improved (objective) or
reduced (adverse outcome).

Our research and analysis have clarified that the relocation of Queenstown Airport
and use of Frankton Flats for a high-density Alpine City Campus would achieve all the
listed objectives and avoid all the adverse outcomes. It offers a single, clear and
straightforward strategy that would increase our communities’ prosperity, enhance
our environments, improve social and cultural well-being and mitigate against climate

change.
Table 2
Aspect Objective Adverse outcome
1.  Urban development is contained and or  we continue the
concentrated proliferation of urban
sprawl.
2. Our transport networks enhance public and or  we increase reliance on

active systems private vehicles.

3. Ourinfrastructure of is efficient and cost- or becomes a thinly
sewerage, water and effective distributed network.
power

4.  Our carbon footprint per is systemically reduced  or increases.
person

5. Our local economy is diversified and or remains dependent on

enriched tourism.

6. Our local average wages increase by increasing or  remain low through

the proportion of tourism’s low-paid
workforce.



10.

11.

12.

13.

Our district’s outstanding
environmental values

Our people and
communities

Our district’s housing

The region’s air

connectivity

Businesses auxiliary to the

airport or servicing air
travellers

The cost burden per

ratepayer

Council (ratepayers) has

higher productivity
business

are retained

become more
connected

increases the variety of
options, including
many more affordable

can expand as and
when or if demand
grows

have lower lease and
fixed costs driving
improved profitability

decreases through
more concentrated,
cost efficient
infrastructure and
services

an additional $1.2
billion for new capital
investment in
community projects

133 Statement of Intent, QAC, 28 October 2020
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or

or

or

or

or

or

diminished.

more isolated.

remains primarily
standalone houses in
dispersed suburbs.

faces capacity
constraints with
greater safety risks or
highest opportunity
cost for stranded
assets.

face higher rents and
duplicated fixed costs,
a constrained or split
market and diminished
profitability.

greater increases in
rates.

no additional funds.
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All the objectives in Table 1 could be achieved by moving the airport and developing
a high-density Alpine city campus on Frankton Flats. Conversely, all the adverse
outcomes would become inevitable if Queenstown Airport was to stay in Frankton.

By viewing the airport solely as a financial investment, one that it is now staunchly
protecting, Council is failing to understand the infrastructural role of the airport. As
previously noted, the usefulness of an airport to the region remains regardless of who
owns it. As Table 1 shows, Council’s clinging to ownership is undermining its ability to
deliver on its core responsibilities, being to promote its communities’well-being now
and for the future.

Council holds the key to our district’s future sustainability and well-being. As the
Input-Output economic model in Figure 18 on page 75 shows, Council holds all the
cards that could lead the process for the best economic and social outcomes for our
district. Currently, however, Council is choosing not to play these and is instead
choosing to obstruct CIAL, setting the district and region on the path for the most
adverse possible outcomes as shown in Table 1.

Control of the airport

Some have expressed concern that the local community would lose control over the
airport if its operation were transferred from the locally owned QAC to the
Christchurch-based CIAL. QAC’s Board of Directors has used the current statement of
intent to warn that “QLDC and its residents would be reliant on the resource
management process alone” and so would lose some control over airport
infrastructure.'® Emphasising this, QAC board chair Adrian Young-Cooper warns that
“QLDC and its residents will have no direct role in managing the social and economic

impacts of a new airport.”3*

It’s true that our local Council has supermajority shareholder control over QAC's
objectives and the nature and scope of its activities. The legal status of this control

134 Mountain Scene, 26 November 2020




was robustly argued in court by both QLDC and QAC'’s legal teams,'*® but effective
control by our local Council continues to be extremely weak, with it showing little
desire or capacity to exercise its rights through the statement of intent.!3¢

Councillors were not, for example, consulted on the sale of 24.99% of QAC to
Auckland International Airport Ltd in 2010 and had no ability to overturn that action
despite their objection to it.'3” Since then, the community has been given scant
information on a Strategic Alliance Agreement (SAA) signed between QAC and its
minority shareholder AIAL, when this purportedly gives greater rights to AIAL than its
minority ownership would warrant and creates unspecified obligations QAC have
towards AIAL. It is further concerning that the SAA requires QAC to consider the
effects of its actions on AIAL, but not on Queenstown Lakes District Council or our
community.13

QAC has consistently overreached its self-perceived right to set its own objectives as
an independent commercial entity, as evidenced by the tone and content of the
Company Profile it provided for the induction of incoming councillors. *3° This
overreaching continues despite the enormous engagement and representations by
organised community groups over the past two years.

QAC has, for example, included the commitment to “growing shareholder value” and
“ongoing payment of dividends” in the current statement of intent.**® Any objectives
that direct a Council Controlled Organisation to grow shareholder value or to pay
dividends are legally the prerogative of Council to determine, as the majority
shareholder. But the current statement of intent inserts these under the heading
Commercial Entity in a section on governance, and thereby the Board of Directors
falsely assert these to be an intrinsic function of QAC. This is not a minor concern,

135 Court documents, Judicial Review taken by WSG against QLDC and QAC, Queenstown High Court, 21-25
September 2020

136 QAC's statement of intent is the legal mechanism through which Council can exercise directive control
over QAC's objectives and the nature and scope of its activities.

137 The Office of the Auditor General used this sale as an example of poor control and governance in its
comprehensive report on Council Controlled Organisations, Example 4, appendix 1, governance and
accountability of Council controlled organisations, OAG 2015
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because the objective of ‘growing shareholder value’ is both endorsement and
directive for QAC to pursue a growth strategy, which is a major issue of concern
expressed broadly within the community.

The past two years has seen a high level of engagement by large sections of the
community concerning the objectives of QAC and the nature and scope of its
activities. An unprecedented 1507 submissions that included five Community
Associations and the Chamber of Commerce responded to QAC’s own consultation in
July-August 2018, with 92.5% opposed to expansion of air noise boundaries at
Queenstown Airport. Since then, well-organised groups such as Protect Queenstown,
Wanaka Stakeholders Group and FlightPlan2050 have frequently petitioned Council
and written innumerable messages to councillors.

The 3500-member Wanaka Stakeholders Group is evidence of a broadly-based and
overwhelming community rejection of QAC’s dual airport model that proposes
scheduled jet services at Wanaka Airport.

Council itself has three times rejected QAC’s statement of intent and sought specific
assurances that it would, for example, not seek to expand the Queenstown air noise
boundaries or use a ‘demand driven” approach.

Yet despite all this, QAC’s statement of intent continues its growth directive, avoids
any commitment to remain within the existing air noise boundaries and remains
committed to its dual airport model. Significantly, there is no evidence in the
statement of intent of any work done or planned that could help inform QAC's

138 WSG legal counsel argued this when submitting the SAA during the September 2020 judicial review
hearing in the High Court, but the agreement contents remain secret and could not be made public outside
of the court hearing.

139 Company Profile and FAQs, QAC September 2019. We include here a copy of our response.

140 page 20, paragraph 2 under the heading Commercial Entity, Statement of Intent year ending June 30
2021, October 2020




directors or management on any alternative strategies or meaningful compromises
in response to the issues raised by the community.

The experience of the past two years demonstrates that the local community has
little directive control over QAC and leads to the inevitable conclusion that it would
not lose much if management and ownership of the region’s airport infrastructure
vested with CIAL and Christchurch City Council.

Time for government

The purchase of 750 ha near Tarras by CIAL has substantially changed the process
and increased the complexity for Council to achieve the best transport infrastructure
for this region.

There are now multiple communities affected across different Council districts,
including Queenstown, Wanaka, Upper Clutha, Cromwell, Tarras, and Alexandra.

There is also a plethora of new stakeholders that can make decisions and drive often
competing strategies. These include five publicly elected councils: Queenstown Lakes
District Council, Central Otago District Council, Otago Regional Council, Christchurch
City Council and Auckland City Council. There are three publicly owned airport
companies, with QAC and AIAL unified in competition against CIAL. There are three
national electorates, being Southland, Waitaki, and Te Tai Tonga.

Other councils and their airports will be affected, such as Dunedin City Council,
Dunedin Airport, Invercargill City Council and Invercargill Airport.

Despite this being an issue of national importance — for tourism, regional and
international transport, urban development, housing affordability and climate
change — none of these local-and-central government and publicly owned entities
have any legal mandate requiring them to coordinate. There is no national airport
infrastructure plan or planning body, as we have for the road network with NZTA. This
gives us no confidence that the various stakeholders will develop the best
infrastructure framework for the region and nation’s greater good. Already the QLDC
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Mayor, its CEO and the CEO of QAC have come out with guns blazing to protect their
patch.

We believe it is time that this proposal was examined by a body that has wider view
and less self-interest. Central Government should lead and direct this process,
because no one stakeholder appears capable or has a mandate to do so. And many
of the issues at its heart — climate change mitigation, regional disbursement of
tourism, impacts of tourism and over tourism, efficient national transport
infrastructure, and so forth — are issues that ought to be considered on a nationwide
front, not by competing and under resourced councils.

Conclusion

Council and local ratepayers would be much better served if Council were to support
CIAL to develop a new regional airport near Tarras and instead focused its attention
on the master planning and zoning for a high-density urban campus on Frankton Flats.

This would relieve Council from the obligation and $1.1 billion cost of paying for air
transport infrastructure, allow it to recover over $1.2 billion in assets currently tied
up in airport land and to redeploy this to other much-needed community facilities,
and it would enable a much more healthy, prosperous and sustainable urban
development of the Queenstown-Wakatipu area.

It would also provide Council more than three-times the annual revenue than the
dividends it has previously received from QAC, and this revenue would be far more
reliable and would continue to grow.

Council would have ongoing savings from the urban densification of Frankton, as all
its infrastructure obligations could be provided with greater cost-effectiveness and
operate more efficiently.

Council’s objectives to promote the communities” well beings, now and for the future,
would be much more effectively achieved. As would its goals to grow public transport
and to reduce districtwide emissions per person.



As Council shows no sign that it will even consider the opportunities made possible
by the CIAL proposal, we believe it is time for Central Government to take control of
the process.
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Chapter Nine

Tourism

Tourism has become the largest sector of the New Zealand economy and
principal earner of foreign exchange. But “the recent pace and scale of visitor
growth has effectively outstripped the capacity of our system to respond in
some areas”.""!

Over the short-term, the effects of Covid-19 diminish the negative impacts of
international tourism. The long tail of Covid may also slow the growth of
tourism demand over the medium and longer-terms.

That said, the fundamental drivers of tourism demand for visitors to New
Zealand — the growing middle class through Asia and India, retiring boomers
in western countries and youth mobility — will almost certainly build back
visitor numbers, and these issues will return.

In this chapter we review government’s tourism strategy to more widely
distribute tourism, destination management, expectations visitors have of
Queenstown Lakes District and the goal to increase value. We reflect that the
relocation of all scheduled services from Queenstown airport to a new
regional airport near Tarras would provide a structural reset that would
better deliver on the tourism strategy.

141 NZ-Aotearoa Government Tourism Strateqy, Ministry of Business, Innovation & Employment and the
Department of Conservation, May 2019
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Distribute rather than concentrate

Beyond the Covid horizon, the government tourism strategy’s aim to better distribute
the impacts and benefits of tourism remains a sound approach.

Recent years have seen enormous visitor pressure on specific tourism hotspots,
resulting in significant environmental degradation and push back from overwhelmed
local communities.

We could learn from this experience to better plan and structure the tourism offering
within the Queenstown Lakes District to mitigate its negative impacts more
effectively. The shock of Covid-19 offers a pause and a chance to recalibrate. How
could the region better gain the economic value tourism offers while at the same
time reduce its damaging environmental and social impacts?

Fase hotspots

Experience has already shown that the airport in Frankton systemically supports the
growth of high-volume tourism directly into the hotspot of Queenstown. Its
immediate proximity also encourages short-stay visitors. These effects drive the local
industry to high volume and low value tourism, while increasing the negative
environmental, social and climate change impacts.



WALKERS LINE UP FOR PHOTOS ON MIOUNT ROY — ONE OF MANY LOCAL INDICATORS OF OVER TOURISM
SOURCE: REDDIT

The airport’s transition over the past ten years, from being a destination to becoming
a regional hub, has amplified the pressure onto the already hotspot of Queenstown.

Recent experience has seen many of the district’s local attractions overrun by visitors,
with significant adverse effects. These have challenged the social licence of tourism
within the Queenstown and Wanaka communities, as documented by Tourism
Industry Aotearoa (TIA) in its Mood of the Nation report.*#?

Destination management

The concerns of over-tourism and need for destination management are well
understood. Stanley Plog’s bell curve was first published in 1967 and Professor
Richard Butler published his Tourism Area Life Cycle Model in 1980. Both analyse the
initial growth, maturation and decline of tourist demand for any destination.

They both identify how a disconnect between the different interests of key
stakeholders in a destination is cause for their eventual decline. Most businesses
operators in tourist destinations such as Queenstown and Wanaka seek growth in

142 Mood of the Nation, Tourism Industry Aotearoa, Mar 2019
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numbers and can manage these within their business. If numbers grow too much for
a restaurant or hotel owner, they simply open a second, or third. This enables
continued growth for the business and increased profit for the owners.

But for the destination as a whole and its host community, increased numbers cannot
be indefinitely absorbed. There are thresholds where the environment becomes
degraded, where the experience loses authenticity, where crowding becomes a
problem and where the host community become overwhelmed. These in turn
undermine the value of the experience for visitors.

The community pushback on air noise boundaries in Queenstown and jet-aircraft
proposals for Wanaka are evidence that Queenstown Lakes District has crossed some
of these thresholds.

The Queenstown Lakes” small communities are particularly vulnerable to being
overrun by an excessive growth of visitor numbers. Far more tourists visit popular
destinations such as Auckland, Sydney, Hong Kong, Paris and London, but the large
size of their local communities allows millions of visitors to be absorbed without those
destinations losing their identity or authenticity.

This is not the case with, for example, Venice. Over-tourism there has overwhelmed
the historic township and resulted in many locals leaving, with the resident
population in steady decline, from 140,000 in 1962 to now less than 52,000 and losing
residents at a rate of 1000 per year.'*® In consequence, the visitor offering has
become little more authentic than a trip to Disneyland.

To protect the authentic tourism offering of the Queenstown Lakes, we must first
protect and enhance the local communities. Diversification of the local economy to
include an ever-growing proportion of high-value knowledge enterprise is perhaps
the most effective way this could be achieved.

143 “Kijll Venice’: a systems thinking conceptualisation of urban like, economy, and resilience in tourist cities
Humanities & Social Sciences, Nature.com, 5 November 2020




It is Queenstown Lakes District Council’s role to take control of this balance between
growth of visitor numbers and protecting the district’'s communities and
environment.

With a third to a half of visitors arriving by air,** the airport provides one of the most
effective tools to structurally influence the distribution and impact of visitor numbers
on the destinations they visit. Relocating all domestic and international scheduled
services to a single new regional airport would both better distribute visitor impacts
and provide for the establishment of a fantastic Alpine Township on Frankton Flats —
strengthening and enhancing the destination’s authenticity.

Destination expectations

The outstanding natural environment of the Queenstown Lakes District is the
foundation of the district’s value for visitors — as it is for most residents. Over the
years Queenstown may have attracted tourists as the Adventure Capital of the world,
and more recently as Party Central, but it is the exceptional environment that is the
district’s taonga.

Visitors who make the effort to travel to this district have high expectations of the
quality of its environment. The huge growth in jet-aircraft noise within the Wakatipu
Basin over the past decade has significantly diminished this experience for them.

Whether from the golf courses, the trails, Skyline’s viewing platform, or any other
outdoor vantage or activity, visitors’ experience has been negatively impacted by this
intrusive, industrial-level noise that has come to pervade the environment.

Retaining Queenstown Airport in Frankton would drive new development to sprawl
across the Basin’s outstanding landscapes, further eroding the environmental

144 QAC’s Chief Executive Colin Keel told the Kelvin Peninsula Community Association’s meeting in August
2018 that 50% of the district’s visitors arrive through the airport. At other meetings, both QAC and QLDC
have used a figure of 30%. MartinJenkins state it’s 33.3%, but rely on a newspaper report that wrote, “it’s
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qualities valued by visitors, undermine public transport and increase traffic

congestion.

Grow value

However important tourism is for employment and earning foreign exchange, it is
also one of the lowest productivity sectors of the economy with revenue generated
per worker just 80% of the New Zealand average.'*

Low productivity means the economic benefit from tourism is modest. Added to this,
over-tourism can externalise many of its costs to the environment and local
communities.

These concerns make it important to optimise the industry’s infrastructure to enable
the highest value return while mitigating as much as possible the externalised costs.

Our analysis of QAC’s dual airport model found it would achieve the exact opposite.
That strategy would fail tourism by:

e Entrenching two suboptimal airports,
e Aggravating the over-tourism of known hotspots,

e Systemically increasing the overhead and operational costs of all businesses
associated with the airports and visitor arrivals,

e Undermining the value of the district’s primary resource, the outstanding
natural environment, and

e  Further undermining the industry’s social licence within its two most
important host communities.

thought a third of visitors arrive by air”. No one has produced any credible evidence on this, or on other key
data that should inform these discussions.
145 See Chapter Seven — ‘Economic impacts” beginning on page 67.



Opportunity for reset

The current hiatus, devastating as it is for local businesses, gives an opportunity to
take stock and re-think the communities’ goals and aspirations.

QAC’s dual airport model would run completely counter to any mitigation of the
industry’s negative pressures on local communities. Landing visitors directly into New
Zealand's two premier resorts when both already exhibit signs of being overwhelmed
would duplicate these negative effects rather than relieve them.

Cheap flights directly into both Queenstown and Wanaka would further promote
volume over quality without enhancing either the local or regional communities, or
the tourist economy.

In contrast, directing all scheduled domestic and international air services to CIAL’s
proposed new regional airport near Tarras would reduce the pressure on these
resorts and improve distribution to the Central-Otago-wide attractions.

Close enough

The idea expressed by some that the tourism economy of Queenstown would fail or
suffer significant adverse effects if all domestic and international scheduled air
services were relocated further afield to near Tarras is misplaced. We note that
Chamonix (France) and Whistler (Canada) are respectively 1:30 hrs and 2:30 hrs from
their feeder airports, and this is typical of many international resorts. CIAL’s proposed
new site is just 54 minutes’ drive from Frankton.#

Relocation of the airport to within one hour of Queenstown and Wanaka would not
deter tourism. Rather, we suggest it would protect their environments and
communities from the airports’ many adverse effects and so enhance their appeal as

146 As evidenced by Google Maps data recorded in the Figure 7 — Map showing typical drive time on page
33.
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attractive destinations worthy of longer stays, offering greater economic value and

reducing flight missions per visitor-day.

Conclusion

The relocation of all scheduled services from Queenstown Airport to CIAL's proposed
new airport near Tarras would be the best option to structurally develop a more
stable and sustainable tourism industry. One that would grow and distribute its value
while reducing and mitigating its harmful impacts.



Chapter Ten

Resource use

The land, sky, lakes and rivers combine to make Queenstown Lakes District a
region of outstanding natural beauty and this environment attracts a talented
and diverse community. Together, the landscape and the people are this
region’s principal resources and assets.

In this chapter we contrast the impact of jet aircraft noise on areas of high
and low population densities and assess the financial, environmental and
social opportunity costs of QAC’s dual airport model compared with a single
regional airport strategy.

Council’s responsibility

Council has a legal responsibility to use its resources well. As its guiding principles,
the Local Government Act 2002 requires Council to:

e  “Ensure prudent stewardship and the efficient and effective use of
its resources,

e Promote the social, economic, and cultural well-being of people
and communities,

e Maintain and enhance the quality of the environment, and

e Meet the reasonably foreseeable needs of future generations.”**

These principles guide our analysis as we consider the region’s resources.

147 Section 14(1)(g) and (h), LGA 2002
148 Queenstown Airport Siting Study, p10, April 2017
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Jet-aircraft noise

Noise and pollution from jet aircraft impact negatively on both the environment and
the experience of those within it. Public campaigns around the world are drawing
attention to these impacts, which are increasingly quantified by international
research showing pollution in both global and local environments.

The strong push-back from Wanaka’s community to scheduled jet services and from
Queenstown’s community to expansion of the air noise boundaries gives insight into
the depth of the concerns of both host communities.

QAC’s dual airport model would, in effect, duplicate the negative impacts on to two
communities rather than one, onto the region’s two most outstanding environments
and onto the largest possible number of people in the region.

QAC's Airport Siting Study incorrectly suggested that the sharing of these negative
impacts would be a strength of the dual airport strategy.**® This is not so. It would
double, not diminish, the damage done.

Least adverse effects

The relative size of the adverse noise impacts from each of the airport locations
becomes clear in Figure 21, which includes three maps showing a 12 km radius
around each of the three airports. Within that 12 km radius around Queenstown
Airport, 75,000 people are affected, most living within 6 km and directly in line with
the runway and resulting flightpaths. The Wanaka Airport has some 48,000 people
affected within the 12 km radius of the airport, with Luggate and Albert Town directly

under the takeoff and landing flightpaths.**

149 population figures are for the year 2018, QLDC July 2020



In contrast, our research has identified fewer than 100 residences within 12 km of
CIAL’s proposed airport near Tarras.

The rural suburb of Queensbury sits equidistance between the Wanaka and the
proposed Tarras Airports but, crucially, is directly in line with Wanaka Airport’s
runway while it sits 6 km to the side of the proposed Tarras runway and flightpaths,
further than Arthurs Point is from the Queenstown Airport. The residents of
Queensbury would likely be less adversely affected by aircraft noise from the
proposed CIAL location than they would from QAC’s proposed dual airport model that
would have jet flights operating from Wanaka Airport.

The Pisa Moorings community is outside the 12 km radius, some 15 km from the CIAL
property boundary, while the distance to Cromwell is 23 km, just 8 km closer than it
is to Queenstown Airport. Given that Queenstown Airport flight protocols require jet-
aircraft approaches to route via Cromwell and the Kawarau Gorge, there would be

G
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Figure 21 — The airport’s 12km impact radius on environment and population centres
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little in the way of noise difference to Cromwell whether the aircraft were destined

for Queenstown or CIAL’'s proposed site near Tarras.

The closure of Queenstown Airport for all but helicopters and passenger drones, and
the transfer of all scheduled domestic and international flights to CIAL's proposed

new airport near Tarras would be profoundly better use of the district’s resources.

Firstly, it would massively reduce the adverse impacts of aircraft noise on the greatest
number of people and communities. As well as removing the jet and fixed-wing GA
noise from the Wakatipu Basin, it would also eliminate any need to introduce
scheduled jet services to Wanaka Airport, as would happen with the dual airport
model promoted by QAC and QLDC. The adverse noise impacts on those living within
12 km of a jet airport would reduce from 123,000 people affected to only about 350.

Some argue that such plans would be totally unfair for those who live near Tarras, as
currently they have no airport at all and don’t want one foisted upon them. We
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understand this concern and empathise with those affected. But to have this be the
reason to refuse a Tarras option and stick only with QAC’s dual airport model would
be to ignore the far greater new adverse impacts that QAC’s plans would have on the
many thousands of people living near the Queenstown and Wanaka Airports.

Relocation of Queenstown Airport to a single site —one more remote from population
and in an area with less dramatic and economic environmental value — would have
much less adverse noise impacts on the region’s communities and high-value
environmental resources.

Jet-aircraft noise is not the only issue. Next, we discuss the real and opportunity
costs.

Opportunity cost

Opportunity cost identifies the lost benefit of alternative outcomes once a decision is
made. It is a powerful tool to help evaluate alternative options.

A jet-airport on Frankton Flats has substantial financial, environmental and social
opportunity costs. This is in dramatic contrast with the proposed airport site near
Tarras, which has little opportunity cost.

Financial opportunity cost

Our previous analysis in the ‘New land costs’ section of Chapter Six beginning on page
61 highlights the difference in the value of Queenstown Airport land relative to other
land on Frankton Flats.

Most of the land values in Remarkables Park to the south of the airport and
Queenstown Central to the north has QV values listed on QLDC’s property database
in the range of $700 per m? to $1000 per m2. In contrast, Seagars Registered Valuers
and Property Advisors'*®® assess most of the airport’s land at just $34 per m?. This

150 Seagars valuation report for QAC annual accounts, 30 June 2018
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shows that the airport land would provide 30-times more value to our district if it

were instead used for urban development.

In most cases these financial opportunity costs are unavoidable because airports are
essential connectivity infrastructure and usually cannot be moved. This is the case,
for example, with Wellington Airport. In our case, however, the scheduled jet services
that currently rely on Queenstown Airport could be easily routed to CIAL’s proposed
new airport near Tarras within 10 or 15 years.

The MartinJenkins socio-economic analysis found that a new regional airport would
generate greater prosperity and employment for the region than retaining scheduled
jet services at Queenstown Airport. From this we can conclude that relocating these
services to CIAL’s proposed new site near Tarras would have at least as good
economic benefit for our region than retaining Queenstown Airport in Frankton. The
opportunity cost between those two options would be negligible.

By then, however, the inflation-adjusted value of urban land in Frankton could easily
be double what it is now, with the financial opportunity cost of retaining the airport
in Frankton becoming 60-times more than the alternative high-density urban use.

In contrast, the opportunity cost of rural farmland near Tarras is small. Farm sales in
Otago for the 3 months to May 2019 averaged $1.67 per m? (516,879 per hectare).
Developed dairy land, the most expensive, was $3.74 per m2. So, the average $6.43
per m? paid by CIAL represents a premium price paid to the landowners. Far greater
value could be generated by using this land for an airport that could ever be achieved
farming.

Environmental opportunity cost

Chapter Eleven beginning on page 96 focuses on environmental impacts. The analysis
presented there shows the tremendous environmental benefits that would flow from



the closure of Queenstown Airport (to all but helicopter and passenger drones) with

the opportunity then for high-density urban development of Frankton Flats.

The development of Frankton Flats into a joyously liveable urban campus to
accommodate at least 30,000 residents and explicitly designed to suit those working
in high-value knowledge enterprise would have enormous environmental benefits for
the district. These are detailed in Chapter Eleven, but stem from the six threads
below.

High-density urban construction would substantially lower emissions and
carbon footprint per person compared with the same population spread in
suburban developments throughout the Wakatipu Basin.

High-density urban lifestyles also generate significantly lower emissions per
person with, among other things, less use of private vehicles, shorter
commutes and less road and parking construction.

Economic diversification to non-tourism, high-value, knowledge-based
enterprise is the most powerful way to reduce the district’'s future
dependence on long-haul air travel. But to be substantial and long-term, this
would require the concentration of talent only possible through the high-
density urban development of Frankton Flats.

Far more fuel-efficient flights, with as much as 7% reduction of emissions
per flight and significantly more emissions reductions per passenger, is
possible from CIAL’s proposed Tarras site than is possible from Queenstown
Airport.

Vehicle emissions would be significantly reduced, as explained in the section
‘Vehicle emissions’ beginning on page 97.

Less emissions from airport construction. This seems counterintuitive if a
new airport is to be built, but QAC’s dual airport model proposes more new
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construction than would be needed at a single central site, as explained in
the section ‘Comparative construction costs?’ beginning on page 60.

Our environmental analysis shows there would be considerably more adverse
environmental impacts and greater harmful emissions if Queenstown Airport were
retained in Frankton.

The environmental opportunity costs of retaining Queenstown Airport in Frankton
are greater than the alternative. Environmental resources would be far more
effectively used if Frankton became a high-density urban campus and jet air services
were rerouted to the proposed new airport near Tarras.

Social opportunity costs

There is an increasing body of research showing that suburban sprawl undermines
social connectivity, community engagement, personal vitality and individual
happiness. This is detailed in Chapter Sixteen beginning on page 120.

Such social costs would be even more pronounced in this district if the population
continued to grow to the equivalent size of Nelson or Dunedin without developing an
urban centre. The distributed suburban malls common in America offer far less social
cohesion than the clustered urban centres more typical in Europe.

Conclusion

Any strategy that retains Queenstown Airport in Frankton would increasingly degrade
Wakatipu’s outstanding natural environment, Queenstown Lake’s principal resource.

It would also force the spread of urbanisation across the Wakatipu Basin, with all its
attendant inefficiencies and adverse impacts.

Only the relocation of the airport together with the urban densification of Frankton
Flats, offers an alternative to these concerns. It would allow the most efficient use of
all the district’s resources while having the least harmful impacts on the environment
and community.



Relocation of domestic and international scheduled services to CIAL’s proposed

airport would substantially reduce net negative effects on the region’s resources
while enhancing the capacity and economy of Central Otago, reducing the resource
pressure on hotspots and developing opportunity for underused resources in the
region.

Council would better provide for the “prudent stewardship and effective and efficient
use of its resources” if, over the next 10 years, it helped plan a high-density urban
campus on Frankton flats and the relocation of scheduled flights to a new regional

airport.
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More to come

Thank you for reading this far, you're about halfway through this report. This first part is still in draft form, which is
why distribution remains limited. The next chapters need more work before we are prepared to share them. The
topics they cover include:

Environmental impacts

Resilience

Housing affordability

Community perspectives (including Tarras and Cromwell)
Network effects (transport emissions)
Airport safety

Emergency preparedness

Frankton — opportunity or loss?
Process and timeframes

Equity (fairness)

The knowledge wave

The Spatial Plan

Redesigning Frankton

Common objections

Airport scenarios

Law governing QAC

We expect the full report to be available by June 2021. It will already be clear from what you have read that CIAL’s

proposed airport near Tarras could be a great opportunity that warrants serious investigation.
The following two chapters give a hint of what’s to come.

We hope that you will join our call for Queenstown Lakes District Council to thoroughly investigate these opportunities
and for Central Government to take a lead role in assessing and coordinating the best outcome for our region and

New Zealand.
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Chapter Seventeen

Airport safety

ZQN is the least safe airport in NZfor scheduled passenger
services

The risk of a serious aviation accident at Queenstown Airport presents a significant
economic risk to the region and the country.

Queenstown Airport is certified by the CAA to operate as an airport for domestic and
international scheduled jet services and it does just meet the bare minimum safety
standards required for an international airport. It should be acknowledged, however,
that safety is not an absolute, and that Queenstown Airport sits at the highest risk
end of the safety spectrum for the operation of scheduled commercial jet aircraft.

These high risk factors include a minimum length runway, minimum legal RESA zones
at just 90m instead of the industry standard 240m, difficult wind conditions at the
confluence of three mountain valleys which causes turbulence and wind shear,
challenging topography with numerous obstacles penetrating the approach slays,
challenging weather conditions, including the potential for aircraft icing and a high
level of general aviation traffic.

Queenstown Airport's proximity to the alpine divide manifests difficult mountain
weather as easterly travelling depressions push against the Southern Alps. Severe
turbulence, downdraughts and wind shear can be experienced within the
Queenstown basin. Runway conditions can change rapidly with snow, slush or ice.
Snow showers can cause rapid reduction in visibility. Under certain climatic
conditions aircraft can be subject to icing which can range from mild to severe. A
pilot’s normal reaction to icing, depending on the severity, is to quickly reduce
altitude to a typically warmer environment. This evasive manoeuvre generally cannot
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be carried out in Queenstown airspace
due to the proximity of mountains,
meaning that iced aircraft generally
have to stay in the icing zone which
dramatically increases risk to the aircraft
and passengers.

These hazards cause greater restrictions
on aircraft operation with airlines
applying special Queenstown rules that
are more conservative than the aircraft
manufacturers’ certified limits.
Restrictions such as a reduction of
permitted crosswind tolerance, down
from 40 knots to 25 knots (80km/hr to
50km/hr) and permitted tailwind
tolerance reduced from 15 knots to 5
knots (50km/hr to 10km/hr). Flight
paths are adapted to be steeper than
standard decent rates and significantly
steeper climb rates on take-off. All
airlines require that only the Captain
rather than co-pilot must control the
aircraft for take-offs and landings at
Queenstown, and Captains must have
completed  training  specific  to
Queenstown Airport before being able
to operatein it.

While in time there may be incremental
improvements, the essential profile of
the restricted size of the Frankton

RESTRICTED

Queenstown Rules
for
Airbus A320

and

Boeing 737

Maximum crosswind
permitted is reduced from 40
knots to 25 knots (80km/hr
to 50k/hr)

Maximum tailwind permitted
is reduced from 15 knots to 5
knots (30km/hr to 10km/hr)

Only the Captain can control
the aircraft for take-off and
landing

The Captain must have
undertaken specialist training
specific to ZQN operations




location within its mountainous terrain will always pose challenges to safety.

Just as when a 1960’s car with its solid chassis and diagonal seatbelts passes its
warrant of fitness and is certified safe to drive on New Zealand roads could never be
as safe as a modern vehicle with its ten air bags, designed crumple zones, anti-
intrusion side reinforcement and a host of active cameras and monitors that help
avoid accidents, the CAA certification of ZON does not make it as safe as today’s
travelling public have a right to expect.

Queenstown Airport will forever risk the potential that one serious accident could
cause immediate restrictions placed by CAA or ICAO, or to have negative advisories
issued by IFALPA, NZALPA or any other agency to substantially impact the airport’s
daily operation and ongoing viability.

This poses a major and continuing risk to the local and regional economies.

Minimal sate runway length

Queenstown Airport's 1,777m runway is at the shortest length for narrow body jet
aircraft.

Runway Emergency Safety Area's (RESA) are located at each end as a safety buffer in
case of a runway 'excursion' - when an aircraft undershoots or rolls off the runway.
The industry standard for an international airport RESA's length are 240m at both
ends of the runway. Queenstown Airport has the minimum allowed RESA at just 90m
at each end.

The rapid drop off in the terrain at both ends amplifies this risk, both in making it
more challenging for pilots to access their approach and in the event of an
undershoot or roll-off.

175 Stuff, Aug 2017
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There appears little prospect that the Queenstown Airport RESA lengths will ever be

extended. To the west this would require extending the runway towards Lake
Wakatipu, with the required earthworks overlaying homes in Ross and McBride
Streets and Lake Avenue, plus a new underpass and bridge for where it would cross
State Highway 6. To the east it would require massive earthworks extending into the
Shotover River, plus an underpass for Hawthorne Drive.

This creates a risk for Queenstown Airport that an incident here or elsewhere could
force it to shorten the runway area by designating part of it as RESA. An accident
where these minimal runway lengths is a major contributing factor could end jet
services into Queenstown, as has been reported in the medial”.

QAC has presumably assessed the cost-benefit trade-off for investment in
infrastructure risk mitigation measures to reduce the hazard of an end of runway
excursion. A problem with this, though, is that the financial costs that result from an
excursion event fall 90% on the Airline, with only 10% impacting the Airport*’®. The
financial costs would also have a substantial impact on our broader tourism economy.
In addition to potential reduction in tourist demand, the event might cause
immediate restrictions placed by CAA to restrict operation of Queenstown Airport
until improved infrastructure is commissioned, cutting flights for months or years.

This situation where the Airport must carry the full cost of risk mitigation
infrastructure while only receiving a small portion of the potential benefit of reducing
the seriousness of an accident is a market failure. If the potential loss to our local
economy is like the cost impact on an Airline, then Queenstown Airport will under
value risk mitigation costs by a factor of 20 times. In this situation, even a well-
managed Airport will always under invest in risk mitigation.

A jet airline Captain familiar with Queenstown Airport assessed that it was not a
question of “if” a runway excursion might occur, but “when”.

176 Estimated Cost-Benefit analysis of runway severity reduction, J.N.M van Eekeren, Jan 2016



Relocation of the airport would resolve this problem.

Civil Aviation Authority Reports

Our research has uncovered numerous incidence reports related to flights arriving to
or departing Queenstown Airport, some of which make harrowing reading.

These reportst”’

obtained under the Official Information Act for Queenstown Airport
cover the period January 2015 to July 2019. With close to seven hundred incidents
reported over this time, they average more than 12.5 per month or more than one
every three days. They include incidents of wind-shear, icing, proximity to other

aircraft, near collision, EGP warning system activations and many more.

We also note that Queenstown Airport has been consistently singled out by the CAA
for mention in its annual reports when these same reports have made no mention of
in-air safety concerns at any other airport in New Zealand during the past decade.

The last 10 years show a clear trend of increasing concern in the CAA annual reports
regarding safety at Queenstown Airport, as the following extracts testify.

CAA Annual Report 2012

“We have conducted a comprehensive risk review of air transport operations at
Queenstown to help guide the Authority’s regulatory approach to operations at this
aerodrome.”

CAA Queenstown Airspace Classification Review 2014

“Given that there are now significantly more passengers in the (Queenstown)
airspace at any one time than ever before and greater numbers of aircraft than
before, the exposure risk of passengers to an airspace safety occurrence has
increased markedly.”

177 Queenstown Occurrence Data, CAA, Aug 2019
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CAA Annual Report 2015

“The current air surveillance system supporting the air traffic management system is
operated by Airways. It consists of primary and secondary radars and a
multilateration system based in Queenstown. The current radar system will be at the
end of its life by 2021.” (FYl - Multilaterationis a navigation and surveillance
technique based on the measurement of the times of arrival of radio waves having a
known propagation speed).

CAA Annual Report 2016

“Queenstown airspace has a variety of flying activities, mountainous terrain,
changeable weather and a high density of traffic; all of which create a challenging
operational environment with an increased potential for an accident to occur.” The
key phrase | wish to emphasise from the 2015/2016 extract is “high density of traffic”.

CAA Annual Report 2017

“Queenstown Operations — We conducted a gap analysis of the effectiveness of
current controls, created a stakeholder plan and engaged with stakeholders to
precisely define the risks associated with Queenstown operations. Pleasingly, there
were no major safety occurrences during the year, and analysis determined that
current controls are effective.”

“The mountainous terrain, changeable weather and high and constricted density of
traffic make Queenstown a challenging area to fly. As such, there is increased
potential for accidents to occur.”

CAA Annual Report 2018
“Aviation accidents in the Queenstown area have the potential to damage New
Zealand'’s reputation for safe and secure skies, and as a tourist destination, as well as
incurring unnecessary social cost.”



“Queenstown air space has a variety of flying activities, mountainous terrain,

changeable weather and high-density traffic — all of which create a challenging
operational environment with increased potential for accidents to occur.”

CAA Annual Report 2019

“Aviation accidents in the Queenstown area have the potential to damage New
Zealand’s reputation for safe and secure skies, and as a tourist destination, as well as
incurring unnecessary social cost.”

Safe alternatives available

The local and national economic dependence on tourism and the importance of
Queenstown and Wanaka as its principal centres suggests that the negative economic
impacts of a major accident at Queenstown Airport would be devastating.

Given the recognised and documented high risk and safety concerns for Queenstown
Airport, and the knowledge that a substantially safer alternative location could be
available within ten years, it raises the question of what is the acceptable level of risk
that could be avoided. In the event of a major accident, QAC and/or Council legal
liability could be pursued by any of the affected parties.

would suggest that the level of risk is already unacceptable.

Conclusion

From the perspective of safety, CIAL’s proposed airport near Tarras would be
substantially safer than Queenstown Airport, with greatly reduced risk factors.
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Chapter Eighteen

Emergency preparedness

Queenstown is in earthquake countfy. How can we evacuate
100,000 tourists when disaster strikes?

The Christchurch and Kaikoura earthquakes have heightened awareness of natural
hazards in our region, amplified by research indicating we are overdue for a
catastrophic quake along the Alpine Fault.

As a major resort, Queenstown must retain the capacity to evacuate people en masse
when such an event occurs. With the potential closure of both our Kingston and
Kawarau Gorge access roads, air transport must be a cornerstone of our emergency
preparedness.

Queenstown Airport currently fulfils this essential role. As such, it is listed as a Lifeline
Utility in the Civil Defence Emergency Management Act 2002178, which means it must
ensure that it is able to function during and after an emergency'”°.

But this requirement for a runway during times of emergency and the current
designation of ZQN as a Lifeline Utility are not obstacles to the relocation of
Queenstown Airport, as explained below.

Emergency runway

The essential capacity to be able to airlift many thousands of people daily from
Wakatipu Basin, is not a block to the relocation of Queenstown Airport.

178 part A, (5) of schedule 1, CDEMA 2002

Page 126 546

Singapore, Germany and Sweden are just some of many nations that that designate
sections of roads and motorways for use by military aircraft. Australia designates
numerous sections of highway for civilian and commercial aircraft. In most cases,
these road sections are signposted, have appropriate runway marking and
incorporate aircraft pull-out and turning bays at the ‘runway’ ends.

Something similar could be done with the Ladies” Mile straight that sits in the middle
of the Wakatipu Basin. It would be an easy matter to transfer this Lifeline Utility
designation from Queenstown Airport to this section of State Highway 6.

With a useful 1,700m of flat straight strip and clear flight paths, it could be designed
to meet the requirements of the Royal Australian Air Force’s C-17 or the Royal New
Zealand Air Force’s C-130Hs.

Ladies” Mile /

1,700m emergency runway

SOURCE: GOOGLE EARTH

Ladies Mile from Stalker Road to McDowell Drive is one-and-a-half times the length
required for the C-17. That aircraft's capacity to use backcountry, even unsealed

179 Section 60, CDEMA 2002




runways, and its multiple wheels to spread load means upgrading the roadway as an

emergency backup would not be challenging.

The additional costs would be relatively minor, and construction could be
accommodated through progressive upgrades over the years before the airport was
finally relocated. The key would be with design and planning to ensure that
appropriate setbacks are put in place as part of the district plan. This could be
achieved as part of rezoning applications or through use of the Public Works Act.

The widened zone would provide an enhanced transport link for the Wakatipu road
network and entrance for the district. Power and telecommunications services would
be underground. New tree planting could be located at the outer limits of the
widened setback to allow the removal of existing trees and hedgerows, with the extra
width landscaped to provide a beautiful entrance to the district.

Streetlights at the intersections and road signage could be designed to be hinged,
allowing them to be easily lowered flat to the ground during emergency use or
training exercises. Roundabouts at intersections could be constructed in modular
form (think pizza slices), enabling them to be easily towed from the roadway by any
large vehicle during a civil emergency. The roadway could be widened and aircraft
turning circles installed at each end. The roadway shoulders, berms, longitudinal
drains and culverts could be engineered to be flush to avoid hazard for landing
aircraft.

The $S90 million funding announced by Prime Minister Jacinda Ardern on 28 January
as part of the government’s infrastructure package could offer a first step to realising
this opportunity. With the intersection of Ladies Mile and Howards Drive among the
specific works identified, and with construction not expected to begin till late 2021
or 2022, there is ample time to design and engineer a removable roundabout that
would enable the road’s use as an emergency runway. This example further
demonstrates that, if planned over a ten-year timeframe, much of the cost of
conversion could be absorbed into regular maintenance and upgrades, so need not
be excessive.
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Figure 22 — Ladies Mile setbacks already mostly in place
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EXISTING DESIGNATIONS ALREADY RESTRICT BUILDING FROM 75M NORTH AND SOUTH OF STATE HIGHWAY 6 ALONG

LADIES MILE, AS SHOWN BY THE BLUE DIAGONAL HASHED DESIGNATION IN THE OPERATIVE AND PROPOSED DISTRICT

PLAN. SOURCE: QLDC ONLINE MAPS.

As shown in Figure 22, the District Plan is already well placed to enable this
emergency runway. Designations that restrict building already extend 75 m into the
properties located to the north and south of Ladies Mile (see blue hatch in Figure 22).
The only section still needing such designation is in front of the Queenstown Country
Club retirement village, and this existing development has been set well back from
the road.

It is essential that these building restrictions remain in place. Ladies Mile is a major
transport conduit into the Wakatipu and, apart from its potential as a civil emergency
runway, it must retain the capacity to install bus lanes and even light rail in the future.

With proper management, the use of Ladies Mile as an airstrip during a civil
emergency would still allow free traffic flow throughout the district. The Lake Hayes
Estate and Shotover Country subdivisions could have managed access through the
western roundabout of Ladies Mile to Shotover Bridge or Lower Shotover Road.
Similarly, traffic from the Shotover Bridge could be managed through the same
roundabout into Lower Shotover Road. Future subdivision of the land to the north of
Ladies Mile could include secondary road access to Lower Shotover Road. During the



period that it is used as an emergency runway, a good management system could
also enable regular or scheduled vehicular access to the Ladies Mile road if this was
needed.

Using such an approach, it's clear that the need for an emergency capability to
evacuate large numbers of people by air from the Wakatipu is possible without having
Queenstown Airport located in Frankton.

For example, Royal Australian Air Force C-17s (pictured) undertake training flights at
Queenstown Airport. The C-17’s massive load capacity, ability to handle short
runways (1,070m), cope with rough and unsealed strips and turn on a dime make it
an important part of evacuation plans.

C-17 GLOBEMASTER Il

C-17 Globemaster 111

The eight Royal Australian Air Force C-17 aircraft (pictured) train as part of New
Zealand disaster preparedness.
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This large transport aircraft specialises in short take-off and landing (STOL) and can
operate on runways from 1,064 meters long and as little as 18 meters wide.

With the ability to reverse their jet engines, they can three-point turn at runway's
end.

Lockheed Martin C-130J-30 Super Hercules

Five new super Hercules transport aircraft are to join the New Zealand Air Force in
2024-2025. Their high wing and 945 m landing roll ensure they could easily operate
from a modified Ladies Mile.
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HOPPER Jason

Kelvin Heights

Q. lam aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

There appears to be limited fresh ideas for alternatives to the Masterplan - with no
apparent consideration for a 'reset'.

There doesn't appear to be much consideration for the possible alternative airports
(Tarras and Wanaka) and what this means to Queenstown airport. What about
consideration of what would be used for Frankton Flats if the Qtn airport was no
longer (eg if government intervention led to Tarras being the district airport). It
appears that the QLDC regard the Qtn airport as a given, and growth is inevitable.
Does it need to be development-led, with the airlines leading the charge to more air
traffic movementse Personally | find it disappointing the way the airport and traffic
has been left fo grow reasonably unchecked.

Finally the acknowledgement of an extra '17,000 new homes in the aread'is surely
going to have an impact on the Wakatipu basin being an iconic destination. |
question the sustainability of these divergent objectives.

Q. Please describe the reasons for your position:

Q. Please let us know if you have any further comments:
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HOWARD Andrew

lgnite Wanaka

Wanaka

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Via email;

Ilgnite Wanaka supports the submission of Nick Page. Continuous underestimation of
growth in the Upper Clutha presents a real risk to businesses here. Good infrastructure
investment will be critical over coming years and this plan will not support that. We
understand that predicting future growth is challenging but using historical growth as
a minimum would be the safer option as everything we see points to accelerating
growth over the coming 10 years.

Q. Please describe the reasons for your position:

As above

Q. Please let us know if you have any further comments:

As above
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JERRAM David

Jacks Point (includes Coneburn and Homestead Bay)

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

Q. Please let us know if you have any further comments:

Q. If you have a pre-prepared submission, you can upload it

below. Please note that we can only accept .docx files.

Additional documents or PDF files can be emailed to letstalk@qldc.govt.nz Please write
"draft Queenstown Lakes Spatial Plan submission" in subject header.

The spatial plan consultation 1.4.21.docx
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Submission on Draft Queenstown Lakes Spatial Plan and associated
Scenario Analysis Report

| agree with much of the written analysis contained within the draft plan, in particular that
concentrating on settlement patterns. | have listed some of these areas of agreement as an
addendum to this submission.

Much of the content of the Draft Spatial Plan is admirable in its goals.

However, in two fundamental ways the Spatial Plan fails to provide a sustainable answer for the
development of the Wakatipu Basin.

Through the assumption that Queenstown Airport will remain in its current location, the
plan fails to analyse the substantial changes to development patterns that would arise
should that not be the case. The report simply makes the assumption the airport will remain
in Frankton and the proposed QAC Dual Airport (including Wanaka) will proceed.

This is despite the fact that the Dual Airport model relies on increases to the Queenstown Air
Noise Boundaries and the introduction od jets to Wanaka airport. Both these are very
strongly opposed by their respective communities.

While the report mentions the CIAL Tarras airport proposal, it neglects to consider what
impact this could have on Queenstown, or on its options for development. That QLDC/QAC
desire the airport to remain in Frankton may well be irrelevant if the CIAL Tarras airport is
built because ZON could then prove to be uneconomic and ultimately ¢lose due being
unable to justify its economic existence in view of land values for alternative uses. Yet the
results of such a change, which would substantially negate the Spatial Plans’ propesed
settlement pattern in the Wakatipu basin, have not been considered.

In failing to consider an alternative airport scenaric, the Spatial Plan ignores the QLDC
commissioned Martin Jenkins report which concludes that, in the long term, a new
greenfields airport, (such as Tarras), will produce the best economic and preductivity results
for the region.

Were the airport not in Frankton, the opportunities for development to cope with all
Queenstown’s projected growth would be completely obvious. 157Ha of flat, sunny land
close to schools, businesses, recreational facillties, health facilities would enable a
development that would meet all the aspirations of the Spatial Plan.

Because the removal of ZON would completely alter the development options for the
Wakatipu basin it is inconceivable that an altemnative development scenario based on this
scenario was not at least considered and analysed.

The Spatial Plan has proposed a settlement pattern that relies heavily on public transport.
The reason for this is, if the airpert remains in Frankton there are few other options for
settlement. However, simply accepting this avoids questioning whether the significant
disadvantages of the proposed settlement pattern for the region caused by the airport
location should in fact be the determinant of such a pattern, The airport is dictating
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inefficient, non-sustainable development when there is realistic alternative, which this Plan
doesn't examine.

The Spatial Plan is substantially based around development patterns that require substantial
provision offuptake of public transport systems. The plan proposes intensifying
development along transport corridors on the premise that doing so will enhance viability of
public transport, make public transport more available and thus remove private cars from
the roading system. It is suggested that the roading system will then be able to cope with
the intensification of development and growth in the Wakatipu Basin, {although the issue of
the capacity of the Shotover Bridge isn't addressed).

While such intensificatisn/transport patterns on main arterial routes are desirable in many
cities, the report fails to understand that such a system will not work in the Wakatipu Basin.
This is because of the particularities of the roading network and usage in the basin which are
entirely different to those in cities where such systems do work. The report incorrectly
assumes the solution to a problem in a typical city will also be the answer in Queenstown,
when in fact Queenstown is an entirely different problem.

The principle that is applied may be realistic in normal cities. But Queenstown isn't a normal
city,

Cities usually have main arterial routes as fingers which are interlinked between by webs of
streets. Those streets provide aliernative routes and routes for cross traffic connections
between the main arterials,

Such a pattern doesn’t exist in Queenstown. The roading pattern that exists is essentially
solely a series of rain arterials with no interlinking because interlinks are prevented by
geographical features.

Therefore, even assuming locals can be persuaded out of their cars and onto public
transport, these main arterials still have to cope with;-

Tourist and airport traffic (the Flan anticipates 90,000 visitors at the peak of summer 2031).
Service vehicles

Trade vehicles

Intercity transport links

The main arterial routes around which intensification is to take place are also state highway
connections from north of Queenstown through to Te Anau and Invercangill and to
Glenorchy.

The problem is exacerbated by the use of Cromwell and Kingston as satellite towns. Essential
car transport must travel these main arterial routes, amplifying the problem. As the Spatial
planitself points out, “Many residents travel between Cromwell, Wanaka and Queenstown
for employment, and Cromwell is and increasingly important distribution hub for freight and
businesses serving Queenstown Lakes.”

Thus, the plan to intensify development along these main arterial routes exhibits a
fundamental misunderstanding of how the particular roading/transport system will operate
in the Wakatipu Basin.
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While cities such as Christchurch are spending millions constructing a bypass around the city,
this plan proposes the exact opposite, constriction of the main arterials and through routes
by the inmtensification of development around them.

Further explanation of this issue is shown in the diagrams below.

Moscow. A typlcal city plan, with main arterials interlinked with a web of streets between them.

The importance of interdinking streets is made clear in the following excerpt from the paper by Lee,
M., Barbosa, H., Youn, H. et of. Morphology of travel routes and the organization of cities. Nat
Commun 8, 2229 (2017)

“The networks of streets and roads are the primary facilitators of movement in urban systems,
allowing residen®s to navigate the different functional components of a city. Since navigability is a
key ingredient of socic-economic activity, street networks represent one of the key [if not the most
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important) infrastructural components. In particular, the utilization of street networks captures the
complex interactions between people, and the flow of goods and services in urban systems.
However, there is relatively limited understanding of this facet as existing macroscopic or
microscopic measures are not able to fully capture its properties and assoclated effects.”

This lack of street networks in Queenstown is what makes the proposed development pattern
impractical.

Refer to Draft Spatial Plan; Map 7: Wakatipu- Spatial Elements

Note the difference in settlement pattemn for Queenstown versus Moscow. While obviously the
cities are of entirely different scale, intensification along arterial routes into Moscow will work
because of the interlinking web of cross connections, but none of these exist in Queenstown.

Queenstown is being forced into this settlement pattern because there is no alternative if the airport
remains inits current location,
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Note; The Main Centres option map/diagram illustrates Frankton flat developed entirely as a centre
despite the airport comprising the majority of the land. In the proposed scenario this centre could
never exist, because the airport uses most of this land, or compromises alternative uses there
through restrictive air noise boundaries.
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This diagram illustrates the main arterial roads which run through the Wakatipu basin and how the
proposed settlement pattern intensifies development and congestion along and around them. There
are no alternative routes for cross traffic which is why densifiation along these routes will inevitably
be problematic.

Of concemn is the anticipation that by 2028, 40% (and by 2048, 60%), of all trips between Frankton
and Queenstown Town Centre at peak times if the high levels of congestion and major delays are to
be avoided. While this may be possible for local trips, this won't be possible for airport, services,
tourist and through traffic. This makes clear the need for an altemative settlement model that will
avoid loading the roading system.
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As well as ignoring the issue of the airport and the constraints it imposes on the basin, the Spatial
Plan also glosses over;-

The capacity constraints of the Shotover Bridge.

The need for, and locaticn of, a new hospital (a difficult location problem with the airport in
existence, left far others to resolve).

The extent of, and provision of land for, business development for a truly diversified economy.

Looking at future Urban Areas, the plan suggests that those future urban areas will provide space for
business activities and employment. Given that the only new urban areas proposed are essentially 5
Mile intensification, Coneburn and Ladies Mile, this will be an inadequate prowision of space for the
extent of businesses needed to fully provide a diversified economy. Further, businesses thrive in a
concentrated centre, rather than being dispersed amongst a number of suburbs.

Summary

The faults in this Flan are as a direct result of the failure to objectively evaluate what settlement
options would be available if the airport land were to become available, and whether the
advantages of those would owtweigh others perceived to exist by having the airport remain,

The proposed settlement pattern for the Wakatipu Basin will completely constrict the main arterial
routes with no alternatives available.

In addition, the proposed Plan provides no centre large enough to support a truly diversified
economy. Businesses dispersed within a strung-out lineal development pattern aren’t sufficient for
the extent of diversifiation that is needed.

Request for further investigation

Before being locked into such an unsustainable development pattern, | ask that we be presented
with an impartial assessment of 3l| settlement alternatives. le. Those without arbitrarily imposed
restrictions such as the current airport remaining in Frankton. Such an assessment should include an
impartial evaluation of development options should the airpert he relocated. Such an alternative
should show Frankton as the true centre of the Wakatipu Basin, as inferred by Map 7, (but actually
unachievable with the airport in its’ current location).

| also ask that detailed traffic analysis be carried out by independent experts in land transport to
determine whether the certain congestion caused by the proposed intensification can be sufficiently
mitigated by changes to public transport. At present the entire Spatial Plan in the Wakatipu Basin
depends on what is, at the moment, a guess. If this guess is wrong then the whole plan is
unworkable.

Yours faithfully

David Jerram

BSc., BArch., FNZIA
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Addendum
Aspects of the Spatial Plan which are important and with which | agree.
Cutcomes:
Consolidated growth and more housing choice.
Well designed neighbourhcods that provide for everyday needs.
A diverse economy where everyone can thrive.
Strategies:
Increase density in appropriate locations.
Improve housing diversity and choice.
Provide more affordable housing options,
Ensure land use is concentrated, mixed and integrated with transport.
Create well connected neighbourhoods for healthy communities.
Diversify the economy.
Make spaces for business success.
Urban Growth Agenda Objectives:
Improve housing affordability, underpinned by affordable urban land.
Improve choices for the location and type of housing.
Improve access to employment, education and services
Assist emission reductions and build dimate resilience
Enable guality built enwironments, while avoiding unnecessary urban sprawl.

Public feedback with regard to Building Comrunities, “highlighted the need for well-designed
affordable housing options and neighbourhood spaces for the community to connect. There is a
view that growth eould be managed by increasing densities within urban areas. There was also
strong support for communities to become more self-sufficient with schools, parks, public and active
transport and improved community facilities such as healthcare, libraries and cultural spaces being
prioritised.”

Under "Wakatipu — implications for urban development.”

Restraints to urban expansion are noted as being;-
The town centre being restrained by topography, geotechnical and heritage values.
There are topographical constraints to Frankton Road.
There are Air Moise Boundary constraints in Frankton

(Note than none of these would be relevant if the airport did not exist).
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The report eorrectly points out that “Much of the recent growth in Queenstown has occurred
incrementally, with decisions on land use not always considered from a longer-term strategic
perspective.”

“In addition, the dispersed settlement pattern is increasingly expensive to service, .... Poor road and
pedestrian connections between new development and lack of scale mean some residents have
poor access to local shops and social infrastructure.”
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JESSUP Brenda

Albert Town

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Lots of well meaning words not backed up with good information or well thought out
planning.

Q. Please describe the reasons for your position:

The plan is for further growth with no specific need to consult with local communities.
Concern for the environment has never been higher and this needs to be at the
forefront of all decisions by our council. Since moving here in 2001 | have seen the
growth in the area drastically affected the environment.

Q. Please let us know if you have any further comments:

We do not want airport development in Wanaka, or Tarras.
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JONES Philippa

Albert Town

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

The planning documents do not genuinely address issues of over-tourism and how to
achieve sustainable destinations both for visitors and residents.

Long term strategic planning for Wa naka must take climate costs and community
desire to manage visitor numbers into consideration.

Q. Please describe the reasons for your position:

QLDC is not genuinely taking residents' concerns seriously.

Q. Please let us know if you have any further comments:

| am critical of the way Wanaka is headed: too much growth, too many tourists,
freedom campers, vehicles.
| would like to see more bike routes since | rely on active transport.
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KANE Allan

Luggate
Q. lam aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neutral

Q. Please let us know your comments or feedback:

Insufficient credence is given to protecting our open pastoral landscapes in the
Upper Clutha.

These landscapes are one of the main defining features of the Upper Clutha and
one of the key values that many in the community hold dear. The views of these
particularly from the major access points in to the district are important for both
visitors and locals alike. They are in danger from inappropriately sited dwellings and
buildings and lifestyle subdivisions and greater protection should be afforded them.
While the plan indicates the boundaries for the smaller settlements the spread of
lifestyle subdivisions seems to have little control.

No provision appears to be made for the protection of high quality soils from urban
sprawl or deterioration. Given the very limited amount of these in the area and the
stated need to diversify our economy for which these could play a major part this
would seem a significant oversight.

No thought appears to have been given to controlling the rate or amount of growth
in the Upper Clutha. Rather the emphasis seems to be on catering for whatever
growth happens. Given the widely held belief in the Upper Clutha that many of the
values that we hold dear are being threatened by current growth rates more
emphasis should be given to limiting the rate of growth and protecting those values
rather than just catering for whatever growth is expected to happen.

One way of doing this is to limit access to the area. | am strongly opposed to allowing
a jet capable airport to be developed in the Upper Clutha for this reason.

More emphasis should be given to ensuring the visitors that do come are high value
ones that do not have too big an impact on our environment and are prepared to
pay for it.

| am opposed to freedom campers being allowed in the Upper Clutha for this reason

Q. Please describe the reasons for your position:

As above
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Q. Please let us know if you have any further comments:
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KOLB deborah

Wanaka
Q. lam aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

| am in fotal agreement of what WSG, of which | am a member, has to say in it's
submission:

1. Listen to your communities. QLDC must start putting its people first: the views and
wishes of

the community you serve are paramount, and you must engage in active listening
(including real

consultation) and act on it in good faith.

2. Revise your population growth projections to reflect realistic population growth
rates. Councll

should commission realistic figures and sources produced separately for each of
residential

population growth and visitor population growth across the district, with figures
separated out

for the Upper Clutha community. These figures should be clear, easy to understand
and well

referenced.

3. Plan for a reset for sustainable tourism. Recognise that Council has a part to play in
managing

tourism growth and that your planning documents need to genuinely address issues
of

over-tourism and how to achieve sustainable destinations both for visitors and
residents.

4. Show real commitment to your climate emergency declaration and the urgent
need for

climate action. Council’'s declaration of a Climate Emergency and the well
documented and

unequivocal concerns of the community around climate change should be built into
the TYP as a core underlying principal and key consideration of all planning and
budgeting
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Many...

1. The Council appears to be squandering the opportunity for any re-set, ignoring
advice from both our Minister of Tourism and the Parliamentary Commissioner for the
Environment, the single minded focus is to return to pre-Covid levels of tourism
activity.

Tomorrow’s tourism cannot be business as usual. This is not what our communities
wants.

2. There is a fundamental disconnect between the QLDC's much lower projected
residential growth figures and the growth rate we would expect on the basis of
historical growth over the last 10-30 years. Serious underestimation and under-
provisioning for growth have

been a historic feature of QLDC long term plans for decades and are a key
underlying reason for the wide range of well documented problems that the region
now faces with infrastructure, housing, debt, etc.

Our Council should be doing one of two things; either

1 - amend your plans to reflect realistic levels of growth and peak demand (and be
forced to deal with the infrastructural costs that will be incurred),

or

2 - outline how you intend to manage growth and limit visitor numbers to what we as
a community can cope with and fund.

Instead - unrestrained growth remains the default setting for our 'current' Council.
The Draft Spatial Plan presents a completely false impression of the likely growth of
the region,

including Wanaka, over the next 30 years. It is vastly over conservative while giving
no indication of any actions council will take to limit growth.

A Re-set for sustainable tourism & airport services:

There is a fundamental disconnect in both the DraftSpatial Plan and the Ten Year
Plan between aspiration and actual policy. The principles are not being reflected
in projects or actions across either of the Draft Plans.

Council needs to listen and then act on the concerns of our community rather than
pandering to the very limited interests of developers, big business and outside
corporates who simply want to drive the growth agenda with no regard to our
community or the environment.

The dual airport vision is for the dual benefit of business and international visitors - not
local

residents! Priority must be given to the needs of local residents!!!
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Q. Please let us know if you have any further comments:

Council’'s declaration of a Climate Emergency and the concerns of the community
around

climate change should be built into the TYP as a core underlying principal and key
consideration in all planning and budgeting.

Strategic planning for both Queenstown and Wa naka airports must take climate
costs and
community desire to manage visitor numbers into consideration.

A Plan B for air services and QAC strategy that puts residents before tourism growth,
recognising that airport strategy has a direct effect on visitor numbers, infrastructure
demand, environmental conservation, community well being and carbon emissions,
and aims to achieve sustainable returns within the current constraints of Queenstown
and Wanaka airports.
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LAWSON Charlotte

Glenorchy & Kinloch

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:
Totally disagree with the expansion of QT airport and extending the ANB

Q. Please describe the reasons for your position:

Am opposed to further development (already excessive) to Queenstown and its
neighbourhood

Q. Please let us know if you have any further comments:
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LAWSON Maurice

Glenorchy & Kinloch

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Disagree strongly with any extension to the QT airport ANB

Q. Please describe the reasons for your position:

Object strongly to the increase in any proposed tourism to level above Pre Covid
and the ensuing effect on climate change

Q. Please let us know if you have any further comments:
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LECKIE Joshua

Lane Neave on behalf of HGW Trustees Limited and

Remarkables Station Limited
Jacks Point (includes Coneburn and Homestead Bay)

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF attached

Q. Please let us know if you have any further comments:
PDF aftached
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To:

Submission on Draft Queenstown Lakes Spatial Plan

Queenstown Lakes District Council (letstalk@qldc.govt.nz)

From: Dickson Jardine, Jillian Jardine, HGW Trustees Limited and Remarkables Station Limited

Date:

19 April 2021

Introduction

1.

This submission is on behalf of Dickson Jardine, Jillian Jardine, HGW Trustees Limited and
Remarkables Station Limited (together, the Jardines). The Jardines own Remarkables Station
and specific to this submission Lot 8 DP 443832 and Lots 2, 4 and 5 DP 452315 (Jardine
Land).

In summary:

(a) Overall, the Jardines support the Spatial Plan and, in particular, the identification of the
Homestead Bay/Driftwood Bay area as a priority urban area for development; and

(b) The Jardines, however, are concerned to ensure that the geographical extent of the
Homestead Bay/Driftwood Bay urban area includes the entirety of the Jardine Land
which will ultimately be rezoned for urban activities. The Jardines seek
clarification/amendment of the urban area mapping to ensure this land is included.

Background

3.

The Jardine family have farmed in the Wakatipu area since 1922 after their purchase of the
large land-holding known as the Remarkables Station, and their history is heavily intertwined
with Queenstown’s own history and development.

The Jardines are long-time supporters of local arts and conservation, joining the New Zealand
Order of Merit this New Year for their services to philanthropy and conservation. In particular,
the Jardines have made significant charitable gifts of land in the District. This includes gifting
their home in Woolshed Bay to the University of Otago in 2016 to aid the University fulfil its
wider vision of producing world leading research at an academic retreat and conference facility
known as Hakitekura, as well as recently gifting 900 hectares of pristine land at the base of the
Remarkables to the Queen Elizabeth Il National Trust.

Current Plans

5.

Through an appeal on the Proposed District Plan, the Jardines are seeking an extension to
include the Jardine Land within the Jacks Point Zone. This would allow appropriate subdivision
and development on the land, together with various open space protection, conservation and
public access measures. The proposed rezoning responds to a regional imperative for greater
housing choice in appropriate locations.

At the Council hearing stage, the Hearings Panel considered that the broader Coneburn Valley
area was suitable for urbanisation and that the Jardine Land could be easily developed due to
the topography and the ability to be well-served by roads. The Jardines are working with the
Queenstown Lakes District Council (Council) and other parties to the appeal to resolve the
remaining servicing and landscape matters.

Feedback on Draft Spatial Plan

7.

The Jardines generally express overall support for the intent and contents of the draft Spatial
Plan. However, they wish to raise a concern regarding the geographical extent of the
Homestead Bay/Driftwood Bay urban area as shown in the draft Spatial Plan maps.
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11.

Overall, the Jardines support the proposed approach taken by the Council to provide for and
accommodate future growth in the Queenstown Lakes area. They recognise not only the
regional need to establish future urban areas and housing in order to provide for the expected
growth of the region but also the national imperative to provide higher density urban housing.
They support the Council’s directive of providing a Spatial Plan which ensures variety, higher
density and affordable housing options for the Queenstown Lakes region moving forward.
Specifically, the Jardines support the draft Spatial Plan’s vision for urban development in Te
Tapuae/Southern Corridor, including at Homestead Bay.

Despite their overall support for the Council’s vision for the Te Tapuae/Southern Corridor, the
Jardine’s wish to raise a concern regarding the geographical extent of the Homestead Bay and
Driftwood Bay urban area. Currently, the mapping for the area in the draft Spatial Plan
designates a majority of Homestead Bay as an urban area and subsequently fit for development
as a priority area. However, it is unclear whether the area shown as urban will include the
entirety of the Jardine Land that is sought to be rezoned under the Jardine’s appeal on the
Proposed District Plan.

While the Jardines appreciate that mapping in the draft Spatial Plan at this stage is at a high
level, they are concerned that the proposed mapping may not illustrate the full extent of the
Homestead Bay/Driftwood Bay future urban area. The Jardines therefore seek that the mapping
be clarified, and if necessary, amended to ensure that the Jardine Land is included in the urban
zone.

The Jardines are also making a submission on the Council’s Long Term Plan, which they
consider should be aligned with the areas indicated as priority areas for development in the
draft Spatial Plan.

Outcome Sought

12.

As set out above, the Jardines seek that the mapping be clarified and/or amended to ensure
that the Jardine Lane is included in the Homestead Bay/Driftwood Bay urban area.

Hearing

13.

By their

= g

AN

Lane Neave

Joshua

Address:

Contact

The Jardines wish to reserve their right to be heard in support of their submission at the hearing
in Queenstown on 3 May 2021.

authorised agents:

A A iL_"_."( \

L LA __/

Leckie/Annabel Hawkins

Telephone: G

Email:
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LECKIE Joshua

Lane Neave on behalf of the University of Otago
Out of District

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF aftached

Q. Please let us know if you have any further comments:
PDF Attached
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To:

Submission on Draft Queenstown Lakes Spatial Plan

Queenstown Lakes District Council (letstalk@qldc.govt.nz)

From: University of Otago

Date:

19 April 2021

Introduction

1.

This submission is on behalf of the University of Otago (University). The University has applied
for resource consent to enable the construction and operation of an academic retreat and
conference facility, to be known as Hakitekura, at Woolshed Bay. Specifically the location is at
the properties with title references Lots 1 and 3 DP 452315.

In summary:
(a) Overall, the University supports the direction and contents of the draft Spatial Plan; and
(b) The University, however, is concerned to ensure that the geographical extent of the

Homestead Bay urban area as shown in the Spatial Plan includes the Hakitekura site.

Background and Current Plans

3.

Established in 1869, the University of Otago was New Zealand’s first university. Across its five
campuses the University provides tertiary education to 21,000 students, and employs
approximately 3,990 staff, including 1,740 academics. The University has received a plethora
of recognition for its innovative research and standard of education.

In 2016, Dickson and Jillian Jardine (Jardines) gifted the University land, including several
existing buildings, on the shores of Lake Wakatipu at Woolshed Bay. The University intends to
use this generous gift to develop an academic retreat and conference facility for the ‘meeting
of the minds’. This will allow the University to further its research efforts and provide a space
in which researchers can carry out and present their research. In February 2019, Ngai Tahu
gifted the University the name Hakitekura for the site, which honours a local tipuna.

The University has applied to the Council for resource consent to redevelop Lots 1 and 3 DP
452315 and construct and operate Hakitekura. The facility will be used by the University and
its staff as well as being available for other national and international academic institutions and
some limited private events.

Feedback on Draft Spatial Plan

6.

The University generally expresses overall support for the intent and contents of the draft
Spatial Plan. However, it wishes to raise a concern regarding the geographical extent of the
Homestead Bay/Driftwood Bay urban area as shown in the draft Spatial Plan maps.

Overall, the University supports the proposed approach taken by the Council to provide for and
accommodate future growth in the Queenstown Lakes area. The University recognises the
regional need to establish future urban areas in order to provide for the expected growth of the
region and support the Urban Growth Agenda’s objectives of improving access to educational
facilities. Specifically, the University supports the draft Spatial Plan’s vision for urban
development in Te Tapuae/Southern Corridor, including at Homestead Bay/Driftwood Bay.

Despite its overall support for the Council’s vision for the Te Tapuae/Southern Corridor, the
University wishes to raise a concern regarding the geographical extent of the Homestead Bay
and Driftwood Bay urban area. Currently, the mapping for the area in the draft Spatial Plan
designates a majority of Homestead Bay as an urban area and subsequently fit for development
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as a priority area. However, it is unclear whether the area shown as urban will include the
Hakitekura site.

While the University appreciates that mapping in the draft Spatial Plan at this stage is at a high
level, it is concerned that the proposed mapping may not illustrate the full extent of the
Homestead Bay/Driftwood Bay future urban area. The University therefore seeks that the
mapping be clarified, and if necessary, amended to ensure that the Hakitekura site is included
as part of the urban area. While it is not critical for the University’s current resource consent
application for the area to be “urban”, the University considers that the identification of the area
as urban reflects the area being a priority area for development, part of which includes the
Hakitekura project.

The University is also making a submission on the Council’s Long Term Plan, which it considers
should be aligned with the areas indicated as priority areas for development in the draft Spatial
Plan.

Outcome Sought

11. As set out above, the University seeks that the mapping be clarified and/or amended to ensure
that the Hakitekura site is included in the Homestead Bay urban area.

Hearing

12. The University wishes to reserve its right to be heard in support of its submission at the hearing

By its authorised agents:

|
A1
|

\
Lane Neave
Joshua Leckie/Annabel Hawkins

Address:

in Queenstown on 3 May 2021.

| \\
| L\ M

\

Contact
Telephone: G

Email:
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LINKHORN Kerry

Frankton & Quail Rise

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

| strongly oppose QAC increasing airport noise boundaries. If the spatial plan allows
QAC to do this and allow subsequent air traffic growth then it contradicts the
councils responsibility to ensure the well being of the community, a densely
populated community with an international airport in the middle of it, a community
that has already strongly opposed ANB growth.

With the possibility of Tarras airport coming on stream then this should be put in the
mix of the Spatial Plan and not ignored by QLDC even if they don't like it.

Q. Please describe the reasons for your position:

See point made above

Q. Please let us know if you have any further comments:
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LLOYD Nigel

Arthurs Point Community Association
Arthurs Point

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF aftached

Q. Please let us know if you have any further comments:
PDF attached

578



Arthurs Point Community Association
Spatial Plan Submission 2021

Arthurs Point is a small, tight-knit community 4 kilometres from Queenstown on the banks of the
Shotover River. The community is completely surrounded by outstanding natural landscape that acts
as a natural urban growth boundary. This provides context and is central to the Arthurs Point
community's identity and unique character. The desire would be to keep these two boundaries in
place to eliminate development outside the well-defined zone.

On behalf of the community the Arthurs Point Community Association (APCA) recently
commissioned a Community Masterplan which identified a number of key strategies that included
the following key points:

Uphold a clear urban/rural edge at both the southern and northern entrances. Avoid urban
bleed or creep.

Establish clear and distinctive ‘gateway’ entrances at both the north and south entries.

Retain and protect the distinct character and differences of old and new Arthurs Point.

Edith Cavell Bridge and Shotover Gorge are defining physical and spiritual focal points of
Arthurs Point. Maximise opportunities for use, enjoyment and viewing.

Transition to a more pedestrian focused zone on the main arterial route and minimise
excessive traffic and road clutter.

Retain key views to natural landscape and avoid losing views and visual degradation.

APCA support the concepts put forward in the Spatial Plan, and in particular the following items as
they align well with the Arthurs Point Masterplan and community vision;

1.

Proposed trails to Queenstown, Arrowtown and Frankton including a crossing point for non
motorised users over the Shotover River which are key elements in Outcome 2 of the Spatial
Plan focusing on public transport and active travel. These projects are considered vital to
enable Arthurs Point residents to become less reliant on cars.

The concept of the blue-green network which includes an enhanced green corridor through
Gorge Road and down both sides of the Shotover River linking Arthurs Point to Queenstown
and Frankton Flats.

Identification of the Edith Cavell bridge as a key network constraint as this aligns with our
efforts to work towards a new road crossing over the Shotover River in order to improve
resiliency.

The consolidated growth approach proposed by the Spatial Plan whereby new development
is focused in areas that are well serviced, have sufficient public transport and active travel
connections in order to avoid widespread urban sprawl into rural areas.

In conclusion Arthurs Point is a small but focused residential community with few commercial outlets
catering primarily to the needs of residents and resident visitors. The APCA’s aim would be to hold on
to that character with the knowledge that residents and visitors will need to travel elsewhere to visit
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shops, schools or other facilities and amenities and that this is made easier by the provisions of the
Spatial Plan.

From feedback we have received from the community through questionnaires and polls, the
overwhelming consensus is that Arthurs Point should keep its character as a small community with a
rural backdrop/surround with minimal commercial outlets to service local residents. APCA considers
that it is important that any future intensification or development in and around Arthurs Point should
tie into these ideals, maintain the special character of Arthurs Point and prevent further urban
sprawl.

Thank you for considering our submission on the Spatial Plan. Should you require further information
please contact us at the email below.

A representative from the Arthurs Point Community Association committee will endeavour to be
available to speak to this submission at any hearings if requested.

Regards,

Nigel Lloyd
Chairperson on behalf of Arthurs Point Community Association
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LOUGHNAN Hugh

Ministry of Education
Out of District

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF aftached

Q. Please let us know if you have any further comments:
PDF attached
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Submission on the draft Queenstown Lakes Spatial Plan

To: Queenstown Lakes District Council
Name of submitter: Ministry of Education (‘the Ministry’)
Address for service: I

I

|
Attention: Portia King
Phone: [ ]
Email ]

This is a submission on the draft Queenstown Lakes Spatial Plan (‘the draft plan’).

The draft plan is a high-level document released by Queenstown Lakes District Council (QLDC) that
provides direction for how and where growth will be accommodated in the Queenstown Lakes District,
predominantly focusing on the urban areas. The draft plan expects the resident population to double over
the next 30 years, requiring 17,000 new homes, which will put pressure on school roll capacities.

The specific parts of the proposal that the Ministry of Education’s submission relates to are:

The draft plan highlights future education facility requirements as previously advised by the Ministry* based
on the expected population growth as outlined in the draft plan.

The draft plan also highlights that the road network is geographically constrained, and subsequently the
draft plan focuses on public transport, walking and cycling infrastructure as a key outcome. The Ministry
wishes to highlight the importance of safety considerations when designing future transport infrastructure
to ensure the safety of school staff and students commuting to and from school.

Background:

The Ministry is the Government’s lead advisor on the New Zealand education system, shaping direction for
education agencies and providers and contributing to the Government’'s goals for education. The Ministry
assesses population changes, school roll fluctuations and other trends and challenges impacting on
education provision at all levels of the education network to identify changing needs within the network so
the Ministry can respond effectively.

The Ministry has responsibility not only for all State schools owned by the Crown, but also those State
schools that are not owned by the Crown, such as designated character schools and State integrated
schools. For the Crown owned State school this involves managing the existing property portfolio,
upgrading, and improving the portfolio, purchasing and constructing new property to meet increased

1 The Ministry has engaged in spatial planning workshops held by QLDC over the past two
years.
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demand, identifying and disposing of surplus State school sector property and managing teacher and
caretaker housing.

The Ministry is therefore a considerable stakeholder in terms of activities that may impact on existing and
future educational facilities and assets in the Queenstown Lakes District.

The draft plans relevance to Ministry Assets:

In 2019, the Ministry released the National Education Growth Plan 2030 (NEGP)?, which provides a co-
ordinated approach for addressing school-aged population growth across New Zealand. The NEGP
identifies a number of catchments across the country and considers the anticipated demand and growth
patterns so that the Ministry can ensure the school network is delivered in the right place at the right time.

The NEGP categorises Wakatipu and Wanaka as ‘Blueprint for Growth’, being areas where “ocal
government planning includes intensive housing development and expansion into outer urban areas in
response to, or causing, a large influx of people to move into a particular area. These are opportunities to
master plan education infrastructure collaboratively across agencies to integrate in new communities.”

Within the Wakatipu basin catchment, an additional 900-1,350 school-aged children are anticipated by
20283, The draft plan recognises that in the Wakatipu basin, additional primary schools may be required to
service the Southern and Eastern Corridors, and an additional secondary school to service the wider area.
Elsewhere in the Wakatipu area, the draft plan indicates that expected growth is likely to be
accommodated through expanding existing schools.

In Wanaka, it is anticipated that schools will need to accommodate an additional 100 primary school
students and up to 1,600 secondary school students by 2030. The draft plan recognises that an additional
primary and secondary school will likely be needed to accommodate this expected growth. In Hawea, the
draft plan identifies that an expansion or relocation of the existing school may be required to accommodate
expected growth.

The Ministry of Education’s submission:

The Ministry supports Strategy 12 of Outcome 4 of the draft plan which recognises the need for education
facilities. The Ministry is satisfied that the draft plan adequately reflects the position of the Ministry
regarding future school requirements in the Queenstown Lakes District. The Ministry is supportive of
ongoing collaboration with QLDC regarding the requirements for new schools, expansions of existing
schools and relocation of schools in the Queenstown Lakes District.

The draft plan acknowledges the constraints of the existing road network and future growth has the
potential to increase congestion and potentially impact on the safety of school staff and children. The
Ministry is supportive of infrastructure that encourages public transport uptake and active modes of
transport such as walking and cycling, in order to reduce congestion. The design and development of this
infrastructure should prioritise safety of school staff and students commuting to and from school.

The Ministry welcomes the opportunity to further collaborate with QLDC and other stakeholders as the
draft plan is implemented.

2 https://www.education.govt.nz/our-work/publications/budget-2019/negp/
3 https://www.education.govt.nz/assets/Documents/Ministry/Budgets/Budget2019/NEGPOtago/OtagoSouthlandgrowthplan.pdf
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The Ministry contact person for asset planning is Stuart Graham. Contact details for Stuart are:

Stuart Graham
Infrastructure Manager- Asset Planning

The Ministry contact person for network planning is Carey Clark. Contact details for Carey are:

Carey Clark
Regional Lead Advisor- Network Sector Enablement

The Ministry wishes to be heard in support of their submission.

Portia King
Planner — Beca Ltd
Consultant to the Ministry of Education

Date: 19/04/2021
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LUDEMANN Victoria

The Optimise Health & Wellness Trust

Lake Hayes Estate & Shotover Country

Q. 1 am aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:
Hi there,

| don't mind if | do speak or not at the hearing but | do want to just ask if it would be
possible to entertain providing:-

a) a Community Centre and rooms for hire (at reasonable rates) ideally for the
Walker House on Ladies Mile and even if possible have a designated outdoor area
that could be used for community events for Shotover Estate and Lake Hayes?

b) The other query is would it be possible to alternatively have a club
house/community area and rooms down at the playing field in Shotover Country
Estate if the Walker premises is not available?

Many thanks for your attention,

Victoria Ludemann

Q. Please describe the reasons for your position:

Happy with the plans suggested - more affordable housing for both workers and the
elderly would be good and even houses/units that could be used as 'transition’ zones
for people who have been negatively affected/impacted in some way and can't
temporarily find somewhere to stay could also potentially be useful for the wellbeing
of people in need.

Q. Please let us know if you have any further comments:
Doing a great job thanks guys!
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MACLEQOD Gillian

Cenftral Queenstown

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Oppose

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF aftached

Q. Please let us know if you have any further comments:
PDF aftached
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SUBMISSION ON SPATIAL PLAN QLDC
19 APRIL

One big bold move is real spatial planning. Move the airport. The spatial plan under
consultation looks backwards not forwards.

(Coneburn ( the space between Hanleys and Frankton) is already consented with earthworks
underway. Ladies mile is being carved up as | write. These are retrospective issues. The
spatial plan has nothing new to say other than earmarking these areas for future growth- yet
they have already been discussed and are being implemented. So what is new -nothing!)

The plan below is a radical idea. It proposes moving the airport to Tarras and using the
airport land for housing and other stuff.

N

FRANKTON, QUEENSTOWN

LEGEND

TR APORIS U G

jerram
wereers tOGKEr +
barron

The spatial plan calls for 17k new homes in QLDC. This plan can accommodate that and more.
Depending on the intensity of devlopment it could contain 40k people.
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Moving the airport and freeing up the land beneath the airport can meet all the objectives cited in
the spatial plan.

1. Consolidated growth

2. Public transport easily achieved.

3. Sustainable tourism system.
By moving the airport to a more “lakes district “location, tourism is spread throughout the
lakes district enabling Queenstown and Wanaka to pursue alternative markets such as film
and technology. It frees up the Frankton transport hub and allows it to settle and become
the centre that the plan shows- not the donut plan that exists now with the airport taking
centre stage.

4. Well designed neighbourhood

5. Diverse
See 3 above. By creating a master planned township we can incorporate education, events,
hospital care, conference centres, green space and roading into one carefully planned
centre. Wow. Get away from NOISE!!!! MAke Frankton a pleasant place to be! Wow!

Comment

The spatial plan looks backwards not forwards.
Look ahead 20 or 50 years.
Should the airport be in the centre of all this?

Simple answer. NO!! Not anywhere in the world do you have an airport in the centre of a
city. It is an absurd idea.

Queenstown will become the 4™ city of New Zealand. An alpine city.
Please plan appropriately. Look forward.

We will not die if the airport is not here. Auckland didn’t die, London didn’t die, you bus 2
hours to any skifield in Europe when you fly in.

Remember when we put paid parking into Queenstown? We didn’t die, people briefly acted
as if their throats were cut, but commerce continued. The reset of Queenstown is occurring
now because retail space has suddenly doubled with the commissioning of five mile.

We have a special opportunity to be forward thinking now that Christchurch airport has
bought land at Tarras. What a wonderful outcome for Queenstown. Let them build the
airport at Tarras and we can take full advantage of the underlying value of the airport land,
without having to build another airport!!

Check out Hobsonville- the reusue of an airport. Check out Hammarby ,called the most
sustainable and environmental city in the world. That could be us.
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Figure 1hobsonville and school
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Figure 5Hammarby is called a sustainable city. This is what the green/blue way in our design could look like
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Kind Regards

Gillian Macleod resident
FNZIA

B Arch M Urban Design (Hons)
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MACLEOD Rod

Albert Town
Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neuftral

Q. Please let us know your comments or feedback:
See appended

Q. Please describe the reasons for your position:
See appended

Q. Please let us know if you have any further comments:

Q. If you have a pre-prepared submission, you can upload it

below. Please note that we can only accept .docx files.

Additional documents or PDF files can be emailed to letstalk@qldc.govt.nz Please write
"draft Queenstown Lakes Spatial Plan submission" in subject header.

April 2021 Draft Queenstown Lakes Spatial Plan Submission.docx
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Draft Queenstown Lakes Spatial Plan Submission

Submission by Rod Macleod, May 2021

1.

The draft plan identifies a number of locations within the Upper Clutha
where residential development has occurred and will be further
encouraged.

. The draft plan discusses the merits of public transport and passive

transport within and between residential areas. Such outcomes would
be beneficial to our living environment and in mitigating our carbon
footprint. Lower density rural residential developments result in
significantly higher per capita fuel consumption. The draft plan does not
however identify how better transport outcomes will be achieved (either
by incentives or regulations).

The draft plan discusses the present-day difficulty in funding potable
water supply and waste water disposal. The issue is of particular
concern where low density residential development has occurred or is
permitted in future. Central government reforms (Three Waters) will
require this Council to meet higher delivery standards. Locations sucha
Hawea Flat, Carbridge Estate, and along the true right bank of the
Hawea River (north of Mangawera Hill) would be subject to very high per
capita costs to meet those higher standards.

The draft identifies 'social infrastructure’ needs of our communities.
Development of these public and private infrastructure needs can best
be met where urban boundaries are well defined and respected. Urban
sprawl mitigates against good outcomes.

The draft plan has identified the need for well defined urban boundaries
to ensure the economical delivery of public transport, potable water
supply, wastewater disposal, and social infrastructure facilities. The
draft plan has not however presented meaningful incentives for
developers or individuals to achieve those outcomes now has it
presented planning rules preventing rural residential sprawl across the
Upper Clutha.

The draft spatial plan will achieve very little unless incentives and
regulations are incorporated in the District Plan.

594




MALPASS Nicole

Varina Pty Ltd

Wanaka

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF aftached

Q. Please let us know if you have any further comments:
PDF attached
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Submission on Queenstown Lakes Draft Spatial Plan

To: Queenstown Lakes District Council

Submitter: Varina Pty Limited

Address for Service:

Attn:  Nicole Malpass

Executive Summary

The submitter agrees in the value of undertaking a longer-term spatial planning
exercise. However, it is submitted that there are fundamental faults which need to be

addressed before moving forward.

Submission

Varina Pty Limited is company that has a large portfolio of urban land holdings and is
a significant stakeholder in the visitor accommodation industry. The submitter
therefore has an interest in the future spatial development vision of Wanaka and
specifically within proximity of the existing Town Centre and adjacent residential

zoning.
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With respect, the submitter believes Council have adopted a restrictive approach by
constraining the opportunities to accommodate Wanaka’s growth and development to
a finite area of land that has been defined by natural features such as the Cardrona
River. As growth projections and associated demand has no relationship to natural
feature location, it appears somewhat short-sighted to constrain the available land

resource as indicated by the draft spatial plan.

If urban development is to be binarily defined in this manner, it is required to be
appropriately dealt to with more intense development provided for through an urban
zoning regime. This urban zoning regime is to be appropriately envisioned with

realistic growth projections in mind.

Priority development areas for urban growth appear to include the Golf Course as well
as Lismore Park. Arguably, neither of these should be considered for urban
development purposes and so the volume of predicted yield/supply at these locations

should be discounted from envisaged capacities.

There appears to be no accounting for Wanaka Airport within the spatial development
projection and/or the main transportation routes between Wanaka, Wanaka Airport
and Luggate. These are logical areas to be included, as they will inevitably develop

further.

In regard to Map 15: Upper Clutha Public Transport and Active Travel Networks. There
appears to be no ‘Planned’ public transport networks only ‘Vision’. It is submitted that
this is carbon inefficient, discouraging for visitors and potentially isolating to residents
when considering the predicted growth rates alongside parking provisions moving

away from Local Government.

Lastly, this submission supports Mr. Nick Page’s submission and is in agreement that

the growth projections have been grossly underestimated. This is a point which
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requires serious consideration by Council and which will, as a consequence, require

comprehensive re-modelling.

Summary of Submission

Overall, Varina Propriety Ltd agrees in the value of undertaking a longer-term spatial
planning exercise. However, it is submitted that there are fundamental oversights and

errors which need to be addressed before moving forward.

The submitter wishes to be heard in support of their submission.

Nicole Malpass (on behalf of Varina Pty Limited)
19 April 2021
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MALPASS Nicole

Medius Wanaka Ltd

Wanaka

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF aftached

Q. Please let us know if you have any further comments:
PDF attached
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Submission on Queenstown Lakes Draft Spatial Plan

To: Queenstown Lakes District Council

Submitter: Medius Wanaka Ltd

Address for Service:

Attn:  Nicole Malpass

Executive Summary

The submitter supports the intent of the draft spatial plan 2021 however, believes there

are inherent faults which need to be addressed before moving forward.

Submission

Medius Wanaka Ltd is a Wanaka based company which has interest in multiple land
holdings within an outside of the existing urban growth boundaries. As a Wanaka
based company, the submitter has a personal interest in the future spatial

development vision of the town.
Respectfully, the submitter believes that Council have adopted a somewhat short-

sighted approach by constraining the opportunity to accommodate Wanaka’s growth

and development to a finite area of land that has been defined by natural features such
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as (for example) the Cardrona River. Growth projections and associated demand has
no relationship to natural feature locations, and therefore it is short-sighted to constrain

the available land resource as indicated by the spatial plan.

Future demands are dynamic and relate to a demand wider than ‘urbanisation’. Spatial
planning requires to identify in more detail the nature of demand, prescribing a more
detailed response to demand types that extend beyond what can be provided within

‘urban’ environments.

There appears to be no accounting for Wanaka Airport within the spatial development
projection and/or the main transportation routes between Wanaka, Wanaka Airport
and Luggate. These are the areas which will inevitably develop further, and so spatial
planning requires to consider the likely and viable solutions to growth associated with

the ongoing development of such service activities at their current location.

Priority development areas for urban growth appear to include the Golf Course as well
as Lismore Park. Arguably, neither of these should be considered for urban
development purposes for standard of living reasons and so the volume of predicted

yield/supply at these locations should be discounted from envisaged capacities.

In regard to Map 15: Upper Clutha Public Transport and Active Travel Networks. There
appears to be no ‘Planned’ public transport networks only ‘Vision’. It is submitted that
this is carbon inefficient and potentially isolating given the predicted growth rates

alongside parking provisions moving away from Local Government.

Lastly, this submission supports Mr. Nick Page’s submission and is in agreement that
the growth projections have been grossly underestimated. This is a point which
requires serious consideration by Council and which will, as a consequence, require

comprehensive re-modelling.

Summary of Submission
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Overall, Medius Wanaka Ltd agrees with the intent of the draft spatial plan put forward

however believes the concerns raised above need to be addressed.

The submitter wishes to be heard in support of their submission.

Nicole Malpass (on behalf of Medius Wanaka Ltd)
16 April 2021
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MANIHERA Donelle

Glenorchy & Kinloch

Q. lam aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

1. General praise.

Wonderful to see involvement of the Treaty Partner, application of dual language,
inclusion of Maori world-view in the Vision 2050, and reference to Manawa Kai Tahu
and wahi tupuna. | also appreciated the reference to the RMA reform, this helpful
subnote early in the piece gave me confidence in the plan. Strategy six was very
well thought out also.

Great to see Priority Initiative 9 - Active Trails Network, which | support and look
forward to using.

2. Priority Initiative 4 - alternative funding to accelerate infrastructure.

| am unable to afford higher rates and so am providing specific feedback in support
of alternative funding models. Even as a highly trained professional in my mid 30s, it is
very hard to afford rates and cover my mortgage costs in this region. This is my
home, these are the mountains that raised me, and this is where my whole whanau
resides. | am unable to afford higher rates and so am providing specific feedback in
support of alternative funding models.

3. Strategy 10 - Promote Queenstown as a car free destination

This is a wonderful initiative, however | can not see a link between this strategy and
the priority initiatives. Please can QLDC email me to help me understand how this
strategy will be actioned as an priority initiative. | assume it is Priority Initiative 7/11/13,
however | am not sure. This is a noble aspiration for our region.

4. Priority Initiative 17 - Kai Tahu values are expressed in the built environment.

| support this inifiative. Cohesion of stories across the region may also be put to
Manawhenua for their consideration. For example, the story outside Kmart is not
aligned to the story in ka huru manu, or the cultural narrative in your introduction .
It is for Manawhenua to decide what they would like to see in this region, and |
respect their fino rangatira and right to do so. Often | see reference to Kai Tahu
history , used with the best intentions, yet lacking the depth of story that comes
through correct consultation.

5.Resilient communities and Priority Initiative 18, Economic Diversification

All geological data points towards a major earthquake which will affect Te
Waipounamu in the coming years. Queenggwn has fragile food systems which are
dependent largely on imports from other reaions. | want to see a dedicated section



in the long term plan and subsequent spatial plan that enables local food
production, as a matter of risk mitigation, and to enable a fresh food supply to this
region. Obviously land prices are an issue in this region and prevent the production
of food. That said,food systems are a necessary component of resilient community
design and essential for health and wellbeing.

6.Deliver responsive and cost-efficient infrastructure

Mo tatou, a, mo ka uri a muri ake nei. Because we are talking long term | am going
to place my vision for a future right here. | want for every household and building site
in Whakatipu to be informed about their environmental outputs via an electronic
interface that measures waste water, water supply usage, solid waste - down to the
increments of nitrogen outputs and landfill k.g per month/season/annum. This
technology has been developed and tested in Aotearoaq, | personally know a man in
this very region who has designed a nitrogen interface to educate and empower
households to make a change. The end goal for would be rewarding those who are
managing their own waste, and taxing those who are producing large amounts of
waste - be it rubbish, human waste, or general discharge of toxins. This extends to
building sites.

7.Presentation of information - Spatial Plan Summary

| appreciate the efforts of your design team, however over half of this summary
document does not adhere to national guidelines for public communications, which
suggest avoiding difficult colours, i.e. white font on yellow backgrounds, as 25% of
the population has a form of vision impairment. The council is a public servant and
should have considered this when designing a document as significant as the 10-
year plan. | hope to see better design in 2024 when the Future Development 2024
Strategy is released.

8. Presentation of information - Spatial Plan Report

The job of a effective communications design is to draw attention to the areas of
most importance, primarily, the call to action.

In this regard, the call to action is to enable feedback from the public, given that this
is a public consultation project. From the start | would expect a 'how to provide
feedback' section. Has there been any consideration for the user experience? |
have a background in communications. The design/communication layout in this
document would not be approriate or acceptable in other cities.

Furthermore, it was extremely frustrating to get page 70 of this document and see
the priority inifiatives - which | assume, would be the best place to provide direct
feedback, as they are future focused. | spent two hours on feedback, only to find
priority initiatives halfway through. Communication and design can enhance the
user experience. e

Please refer fo comments above
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Q. Please let us know if you have any further comments:
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MARSHALL Peter

Wanaka
Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

Per submission uploaded

Q. Please let us know if you have any further comments:

Q. If you have a pre-prepared submission, you can upload it

below. Please note that we can only accept .docx files.

Additional documents or PDF files can be emailed to letstalk@qldc.govt.nz Please write
"draft Queenstown Lakes Spatial Plan submission" in subject header.

Submission For The 2021 LTP and Spatial Plan.docx
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Submission For The 2021 LTP and Spatial Plan

Peter Marshall

This submission highlights how the proposed plan is out of touch towards the future and
development of the Upper Clutha.

POPULATION OF WANAKA

In the context of the Spatial Plan, the population growth assumption figures utillsed are
critical. The quantity of population in the Wanaka Ward will obviously create demand for
housing and infrastructure and so it would have been thought that assumptions around
population would have been deeply considered. It is therefore somewhat confusing and of
tremendous concern that it appears that QLDC is choosing to implement growth
assumptions that appear to contradict actual growth figures and are incredibly conservative.
It is stated in that Spatial Plan, that all scenarios were informed by QLDC growth projections
adopted in December 2018. Itis not known how these growth projections were generated,
but it is surmised that they have emanated from the May 2017 report prepared by
Rationale, titled QLOC Growth Projections to 2058 and/for data from Infometrics, which
provide QLDC with annual reports on Population, or a combination of both.

Infometries prepare population data for QLDC and this data apparently is derived from
census data and Statistics NZ population estimates. The Table below present Infometrics
figures 2006 — 2020. Interestingly, the population growth averaged over the period as an
annual percentage is 5.69%. The average annual growth over the last six years of that
period is 7.87% per annum,

Wanaka and Surrounds

Year Pop % Change Year Pop % Change
2006 7,350 2015 10,820 720%
2007 7,940 8.00% 2018 11,760 B.70%
2008 8,380 5.50% 2017 12,880 9.50%
2009 8,650 3.20% 2018 13.900 7.50%
2010 8,980 3.60% 2019 14,850 6.80%
201 9.270 3.50% 2020 15,910 7.10%
2012 9,300 0.30% 7.87% Aveg
2013 9,500 220%

2014 10,050 6.20%

2015 10,820 720%

2016 11,760 B.70%

2017 12,880 9.50%

2018 13,900 7.90%

2019 14,850 6.80%

2020 15,910 7.10%

5.89% Aveg
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The Spatial Plan Growth Assumptions state that a baseline population in 2018 is 12,300 and
this is projected to increase to 24,400 by 2050. This increase reflects an average annual
percentage increase of just 2.15% over that period. This raises the following fundamental
questions;
(1) Why is QLDC applying an annual growth increase of 2.15% for the 32 year period (2018 -
2050), when actual population figures for the 12 years prior to 2018 have an average of
5.69% and the 3 years previous to 2018 (2015 - 2017} had an annual average of 8.46%7?

(2) Why is QLDC using these figures for its Spatial Plan growth assumgptions, when they are
grossly contradictory to figures presented in the Ten Year Plan (TYP) documentation? On
page 22 of the TYP (Vol 1) there are figures presented for Average Day Population. Itis
stated that that “of the average day population, around 81% is the usually resident
population®. Using this percentage the usually resident populations can be calculated at
12,904 (2021) and 32,161 {2051) for the Wanaka Ward, based on the numbers supplied
in the Table at the top of Page 22. In particular, the calculated figures of 32,161 at 2051
are almost 8,000 pax greater than the 24,400 for the same year period stated in the
Spatial Plan! Itis noted that the source of the figuresin the TYP is QLDC Demand
Projections to 2053, July 2020. This raises another question as to why are the Spatial Plan
and TYP appearing to use diffarent sources for population projections — particulary when
clearly they are so divergent?

(2) Why is QLDC releasing a Spatial Plan in 2021, that uses figures for 2018 (12 300) that do
not appear to reflect other parties population figures? Infometrics have generated a
figure of 13,900 and a review of 2018 Census data produces a figure of 13,041. In both
cases these figures for 2018 are substantially greater (by 741 — 1,600) than the 12,300
that QLDC have used. Even if these figures are not perfectly accurate, would QLDC have
not been better served to err on the side of caution, when two sets of data so completely
conflict with the actual figures that QLDC choose as a baseline figure?

These guestions are absolutely relevant as both lead to the heart of the concern and that is
QLOC for some yet to be understood reasoning are using growth projections that (a) appear
to start at a much lower baseline figure (12,300) than they should, (b) appear to use an
annual growth rate that is significantly lower than the average annual increase that has
been experienced in the Wanaka Ward for the last 15 years and (c) greatly contradict figures
presented in the TYP. Individually and combined this will simply mean that QLDC has
significantly underestimated likely future population growth and as a result future
population numbers. Consequently, QLDC's understanding of future demands is
fundamentally impaired, and this will greatly impact all elements ofthe Spatial Plan that
relate to people!

Implications of inadequate growth assumptions
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The implications of underestimating growth projections are enormous and the quantum
that is involved in this case, is presented graphically below. The green line indicates the
QLDC growth assumptions and at 2050 the population is projected to be 24,400. If the
average annual growth percentage (5.69%) for the period 2006— 2020 (orange line) is
applied to projections the total population will be 72,275, which is triple what the QLDC
projection is. Even if a mid-range percentage annual increase of 4% was applied to
projections (blue line), the population would be 43,1491n 2050, which would be almost
double the QLDC figures.

If projections are made using the Infometrics or Census figures for 2018, then even when
applying the QLDC 2.15% annual increase, the population figures at 2050 will be greater by
{1,300 - 3,000), which in itself is material.

Summary

Population growth assumptions are central to QLDC, the Spatial Plan, and all other long
term plans. It is therefore critically important that QLDC consider the rationale behind its
projections and base line figures. Itis not known what the rationale is behind what appears
extremely conservative figures, but there appears little evidence to suggest that Wanaka
will become less attractive to live in the future. In fact for at least the last 15 years, it has
been one of the fastest growing District’s in New Zealand. With the large scale roll out of
fibre internet in Wanaka and increased flight numbers domestically and to the eastern sea
board of Australia out of Queenstown Airport it is clear that people are better able to work
remotely from Wanaka than ever before. Furthermore, Covid-19 has highlighted the
versatility of working from home and therefore remote working is likely to become more
widespread in New Zealand in the future. There also has to be consideration for the fact

Wanaka Population Projections
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that many ex-patriate New Zealanders’ are returning to New Zealand as a direct result of
Covid-19 and it is likely that this will see many people return to New Zealand who may wish
to live in Wanaka (there is anecdotal evidence from local Real Estate agents to support this).
Publicly there have been plans shared for airports at Wanaka and Tarris. Should one (or
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both) of these developments cccur sometime in the future it is more than likely this would
have growth implications for Wanaka's population.

Finally, the evidence overwhelming points to the fact that the QLDC's growth assumptions
for Wanaka are flawed and should be reconsidered. If historical growth continues,
Woanaka's population could increase almost three-fold on QLDC projections. The risk for
QLOC in not reviewing its growth assumptions is it will pursue a Spatial Plan that is destined
to fail, because population growth assumptions are considerably too conservative. Can
QLDC afford to be wrong on this critical topic?

Wastewater

Once again, hind sight in this area proves the point that Council has created the debacle that
now exists in Wanaka with Project Pure. If Project Pure had gone ahead on the original
proposed site, the Hawea issue and all of the inherent expansions of the existing site would
not be an issue. The existing site has the continucus doud of Wanaka Airport and that won't
just go away now or into the future.

How much has been spent on what was always going to be a failed proposal of pumping the
Hawea sewage to the Project Pure site next to the Airport? Early costings were bandied
about of 7m to do that including the bridge across the Clutha. This is a further example of
how out of touch Council staff are. My understanding is that the costings of this ballooned
out to the 20m mark and the fundamental question of land access was never addressed at
the very beginning. This once again goes back to the above paragraph of how Council has
failed in relationships with land owners that has cost us dearly. How much was wasted on
this failed proposal. The suggestion that the Public Works act may be used. Really!!!

So where is the solution for the Hawea sewage that was promised by engineering several
years ago.

Water

Below is the example of third world water that Wanaka gets delivered.

There is a solution to this problem that has been put to Coundil.
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100 meters away from one of the Council intakes in lake Wanaka there is a water source
that Wanaka people use to fill their drinking bottles. This source of water from the Cardrona
Aquafer terminates along Lakeside Rd. There are 100s of liters a second running off into the
lake.

The water is filtered and some of the best water you can get. Why not use it? At the
moment, this water goes into the lake; it gets duck & grebe shit applied to it, a wee dose of
Biquat at the right time, and then the final addition of lake snot just to complete the
pollutive. Then it's given a nice dose of Chlorine just to make it all better to send off to the
consumers.

There is encugh water from this source to satisfy Wanaka's needs. For example, 120 liters a
second is 10,368,000 per day. Wanaka water usage is 10,353,000 per day or 25,330,000
average over 3 days.

120 Liters a second is pretty much what comes off the Marina Terrace site alone.

The budget, as seen not broken-down Wanaka / Queenstown, is $85,000,000 for water
treatment and filtration.

Fees and Charges

When you have a monopoly the quality of what is delivered must be able to be questioned.
Us as consumers have no choice as to the quality or even the guantity of fees. We are
unable to go to another supplier or even choose the internal quality of the people delivering
and charging for a service.

What other business can just increase fees and deliver such with a like it or lump it attitude.
Recent examples of the poor performance of planning staff bears example as to the quality
of the staff that we are just expected to pay for.

Council must be held to account and cut its cloth to the times like everyone else. This does
not mean a cut in services but an upgrade of quality.

Recent HR payouts and disputes within council must lay testament to the quality of
management and the coundil culture.

Council needs to be accountable and justify fees not just charge to balance books. Where
else can stand-over, almost extortive behavior be OK? The “pay up or we won’t sign of f* is
common practice. Numerous examples are out there of fees being challenged and then
reduced - sometimes by a lot. What does this say for the integrity and trust factor? Are fees
“just bill it and see if they pay”. The previous contract company Civic Corp was known to
incent is employees to overstate hours. Has the culture changed?

When authorities have the right to bill the people there must be an element of trust that
this is true and fair. The examples that are out there now of the quality of service and the
truth and fairness are being challenged why do you feel it proper to just charge more,
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Active transport

How does council declare a climate emergency yet ignore the Upper Clutha from and
budget and yet declare millions for the Queenstown network,

Major roading upgrades being done in Wanaka right now have totally ignored an active
transport as part of the works. This completely smacks in the community face given the
rhetoric that the Council expresses.

Let’s look at the current state in just a few areas. Below is the access for pedestrians and
cycle users to Ballantyne Rd and access to Three Parks. This has been the status for the past
5 years. The wee orange barrier markers were put up as it was pointed out the safety hazard
as vehicles tended to undertake right turning vehicles into Golf Course Rd.
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Here is the only piece of work that truly displays an active pathway. Zimer Frames from the
retirement home to the medical center.

This is where the whole attempt falls apart. Lock at a road crossing attempted 3-4 years ago
but didn’t quite get the memo to finish.
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Now the true example of total lack of planning. This is a brand-new road that is full of cars
from the relatively new Wanaka Medical center. This is apart from all the vehicles parked on
the Cardrona Rd. On the reserve,

The total lack of planning and even understanding of the needs in the Upper Clutha is
highlighted. The lack of perception and this is highlighted in our submission as to the
Population expectation by Council.

The fact that Council can declare a Climate Emergency and yet not implement a plan for
active and public transport in the Upper Clutha is a disgrace. To complete major works eg
Ballantyne Rd upgrade without an active transport factor is negligent.

There are many other submissions | am sure that will have far more detail around the
gratuitous lip service we are being given.

Waste

The numerous examples of waste by coundil offices is rife. Why is it ok for council managers
or officers to undertake work without due care. A recent example of this would be the
Hunter Valley road repair.

The overrun of works compared to budget. An example right now would have to be the
Ballantyne Rd job being run by council. When costs can slip by 30% or more how can we
trust the ahilities of the staff to manage such tasks.
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There are more and more examples now of council losing in the courts and having costs
awarded against them. Does this not state that there is a culture and quality issue with
management?

Town Zoning

With the section proposed in the Upper Clutha being approx. three thousand this will
accommodate approx. 10,000 more people. Given the population anomaly this is going to
be totally inadequate.

People moving to Wanaka are not all going to want to live in a high density Northlake type
of environment.

My suggestion is that a large lot zone called the Eastern Corridor is established. This would
run from the Eastern side of Ballantyne Rd to the Clutha River. This could be behind all the
density up to the Cardrona and with an urban design overlay would be the jewel in the rim
of the Wanaka urban area.
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MAYHEW David

Kelvin Peninsula Community Association
Kelvin Heights

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

The draft Spatial Plan usefully provides a conceptual framework to pull the current
disparate development plans together into a coherent plan, but fails to think outside
the box.

It implicitly endorses demand-led growth of air services which is imperiling the social
licence essential for the Airport to operate.

There is an absence of any strategic thinking about the economic and social
impacts of the Airport - no one wants to take responsibility for this critical piece of the
jigsaw, despite the expectation that the Spatial Plan would.

The draft Spatial Plan is silent as to the real prospect that there is a significant
incompatibility between environmentally sustainable growth and growth at the levels
forecasted.

Q. Please let us know if you have any further comments:

Q. If you have a pre-prepared submission, you can upload it

below. Please note that we can only accept .docx files.

Additional documents or PDF files can be emailed to letstalk@qldc.govt.nz Please write
"draft Queenstown Lakes Spatial Plan submission" in subject header.

KPCA Spatial Plan 4_21 Submission.docx
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SPATIAL PLAN for the QUEENSTOWN LAKES
SUBMISSION on behalf of

Kelvin Peninsula Communily Association

Key Poinls

* The draft Spatial Plan usefully provides a conceptual framework 1o pull the current disparate

development plans 1ogether into a coherent plan, but fails to think outside the box.

* Itimplicitly endorses demand-led growth of air services which is imperilling the social licence essential

for the Airport Lo operate.

* There is an absence of any strategic thinking about the economic and social impacts of the Airport - no
one wunts to lake responsibility for this critical piece of the jigsaw, despite the expectation that the

Spatial Plan would,

* The draft Spatial Plan is silent as 1o the real prospect that there is a significant incompatibility between

environmenially sustainable growth and growth at the levels forecasted.

Growth

The draft Spatial Plan stmes Jat page 11] it, “provides a longterm framework for managing growth. It divecrs
growth in a way that will make paositive changes o the environment, housing, access o jobs and
opportunities, the wellbeing of the community and the experience of visitors. It recognises that solving these
challenges will reguire ceniraf and local gevernment working logether with the commnity and privare
sector.” Despile the COVID-19 pandemic, “growth is expected to return, and ihe number of residents, jobs
and visitors will approximately double over the next 30 vears, requiring about 17,000 new homes in the

area” (my emphasis),

The Plan reviews the context, highlighting the constraints and challenges posed by growth. lis stanting point
is the status quo and the various development plans already prepared or in the pipeline, It uselully provides a

conceptual framework Lo pull these disparate pieces of work together into a coherent plan.

Where it falls short, however, is in not thinking outside the box. For example, the recent Town Centre and
Frankton Masterplans are treated as key inputs (both plans were pre-2020, pre-COVID); the Stralegies
described and the Priority initiatives 1o be advanced by the paninership’s joinl work programme take the

detail of the Masterplans as a given [e.g. at pages 58-59]. No aliemative is effered: where is the ‘reset’?
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The Airport conundrum

Similarly, on Airport growth, under the heading, ‘Quitcome 3: A sustainable tenerism system’, the Spatial Plan
discusses Air services across Queenstown Lakes [at page 88] on the assumption that both Wanaka and
Queenstown Airports will remain in their existing locations, The possible development of a Tarras airport is
simply treated as highlighting the commercial interest in the development and delivery of capacity 1o serve
the wider region. No attempt is made 1o evaluate the implications of potential allemative land use of

Frankion Flais which might have been expected of a Spatial Plan with a 2050 horizon,

As lor the growth in demand lor commercial air services, the Plan, having noted that “approximately 30-
40% of peaple access the region by air” simply says this "“wilf comrinne as Queenstown Lakes and the wider
region continues to develop, and it is important that the level of service continues to support this." So, the
Queenstown Airport Corporation’s (QAC) demand-led model is left untouched. (In other words, the airlines

will determine growth in passenger numbers,) Again, no ‘reset’,

The Social licence

But this approach begs the question: 30-40% of what constitutes a susiainable tourisim system? By 2051,
visilor numbers are expected Lo have doubled: see the quote above. By 2031, “it is expeoted that almost
F50,000 peaple conld be in the Queenstown Lakes ai the peak of swmmer,

af which over 90,000 will be either domestic or international visitors” |page 85), While the infrastrocture
implications are noted, as is the need for improved coordination across the tourism sysiem, there is no
recognition that the limits of the social licence as regands the Airpont growth at Frunkton have been signalled

already.

The evidence of this is starkly recorded in the Council’s Minutes of its meeting on 25 February 2020 and
consequent Statement of Expectations addressed 1o QAC, Council expressed its own expectation that there

would be no increase in the Air Noise Boundaries in these lenns:

“The Council expects QAC ro deliver a strategic plan that demonstrates fiow it
intends to maintain its long terim operational functionality while pricritisiug...
famangst other things [ continufing] to operate within the existing established noise

boundaries™,

This clearly reflected, immediately before the pandemic, that Council recognised that QAC could not expect
1o be able 1o provide a level of service 1o meel. say, 30-40% of visitors numbering 90,000 a day (as

conmemplated by 2031) by continuing to expand aircrafl moveinents jnto the Frankion Airport,
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Atno stage has QAC accepied this limitation,

Rather it has pointed to the Spatial Plan as the source of “a base line resource and reference document for

our strategic planning” (page 8 of QAC's Statement of Intent 2022 draft, March 2021).

Absence of strategic thinking

In this regard, while the draft Spatial Plan acknowledges this function:
“The Spatial Plan will be uised to inform and guide input to strategic decisions on air service

invesiment for the future”

il fails 1o provide any strategic thinking about air services beyond demand-led growth, simply noting:
“As strategic planning is progressed for both Queenstown and Wanaka airporis, the auipiits can be

incorporated inte future updates of the Spatial Plan.™

This lailure of the Spatial Plan is all the more disingenuous given participants in the consultation process

were told, when the development of the district’s airports were raised as a key interest lopic during the

workshops:
“that these early engugement workshops would net go into the deiail of the differem airport
scenarios or form part of the workshop exercises. This ways due 1o QLDC being in the process of
getting an Economic and Social Impacts Assessment relating o possible futieres for both the
Queenstown and Wanaka airports through Martindenkins consultants. The work being condicied
wonld defiver new fact based information and undericke relevant covmmmininy engagemeni that would
then be used as one or, a menber of sources 1o inform the draft Spatial Plan and other Council

future decision making™ [ The Spatial Plan's Community Engapement Report, March 2021, page11].

While the MartinJenkins Assessments are noted as one of the Key inputs to the Spatial Plan at pp.18-19,
there is no discussion in the drafi as to how those assessments have infermed the Plan, letalone how the
Airport can retain the social licence granted by the communily in light of the continued objection to any

expansion of the air noise boundanes at Frankion.
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Similarly, while the Spatial Plan notes “Queenstown’s rofe as @ domesiic and imternational fourism gateway
is compounding these [transpon] issues, adding ro congestion, emissions and safery issues” |page 39]. itdoes

not offer any analysis or alternatives to challenge the continuation of this role.

Growth v. Sustainability

Failure to engage with the immediate problem of air noise boundaries and the social licence or with the long
tenm location of the airpori is symptomatic of the wider lailure o manage the pressures for growth beyond

intensification of more of the same in the existing space.

None of the 108 pages of the Plan quells the concern that, allowing for a doubling in the “number of
residents, jobs and visitors ... over the next 30 years, requiring about 17,0060 new homes in the area”,
ultimately is not compatible with the Queenstown Lakes remaining both an iconic destination (a central part
of Aotearoa New Zealand's tourism offering) and a highly sought-afier location as a place 1o live. How is
such growth environmentally sustainable, both now and in the face of future imperatives af the climate

emergency?

Put colloguially, you cannot pour a guart into a pint pot. All the more so if you are not willing to consider

expanding the size of the pol by the altermative land use ol Frankton Flats.

Dravid Mayhew
Chair, KPCA
19 April 2021
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MCCAUGHAN Bridget

Luggate

Q. lam aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

| do not support any further increase in housing density or heights in semi rural villages
such as Luggate. | do not want sections to be smaller than 800m2. People do not
want to move here to live in suburbs of tiny sections and existing residents don't want
them either. | do not want to see Luggate inundated with small, cheaply built houses
on small lots in the guise of offering 'a wider range of price points.' | fail to see why
projected needs outweigh the needs and desires of current residents.

| do not support Hawea being a priority development area and | do not support
increased housing density or heights there. It would ruin a pristine lake and village for
the people who built it and who currently live there. Again, | fail to see why
projected needs outweigh the needs and desires of current residents.

| do not support the current 'dual airport' model. | do not support any increase in
international visitor flight capacity into the Queenstown Lakes or Upper Clutha areas.

Q. Please let us know if you have any further comments:
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MCPHEE Matt

Wanaka

Q. lam aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

| agree with all the feedback as outlined by the Wanaka Stakeholders group as listed
below

To complete

1. Listen to your communities. QLDC must start putting its people first: the views and
wishes of

the community you serve are paramount, and you must engage in active listening
(including real

consultation) and act on it in good faith.

2. Revise your population growth projections to reflect realistic population growth
rates. Councill

should commission realistic figures and sources produced separately for each of
residential

population growth and visitor population growth across the district, with figures
separated out

for the Upper Clutha community. These figures should be clear, easy to understand
and well

referenced.

3. Plan for a reset for sustainable tourism. Recognise that Council has a part to play in
managing

tourism growth and that your planning documents need to genuinely address issues
of

over-tourism and how to achieve sustainable destinations both for visitors and
residents.

4. Show real commitment to your climate emergency declaration and the urgent
need for

climate action. Council’'s declaration of a Climate Emergency and the well
documented and

unequivocal concerns of the community around climate change should be built into
the TYP as @

core underlying principal and key consideration of all planning and budgeting.

5. Specific recommendations relating to pages 88-89 of the SP. We make specific
recommendations in the the final section of this document.
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Q. Please describe the reasons for your position:

As above

Q. Please let us know if you have any further comments:
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MEE Bridget & Mike

Jacks Point (includes Coneburn and Homestead Bay)

Q. lam aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

We agree that planning is required to manage future growth and particularly
strategies 8-9 and support sustainable tourism, but there is no mention about how this
will be done.

The need to "Grow Well" is great but a big "No" to return to the pre Covid mass
tourism in the District.

Q. Please describe the reasons for your position:

The Spatial plan talks about managing long term growth but there is no mention
about controlling this growth. Talk of rapid resident and visitor growth returning, in
the future needs to be addressed to better manage all aspects of this plan.

A no car policy is double edged. It will only increase the demands on air travel and
our airport's and does nothing to limit the number of people coming into the region.
There is no mention about future hotel and accomodation growth. We need to
manage the number of visitors to the region slowing future hotel development.
Fewer visitors fo have a flow on effect relative to this plan.

Q. Please let us know if you have any further comments:

We must not adopt a policy of, as stated by the mayor on National Radio shortly
after being elected that if people want to come and live or visit, we will
accomodate them. That is crazy.
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MEREDITH Grant

Wanaka

Q. 1am aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Councils approach has been and continues to be very poor in the WANAKA Clutha
areas. Projects and plans have been continually moved out that would greatly assist
climate change. Case in point are the proposed safe biking lanes. QLDC has done
very little of what it promised. Also the Airport plans are a joke and the veil of secrecy
around these plans is unbelievable.

Time for the WANAKA/Clutha areas to be removed from the control of the QLDC,
we'd be better off controlled by Cromwell.

The growth proposed is not wanted nor is it sustainable under both the 10 year and
30 year plans.

Q. Please describe the reasons for your position:

The growth proposed is not wanted nor is it sustainable under both the 10 year and
30 year plans.

Q. Please let us know if you have any further comments:
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MEYER Susan

WSG, FOWW

Wanaka

Q. 1 am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Listen to your communities. QLDC must start genuinely putting its people first: the
views and

wishes of the communities you serve are paramount, and should be at the heart of
councill

strategy.

2. Re-seft for sustainable growth. QLDC must urgently address the fundamental
disconnect

between Council’s stated aspirations and the actual investments and growth
strategies planned.

3. Establish and plan for realistic population growth rates. The community needs to
see a clear

set of data: historical figures (and sources), current figures and sources, and
projected figures

and sources. Data should separate resident numbers from visitor numbers, peak as
well as

average visitor figures and predicted growth rates for each. The same data should
also be

available specifically for the Wanaka Ward.

4. Show real commitment to your climate emergency declaration and the urgent
need for

climate action. Council’s declaration of a Climate Emergency and the well
documented and

unequivocal concerns of the community around climate change should be built into
the TYP as a

core underlying principal and key consideration of all planning and budgeting.

5. Airport strategy Plan B. Council must abandon its dual airport strategy to
accelerate growth,

especially tourism growth, in the Upper Clutha and request that QAC develop a Plan
B to

manage growth sustainably within existing airport constraints.

6. Specific recommendations relating to pages 161-171 of the TYP. We make specific
recommendations in the final section of this document.

web: protectwanaka.nz // Submission to QLDC on TYP - 150421 - Pag
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Q. Please describe the reasons for your position:

You are not listening

2. Re-set for sustainable growth. QLDC must urgently address the fundamental
disconnect

between Council’s stated aspirations and the actual investments and growth
strategies planned.

3. Establish and plan for realistic population growth rates. The community needs to
see a clear

set of data: historical figures (and sources), current figures and sources, and
projected figures

and sources. Data should separate resident numbers from visitor numbers, peak as
well as

average visitor figures and predicted growth rates for each. The same data should
also be

available specifically for the Wanaka Ward.

4. Airport strategy Plan B. Council must abandon its dual airport strategy to
accelerate growth,

especially tourism growth, in the Upper Clutha and request that QAC develop a Plan
B to

manage growth sustainably within existing airport constraints.

Q. Please let us know if you have any further comments:

You are not listening. You are not prioritising you constituents wants and needs. The
council supporting private developers at the cost of the tax payers. The mayor does
not know best he has a narrow lens from which he seas the region. it is all bout
money and growth and the rest is primarily lip service to the society that does not
want the promotion of growth. Growth has to managed but in a less expansive way
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MICOUD Florence

Wanaka

Q. lam aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

| oppose the Spatial plan proposed for the Upper Clutha, instead, please revise your
document though the lens of your self-declared climate emergency AND keep
Wanaka in its current white “urban” land use and foster the two lovely little fown,
Hawea and Luggate, in that it is for the highest good of all beings involved.

Q. Please describe the reasons for your position:

Submission to the Spatial Plan
QLDC March 2021

| have read with interest and surprise the 12-pages Draft Spatial Plan Summary and
referred to the 55-pages online document for clarifications on some aspects.
Climate change

My overall impression is that, although QLDC declared climate emergency in 2019,
the plan does not put the money nor take the correct decisions to answer to this
imperative. We need to start now, not postpone it again. | know Covid has changed
the situation but reconstructing our economy looking through the lens of climate
change mitigation and resilience is a wonderful opportunity to get things right. When
used smartly, each dollar can solve both crises.

My first submission is to check each proposal and ask yourself whether is contributes
to climate change or mitigates it, and removing every dollar spent that contributes
to it.

Wanaka South

My second submission is to please stop the ubran development of Wanaka where it is
now and develop Hawea and Luggate. Here is why:

| have participated in many consultations and “conversations” in my 17 years in
Wanaka and | have never heard the idea of a “Wanaka South” from the community.
| attended the Vision Beyond 2050 meeting in Wanaka and all but one of the 15ish
tables voted for containing the Wanaka suburb to what is now consented and
develop little towns in Hawea and Luggate. Your Spatial Plan draft does not reflect
this at all and it should.

“The underlying reason people want to livgggnd visit our special place” (page 3) is



that Wanaka has a little town feel. And people love this and want to keep it this way.
Actually, our little town is already a suburbia 10 kilometers in diameter so it's quite a
big tfown already. Extending it another 5 kilometers to the South is not desired nor
needed specially when Wanaka East and North are being extensively developed.
The graph on page 9 shows 5000 more dwellings in Wanaka South! Shocking!

The suggestion “New Local Centre” in Wanaka South is contrary to the necessary
climate change mitigation. The Climate Commissioner James Renwick just said to a
large crowd of locals at the Festival of Colour “Careful Revolution” conversation: “Put
a lid on greenfield subdivision is a good first step to go in the right direction”. Climate
emergency means we need to act now, not in the next Spatial Plan. Wanaka current
granted subdivisions must be the limit of the urban sprawl. The south boundary of the
urban area must be redefined as Orchard Road / Studholme road. On the North of
these roads, subdivisions are filling up the space fast, still letting some space for
densification as required. South of these roads, the rural, natural feel needs to
remain, it is the only flat place remaining in Wanaka close area. There, parks (private
or public) and biodiversity zones, community gardens and food production could
happen, if you are serious about community “resilience to shocks of the future” (as in
the draft principles Page 4).

On the other hand, it’s striking to see how little development is planned for Hawea
and Luggate, once again in contradiction to the community Vision Beyond 2050
meeting. People in Haowea and Luggate have to drive 40 and 26km respectively to
get to anything and back, job, school, shops, clubs, these villages are too small to
sustain decent commercial activities, services and social activities. As the
infrastructures must be developed for them (I just read in the 10 years plan that this is
underway), then developing these areas with more housing, including dense housing
makes sense. The graph on page 9 only plans for 500 more dwellings in Luggate who
has been yearning to attract more people for decades, it is sad for them to bridle
their potential.

The spatial plan for the Upper Clutha needs to develop three little fowns, connected
with frequent public transport and each of them self-sustained by its own population,
services, and infrastructure. It is simple and the widely chosen option by the
community.

On page 5, the approach to growth “primarily by growing within and around the
existing urban areas of Queenstown and Wanaka” is an assumption. | heard nobody
in the community wanting that and it is not consistent with the principles on Page 4.

Well-being?

How a 15 km long community can feel connected and one?¢ One of the major
complains in this fown (complain = unwell-being) is the fact that the community
needs and wants are denied by our own council, over and over again. We are
asked for our ideas and we are an allegedly active and vocal lot, full of great ideas,
and then the council charges ahead with completely different proposals. This is very
detrimental to our community and well-being and needs to stop.

Infrastructure?

When building infrastructures for each community, it is easy to design
neighbourhoods of a human scale. Building every infrastructure and services in a way
that users improve their impact on the climate is essential. How three sports fields in a
5-km area are cost-effective and serving the whole Upper-Clutha population? This
will put everyone in their cars for their sports and recreation activities, instead of
seizing the occasion to have several teams, giving everyone a chance to shine and
engage in a healthy local competition.

Applying “user pay” principle encouragesgagople to think and reduce their waste,



water use, and car park time in town. Applying “polluter pays” principle rather than
allowing entities to externalize their impact on the community and environment is
missing from the plan. When a subdivision is built, their water and storm water systems
must be included in the initial price, not charged to the community who has already
paid for theirs.

Transport?

It is reasonable to expect people to commute by bike for 5 kilometers, but 10 km is
too long for most people. Walking distance is manageable in busy daily lives when
the trip is no longer than 30 minutes, that's 3 km. In Wanaka, most people are
already to far from their job to walk and are just right to bike (but it is not safe to do
so because the bike lanes are not properly connected).

And a quick google search shows that for people to massively uptake public
transport, the station needs to be 300meters maximum from their place. So if you are
serious about “first travel choice” (Page 4), then do not expand Wanaka boundaries.
Instead focus on adding lots of bus lines and bike lanes separate from pedestrian
footpath -as this makes it dangerous for both types of users. It's all over Europe, it is
not my job to do this research but it is well established and practiced.

We cannot have a car free destination if people are scattered on a 15km area.

Resilience and sustainability.

| am all for it and | am living it.

Some people have chosen to live in arural area and made the effort to purchase a
large land because that is how it is zoned. They then make great tree planting and
household food production because that’'s what we do, that's resilience and
sustainability. The Wanaka South area is full of places like this. It is a green belt in
becoming and rezoning it as a “new local centre” is destroying it. It is especially
critical as the “future urban” zone fills all the valley and trees in our climate do not
grow on the mountains but in people’s properties. If the council changes the zoning
to a much denser one, the rates become unaffordable and effectively pushes
landowners out of their property. Then all the planted trees are cut down, the wildlife
who lives in these natural areas phased out, the opposite of the Blue-Green Network
strategy 13 on page %4.

Wildlife needs scale and continuity to survive and thrive. If you wish for a dawn
chorus, then help these landowners improve the biodiversity of their places. There
could be a special zone-rating for the large properties who remain large in
exchange of contributing to the green belt and/or to community park or gardens.

About green belts (Blue-Green network), may | add two very well-known information
that the plan doesn’t consider:

1- Green belts do not combine well with transport network as more wildlife means
more roadkill.

2- Wildlife corridors are not sufficient to foster wildlife, they merely allow them to move
between more significant wide patches of biodiverse zones. The Blue-Green network
map in the draft plan is showing only corridors. Wanaka South would be a large
enough place for wildlife to develop, should the owners of the land be encouraged
to plant diverse trees (non-natives are a great habitat for wildlife as well as natives-
diversity is the key) and protect biodiversity by not poisoning the land. All this
knowledge is also well known and documented. The ecosystem services provided by
significant and enhanced natural areas are far greater than the cost of encouraging
private owners to participate in them.

| am sorry that your proposal of a Wanaka South is incoherent with both the vision of
our community and your own declared principles. Yes, in Wanaka, our values are
lifestyle-based and not profit-driven, it is our culture. This is why we live here. Maybe
people in Queenstown, developers and céBgultants around have a different culture



and that is fine but imposing it on us is not only unfair, but it is also the opposite of the
values and principles you declare.

In conclusion, | oppose the Spatial plan proposed for the Upper Clutha, instead,
please revise your document though the lens of your self-declared climate
emergency AND keep Wanaka in its current white “urban” land use and foster the
two lovely little town, Hawea and Luggate, in that it is for the highest good of alll
beings involved.

Thank you for reading.

Q. Please let us know if you have any further comments:
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MILLAR Andrew

Wanaka
Q. lam aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

The Spatial Plan concept is fundamentally about what the citizens/ratepayers want
their community to look like over the next thirty years. Their views have been sought
out via the extensive consultation process as detailed in the Plan. Yet it is my
submission that the most important things that they had to say have essentially been
ignored. In particular, the overwhelming view was that they have had enough of
growth such as we have seen in the past decade, and especially in the past few
years. They have said (esp. see Pp 14,15 of the Community Engagement Report) that
they want to have greater protection of the environment, control of and reduction in
tourist numbers, conftrol of urban sprawl, diversification of our economy away from
almost complete reliance on tourism and building/construction, and greater
provision of public transport and cycle and walkways. Except for the last of these, the
Plan has provided for a huge pro-growth agenda, which is described as "Managing
growth" and Growing Well'. Where is the authority for thise Certainly not from the
community QLDC is supposed to serve.

May | also point out that this outcome seems to have been somewhat of a foregone
conclusion right from the very outset of community consultation. For example, much
of the content of the Spatial Report deals with community replies to the mandated
(Council supplied) question "Which of the following three GROWTH scenarios would
you prefer". ie a complete dismissal of and diversion away from the fact that actually
the community does not want to see much growth at alll Remember what they said
in Pp 14-15 of the Community Engagement report¢ " which can be summarised as
"we prefer much reduced tourism growth, we prefer much reduced housing growth,
we prefer environmental protection and sustainability". These views are
acknowledged multiple times in the Spatial Report (Pp 38, 39, 83, etc.), but there are
no proposals or advice of any kind within the Report which give effect to these
wishes. Instead, the Report promises huge growth in visitor numbers and in housing
and talks about Growing Well, and Managing Growth. "Managing" can mean either
"domination and control over" or "contrive to carry on despite difficulties" (Collins
Dictionary). The plan does not provide anything at all of the former. It is clear that the
intention contained within the Report is the latter meaning, which is to carry on (ie
business as per usual) and try and cope wighsthe difficulties. Such approach is
absolutely NOT what the residents have clearly expressed. Their expressed wish was



that they would like to see some "domination and control" over excessive and
unrelenting growth. The Plan as it stands totally fails in this respect and needs to be
fundamentally reworked to incorporate a proper strategy containing some form of
limitation over excess tourism and urban growth, which action will in turn work
towards implementing another key item of feedback which is that of preserving the
environment and sustainability. This rework cannot be just a bit of finkering around
the edges, because the entire underpinning of the Report is predicated on massive
growth. | offer some suggestions at the end of this submission as to a number of steps
that could and should be taken.

AIRPORTS:

Any community discussion concerning airports has deliberately been prevented and
excluded from the engagement process (Pp 11,29 of the Engagement Report), and
despite a promise that community views WOULD be included in the Draft Report, this
promise has been renegued on.

It is well known that the Queenstown community does not want to see further
expansion of Queenstown airport, and also well known that there is majority
opposition to major expansion of Wanaka airport (esp. definitely no jets), yet the
Spatial Report ignores all of that and instead promotes the view (P.88) that we must
plan for and support development for a huge 300%+ growth in passenger numbers
over the next 25 years! | would like those who are considering and reviewing
submissions on the Spatial Report to ask themselves if this expansion propostion is not
a complete breach of duty and faith fowards the community it supposedly
represents? It is a total disregard of their desire to see a real reduction in the rate of
tourist growth. These passenger proposals are therefore completely out of order. If
the expressed wishes of the residents are to be in any way fulfiled, the Plan must be
completely reworked to provide for serious constraint on growth in airport passenger
numbers.

TRANSPORT:

The Plan talks about the provision of public transport and the desire to get people
out of cars. A positive thought, but for most people in the region it is only just a
thought as proper provision of public tfransport is in the far distant future. Therefore
cars will continue to be a necessary component of urban functionality. By all means
develop more cycleways, laneways and walkways which will help reduce the
dependence (although there is precious little of such development in the short to
medium term outside of Queenstown), so in these communities dependence on cars
will continue for the forseeable future. Wanaka is such a case. It is therefore
inappropriate at this stage to implement plans to reduce parking provision in the
places where public fransport is non-existent and/or unlikely to be so for a long time
yet. Parking provision must continue to be made in the Wanaka CBD and
urban/suburban development.

DIVERSIFICATION OF THE ECONOMY:

The case for diversification away from tourism and building/construction is clear but,
in the Report, facilitation of this imperative is almost non-existent. Instead of seeking
to diversify away from tourism (our dominant activity) the Plan facilitates and in
effect encourages huge expansion of tourism ( see Airport above). In respect of
building, the Plan talks of significant urban expansion, which of course means
ongoing growth in building/construction. That is the exact opposite of encouraging
diversification. Again, on this score also, the Plan needs a completely different look.
Instead of the above growth frajectory | would like to see limitations on growth in
both these sectors, plus an encouragement of other kinds of economic activity. |
would like to see Council driving or strongly supporting incubator initiatives, seed
funding, innovation scholarships etc. The region has the potential to become a
technology hub, so lets help make such thé3gs happen.



GROWTH RESTRAINT PROPOSALS:
The big questions for this generation revolve around climate change, ecological and
environmental sustainability, and by logical inference, growth. Our community has
expressly said again and again that they want much less growth, and more
sustainability. The Draft Report kicks these big questions down the road, to be picked
up by the next generation. What an insult to them, and to our current community
who have loudly voiced their desire for a change. This Plan needs to be hugely
reworked to reflect some real recognition of how the community wants to see the
region develop over the next thirty years.
May | offer some suggestions;
- No expansion of Wanaka airport beyond domestic commuting. Definitely no jets.
- No expansion of Queenstown airport.
- No Tarras airport (although outside of QLDC decision orbit, lobbying for project
denial on

the grounds of local/national/environmental/climate change disservice must be
done).
- No more urban expansion beyond the currently designated boundaries.
- No more incremental exception approvals which render the town plan virtually

meaningless.
- Rebalance our local economy away from over-reliance on tourism and house
building into a

more sustainable and regenerative model.
- Real collaboration between QLDC, ORC, local farming community, and central
government

on sustainable environmental standards.

And these are just for starters. There is much much more that can be done, and
needs to be done, o seriously constrain demand driven growth.

If you hold any doubts about the relevance of the above imperatives to constrain
demand driven growth, please read the most recent report from the Commissioner
for the Environment, plus his previous report. Both contain dire warnings about what
will happen if we continue to proceed along the path of "business as usual”. In this
Spatial report, as well as the Ten Year Plan, that is exactly what we are doing, on
steroids. And yet the Council agrees we are in a Climate Emergency! If we continue
on this path those dire consequences are pretty much inevitable.

| conclude the case......
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MONTGOMERY Stephen

Outer Wakatipu (includes Millorook & Wakatipu basin)

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

The plan to increase the ANB is as stupid as the thinking behind it. We do not need
ever greater numbers of tourists. The last 12 months have reminded us all how special
our area is and how important it is that we avoid being overrun by tidal waves of
tourists. Like most who live here | understand the importance of the tourism industry
but a major reset of the assumption that volume should be the primary measure of
our success in attracting tourists is long overdue.

Q. Please describe the reasons for your position:

As above - the focus on growth where it will only diminish the experience for both
residents and temporary visitors is stupid and shortsighted.

Q. Please let us know if you have any further comments:
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MOORE lan

Jacks Point (includes Coneburn and Homestead Bay)

Q. lam aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

The spatial plan document provided for feedback is well laid out and logical, but it is
far too long (108 pages) so that most people will not be able to justify the time to
read it in any significant detail. This intfroduces a strong bias towards those who have
a vested interest in specific aspects of the plan. There needs to be a much simpler
option / document for those with less time to be able to become involved.

The plan makes lots of assumptions which are not justified or have such huge
uncertainties that they are essentially useless. In particular, the statement "The
number of residents, jobs and visitors will approximately double over the next 30 years
requiring about 17,000 new homes in the area." is freated as fact and assumed for all
scenarios. | haven't been able to find where this information comes from, but
regardless of that, any prediction as to what will happen over the next 30 years can
come with no confidence. Not only that, but growth in residents and visitors is
something we conftrol at least to some extent - it's not just something you predict. This
single point largely invalidates the entire plan, as far as I'm concerned. The plan
needs to contemplate much more variability, and place much more emphasis on
what we want QL to become, rather than what it has to become.

The plan also is highly anthropological. Even the aspects which concern the
environment are largely related to environmental issues with immediate impact on
humans, such as climate change, rather than a desire to preserve green space for
the benefit of the entire ecology. We should be trying to limit, or even contract,
anthropological land use as far as we can.

The plan frequently refers to changing zoning to allow for the development to
happen. Zone changes should be something we fry to avoid, and there have
already been far too many zone changes during my 8 years in Queenstown. People
use zone definitions to gain some surity as to what different areas will be used for in
the future. Frequent changes, especially all in the direction of more urbanisation,
make the creation of zones pointless.

Another key aspect of the plan is that of affordable housing "underpinned by
affordable land" (according to the Urban Growth Agenda). There is simply no way to
make developable land in Queenstown Lakes affordable by national standards.
What is required is that workers in the region are paid a living wage, by which | mean
a wage sufficient to allow them to rent a rggigonable place fo live. Those wanting to
aet on the housing ladder should look to buy and rent out in cheaper areas, then



work their way up the ladder, rather than demanding that somehow houses they
want to live in are created at a price they are willing to pay when that is completely
incompatible with the market.

Rather than developing new properties, at least in the short term, we should be
looking to reduce the number of unoccupied dwellings and to encourage
conversion of short-stay visitor accommodation to long-term rentals (or sales). In
general, short stay tourism, and especially long-haul, short stay tourism, is something
that will inevitably be discouraged in view of climate change.

The plans are community focused, which [ like. | feel that it's important to have
infegrated communities providing internal support and a welcome to an appropriate
number of visitors. Communities need to be able to access everyday needs within
the community, ideally within walking or cycling distance. The plan contemplates
much of this, but a major point that seems to be omitted is the provision of
community working spaces. This extends "working from home" to "working from
community" and greatly reduces commuter fraffic without creating the conflicts with
working in a home environment.

| agree with most of the proposals regarding transport, but notice that little mention
has been made of the use of ferries or gondolas. A significant issue with active
fransport (especially cycling) is the need for secure bike parking at the destination,
as well as changing and showering facilities for those arriving at work, etc. These are
facilities that are difficult to provide on a per-business basis. | personally would be
reluctant to commute to work by bike without these kinds of facilities.

Finally, there's economic diversification. The spatial plan is currently very vague on
this, and it doesn't seem to be a priority despite recent events having made it
abundantly clear that this is essential. The drivers that bring tourists to Queenstown wiill
bring other industries here as well if we promote ourselves appropriately. The film
industry is already here, and that's great because it's low impact (on our resources),
complements tourism and has high economic value. We need to do more to
encourage this industry, such as facilitating the creation of the studio facilities that
we currently don't have to any significant extent. We should also be encouraging
industries that need to attracted highly-talented staff, on the basis of this area's
attractiveness as a place to live. Such industries are often technology-oriented, and
there is potentially a good fit with conference facilities, so we will get more "working
tourists" who come to attend a conference but also incorporate tourist time.

See comment above.
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MOORE Rachael

Luggate

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF attached

Q. Please let us know if you have any further comments:
PDF attached

638



Téna koutou,

There is much in the Spatial Plan ‘the plan’ that is commendable. It seeks to re-direct our historic habits
to meet the threats and opportunities of now and the coming years, and to respond to our community’s
values and aspirations.

It does this within this unprecedented time of a global climate emergency and in our district,
extraordinary rate of population and visitation growth.

Sadly however, it fundamentally fails due to its appalling lack of attention to our district’s largest
contributor to the climate emergency and visitation growth— the future of our airports.

The plan only notes the role of air connectivity as a sub-section within a destination management
strategy - which is itself one of 16 strategies listed in the Plan.

This failure is made more acute by the fact that the community, via a plethora of feedback channels and
reports, has made it abundantly clear that demand driven growth of the airports is unwelcome and a
huge source of concern — particularly for Wanaka airport. | will not list the reasons for this concern here,
but do ask that the Panel ensure they are well versed in this important context before finalizing their
positions on the Plan.

Some points which illustrate the failure of the Plan:
Page 88 of the plan states that:

e Air connectivity is therefore a key component of the transport system, and vital to the economic
and social wellbeing of the Queenstown Lakes.

Given this importance why does the Plan largely ignore the topic?

e Growth in demand for commercial air services will continue as Queenstown Lakes and the wider
region continues to develop, and it is important that the level of service continues to support this.

This notes that supply to date has been demand driven, and clearly states that this should continue!

e Recent proposals to develop a new airport at Tarras, while not in the district, highlights the
commercial interest in the development and delivery of capacity to serve the wider region.

This further highlights the demand driven issue and is yet another reason why the Plan needs to
prioritise air connectivity.

Page 88 also states that:

e The Spatial Plan will be used to inform and guide input to strategic decisions on air service
investment for the future.

e As strategic planning is progressed for both Queenstown and Wanaka airports, the outputs can
be incorporated into future updates of the Spatial Plan2

The first of these points makes total sense given the vital importance of this topic. The second totally
contradicts it and is extremely concerning. The Plan must fundamentally direct the development of the
airports, not the other way around.
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My request:
| request that the Plan is amended to address air connectivity as a distinct Outcome.

| suggest the outcome statement is ‘ District air connectivity that reflects community needs and values
while meeting our climate action plan goals.’

| request that that Outcome directs the delivery of at least the following:

e Active coordination with Dunedin and Invercargill airports to develop a regional approach to air
transport services

e Active development of road transportation plans to better connect our District with Dunedin
and Invercargill airports, including public transport

e Prioritization and on-going measurement of any resulting projects to include carbon impacts and
supporting district climate action plan goals

e No expansion of existing, or development of new, airports in this District.

In summary:

Our airports are a critical asset for our community, they also present huge risk in the context of climate
change and our visitation and population growth as described at the beginning of this submission.

They are critical component of the spatial development of our District — so much is driven by how our
airports growth. They must be prioritized in the Plan. A subsection in a destination management plan
will be utterly ineffective.

When | saw they were effectively excluded | felt real despair. The Plan does make effort to redirect old
habits and shift commercial investment towards the values of our community and our new context, but
largely ignores the airport topic despite its obvious importance. This in the context of real community
stress over not being heard on our loud and clear message of ‘no’ to airport growth.

Please do not fail our community by leaving the airports out of this plan or by telling us ‘it will be
addressed elsewhere’ or the myriad of other sidesteps we have heard on this issue to date. It must and
should sit in the Spatial Plan for our District.

| would like to speak to my submission.
Nga mihi
Rachael Moore
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MORTON Chris

Mt Cardrona Station

Cardrona
Q. 1 am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

| note the population forecast on p9 of the document and when | look at the spacial
plan on p7, | am surprised that Cardrona is not included. If you consider that
Cardrona is a similar size to Luggage now with greater growth prospects | strongly
suggest that the p7 plan should include Cardrona. Especially as the population
numbers will not include the large visitors that will be interacting with the Cardrona
Hotel and Cardrona Alpine Resort.

| sincerely hope this will be reflected in the final document.

Q. Please describe the reasons for your position:

| support the real planning going into our district and trust that it will lead to better
outcomes.

Q. Please let us know if you have any further comments:
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MURRAY Werner

The Property Group
Out of District

Q. 1am aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

See Attached
- Support the inclusion of land in the eastern corridor and potentially look to expand
it to correspond with landscape character

Q. Please describe the reasons for your position:

See attached
- Logical expansion of Ladies Mile

Q. Please let us know if you have any further comments:

See attached
- Look at Infrastructure Finding and Finance Act 2020 for future funding of
infrastructure and Special purpose vehicles to ensure user pays

Q. If you have a pre-prepared submission, you can upload it

below. Please note that we can only accept .docx files.

Additional documents or PDF files can be emailed to letstalk@qldc.govt.nz Please write
"draft Queenstown Lakes Spatial Plan submission" in subject header.

Hutchinson - QLDC Spatial Plan_ Submission.docx
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HUTCHINSON SUBMISSION TO THE QLDC SPATIAL PLAN

Executive Summary

1. This is a submission made to the QLDC Spatial Plan in relation to the eastern growth corridor
and the mapping of land to which this submission relates. The Queenstown Lakes Spatial Plan is
a vision and framework for how and where the communities of Wakatipu and Upper Clutha can
Grow Well and develop to ensure our wellbeing and prosperity. It is acknowledged that the
Spatial Plan process is ultimately about giving physical effect to QLDC's growth aspirations and
strategic vision in the district through Land Use patterns, and Infrastructure design and
provision.

2. We agree with and support the proposed Spatial Plan especially as it relates to the eastern
growth corridor. It is our view that the site to which this submission relates is located within the
future urban area and is alse earmarked as a priority development area, and as this submission
shows Coundil had goed reason to do 50. However, we suggest some changes to the extent of
the area with respect to the Lower Shotover so that development in that locality falls into a
concise landscape unit and creates a defensible edge where urban development ends and rural
residential devilment begins. We have suggested this in order to discourage urban sprawl but
encourage comprehensive development,

3. The subject site is located adjacent to the Ladies Mile Masterplan area that is commonly
acknowledged as an area that is a sunny, easily serviceable part of the Wakatipu Basin that is
not prone to hazards. The Ladies Mile is also adjacent to an existing developed area, and not far
from Frankton Flats and its industrial zones. It is one of the few undeveloped areas remaining in
Queenstown and can be connected up to major infrastructure relatively easily. As part of this
submission we make a case for developing as part of the status quo which would result in rural
residential development. Or alternatively we could develop with a longer view and develop in
accordance with the direction put forward by the spatial plan as part of a future urban area. We
have done this in order to present to Council the issues and options that we have looked at as
part of a development strategy for the subject site,

4. As part of this submission we have also put an option forward for the future funding of
infrastructure and we have given a brief overview of why we believe the Infrastructure Funding
and Financing Act 2020, through Special Purpose Vehicles would be a geod funding option for
Development in the District.

S. Finally it is concluded that we support the Spatial Plan in its inclusion of the subject site within
not only the future urban area and also a priority development area.

Page 1
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Introduction

6. Thissubmission is primarily in relationtoland that is located at 63 Lower Shotover road (referred
to herein as the subject site). The subject site is located to the north of State Highway 6 on the
river terraces wast of Slope Hill, between Lower Shotover Road and Spence Road, as shown in
Figure 1 below. The subject site comprises of a number of titles with a total land area of
approximately 12.4 Ha.

Figure 1: Subject site indicated in red

7. The principal purpose of this submission is to ensure that the QLDC Spatial Flan recognises the
unique circumstances associated with Ladies Mile in general and specifically how the subject
site integrates with development along Ladies Mile, We reeognise that the Spatial Plan covers
the land that makes up the subject site and will form part of the regulatory tools that will provide
for its potential future development.

8. It is acknowledged that the Spatial Plan is a high-level guiding document, and detailed matters

of zoning and property specific policy are the domain of a Future Development Strategy that will

kely be implemented under the yet to be released Strategic Planning Act, and the District Plan

and not the Spatial Plan. However, The owners of the subject site seek to ensure through this

submission that the direction, language and context provided by the Spatial Plan does not

directly, implicitly or inadvertently precdude future development on the subject site or fail to
recognise its unigue qualities.

Current State and Challenges

9. There are currently a number of processes that are currently underway that affect the subject
site, these are outlined below along with the challenges that are presented as part of the various
processes occurring.

10. QLDC is in the process of completing the review of its District Plan (PDP) and has rezoned the

subject site from Rural land to Wakatipu Basin Lifestyle Precinct. I'

-
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Figure 2: Locotion of the subject site within the Wakoatipu Basin Lifestyle Precinct

11. As growth continues in Queenstown the Ladies Mile area has obvious attributes that make it an
important consideration in planning future development in the district. The development of a
sustainable eommunity east of the Shotover River is a unique opportunity that comes with a
number of significant challenges as well as great potential.

12. Given the importance of the land to the east of the Shotover River to help Queenstown eope
with future growth, QLDC are undertaking @ Master planning exercise within the Ladies Mile
area The land that is subject to the Ladies Mile Masterplan area is directly adjacent to the
subject site as shown in Figure 3 below.

Figure 3: Lodies Mile development area fsource:
{approx.)

W

Masterpian Options Diagram A), subject site shown in red

B
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13, While the subject site was not included in the Masterplan area it shares many of the same
attributes of the land that is contained within the Ladies Mile Masterplan. The subject site is
located on land that is sunny, easily serviceable (see figure 4 below for current water and
wastewater locations), and not prone to significant hazards. It is also adjacent to an existing
developed area, and not far from Frankton Flats and its industrial, retail and mixed use zones,
employment centres and airport,

14. The subject site is one of the few relatively large undeveloped landholdings remaining near
Queenstown and can be connected up to major infrastructure relatively easily. It is also lies on
the main transport corridor into Queenstown, which are highly conducive to connection by
public transport. Noting that all the Masterplan options (see figure 3 above) include a new
intersection on Lower Shotover Road in close proximity (approximately 200 metres) to the
subject site which will give good access into the Ladies Mile Masterplan area.

Figure 4: Water olong SHé Sewer along SH6

15. The site has been earmarked as future urban and pricrity development within the eastern
development eorridor of the Spatial Plan. It is understood that the spatial plan is a high level
document and is not intended to be accurate to the property scale but given the location, size,
and uniqueness of the subject site is it considered that it was intended or should be intended to
be included within the future development area. Figure 5 shows the approximate location of
the subject site within the Spatial Plan.

Figure 5: Locotion of the subject site in the Spatiol Plan {shown in green)

| ]
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16. There are two development scenarios open to the owners of the subject site, namely:
*  QOption 1 - pursuve a development that is inline with the PDP

*  QOption 2 = pursue a comprehensive development that is inline with the direction of the
Spatial Plan which is urban development (priority development area)

Option 1: Develop in accordance with the District Plan PDP zoning

17. Qutlined below are the anticipated results of development as an option should it be pursued as
allowed for under the Proposed District Plan.

Development pattern

18 The subject site is zoned Wakatipu 8asin Lifestyle Precinct under the QLDC Proposed District
Plan. Under the current zoning, Rule 27.6.1 (Subdivision) allows for lots with a minimum area of
6000m? and an average area of 1ha, and 24.5.1.1 allows for, a maximum of one residential unit
per site, within the Wakatipu Basin Lifestyle Precinct (Land use) on sites with a net site area of
1ha or less.

19. We have prepared a draft subdivision plan that would comply with these requirements. The plan
would result in 11 rural lifestyle properties as shown in Figure b below.

Figure &: Development potentiol under the Wakatipu Lifestyle Precinct

As the toneept plans provided illustrate, whilst looking ‘green, this results in
* Residual land outside the curtilage area that is largely impractical for any ‘rural activity’,

*  Multiple driveway crossings

[ ]
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20.

21

* 11 individual wastewater systems

® A water take from the Shotover River (note that applicant has access via road reserve)

As mentioned above, given the sites specific attributes and proximity to both the Ladies Mile
Masterplan area, Quail Rise neighbourhood and existing Ladies Mile urban environs, the
transition of the area from a ‘rural’ to an ‘urban’ environment is a logical and necessary change.

Should development be undertaken in accordance with the PDP zoning it would mean that
essentially the lifestyle subdivision (figure 4 above) would result in large lot suburban
subdivision which is merely a precursor to further urban infill development over time.,

Rural Character

22

23.

The PDF recognised the subject site as being located withinthe Domain Road River Terrace (Land
Scale Unit 7). The capability to absorb additional development within this character unit is
moderate to high. It is noted that the PDP through the character units shows a desire to maintain
and enhance the underlying landscape character attributes.

We have undertaken a hight-level landscape study over the subject site. Tony Milne from Rough
and Mile has prepared a Concept Diagram and this has been included within Appendices of this
submission and Figure 7 below. We note the following in relation to the landscape character

Uppers eemace

Lowas Woriice

Escopmenm - no tulld
Pertnaran/tycle znmetion

¥t tohe drtervned foige

Dawset v e I ke o el
Canercion
Faendnn nf | ades Mie Larvifomm
Ladas Wile Mester Han Ooundery

Fgure 7; landscope Concept Diagram

*  Regarding landscape and landform the land seems to be a logical extension to the Ladies
Mile Masterplan land.

*»  We consider that if the subject site was not included or considered for future development
then it would appear as an anomaly, given the existing development between it and the
river and the planned development of Ladies Mile,

| ]
S Pa—
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¢  Currently the boundary between Ladies Mile Masterplan area and the subject site is a road,
and the cemetery. In drafting the Wakatipu Basin Land Planning Study it was thought that
roads in the District should be considered the lowest in the scale of defensible boundaries
for a transition between rural and urban development. We believe that there is a defensible
boundary to the north west of the site.

* The land has been categorised in the above study as having moderate - high capacity to
absorb development. We concur with this.

s The escarpment between the two terraces should be free of development,

*  The upper terraee (area 1) is more sensitive to development and would suit more open
space

* In places the existing vegetation provides very good external screening so any future
development should look to maintain some of this.

Development Feasibility

24, We have undertaken a high-level review of the development economics and feasibility as it
relates to development on the subject site under the PDP zoning. We believe that it is important
to consider the development economics from a developers/landewner’s perspective as at the
end of the day this will be a major determining factor an any future development of not only
the subject site but any site.

25. The Hutchinson property is of sufficient size (12.3ha more or less) to be relatively-easily
subdivided into 1 ha (average) lots. Concept plans indicate that 11 lots could be achieved.

26. It is not uncommon for rural lifestyle sections in the Wakatipu Basin to sell for between $1.5m-
$1.9m.

27. Should a subdivision yield 11 rural lifestyle lots as expected revenue from the sale for those lots
couldin in the order of $17.6m. The approximate cost of completing the works required for the
subdivision including services and access would he in the order of $1.875m. The rateable value
of the land is approximately 57.45m. That would make the total cost of a subdivision
approximately $10.709m. That would leave a gross profit of $6.89m. Noting that the applicants
own the land that realisation would be substantially higher if the land cost were different.

28 As can be seen from the above calculation it makes good financial sense to subdivide into rural
residential lots given the level of additional capital that is needed and the level of risk that would
be involved.

Option 2: Develop in accordance with the direction set out in the Spatial Plan

Case for development of a higher density on the Subject site

29. The subject site is signalled as being a future urban area and a priority development area under
the Spatial Plan. We understand that the spatial plan si a high- .

the
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level document and in this section we build the case for development in accordance with the
Spatial Plan as it relates to the subject site.

30. The Ladies Mile provides the opportunity to establish dwellings at a density that can support
improved community facilities and recreational areas to what will likely become the largest
population centre in the Wakatipu Basin. The challenge with this area is that it needs to be
properly planned to support such a large population and alse to ensure that the development
supports passenger transport modal shift.

31, Aspart of the Spatial Plan Council undertook a study focusing on the constraints that exist within
the Queenstown area Figure 8 below shows that the subject site is light purple which represents
fewer constraints.

Constraints

Figure 8: Constraints Map subject site fin red), light purple denotes lend with fewest constromnts {source: QLDC
Spatial Plon Map 4)

Access and Services

32. Further to this the subject site has access to services that are in close proximity to the site (water
and wastewater 3s shown in Figure 4 above. QLDC has secured funding to improve the
infrastructura in Ladies Mile and these services will continue to be improved over time.

33. Access to the site is via Spence Road and Lower Shotover Road and as can be seen in Figure 3
above a new intersection which could be serviced by a bus route in the future is to be established
as part of development that will be in accordance with the Ladies Mile Masterplan.

34, It is also noted that we make the case here that the pedestrian networks that are proposed
under the Ladies Mile Masterplan as critical for the sustainable future development of the
eastern corridor as modal shift and active transport options are the cornerstone to being able
to deal with future traffic volumes. Having a pedestrian link going Y

the
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from Lake Hayes to the River is an important principal of the Ladies Mile Master Plan. We
consider that the subject site is an important part of that strategy as it provides for direct
connection to the Old Lower Shotover Bridge and on to the river and Quail Rise. Figure 9 below
llustrates the connection and eompares it to the connection shown in the Ladies Mile
Masterplan.

A 2 Tk T 2 AN i,
Figure 9: Top: pedestrion link through the subject site; bottom: Pedestrian link through the cemetery os shown
in the Ladies Mile Master Plan aptions

-,

Hazords

35. The subject site has largely the same status in relation to Hazards as all the land along Ladies
Mile.

Pressure on the Environment

36. The Ladies Mile provides the opportunity to establish dwellings at a density that can support
mproved community facilities and recreational areas to what will likely become the largest
population centre in the Wakatipu Basin. The challenge with this area is that it needs to be
properly planned to support such a large population and also to ensure that the development
supports passenger transport modal shift. It is important to note that development on the
northern part of Ladies Mile will not happen ovemight.

| ]
B [——
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Comprehensive approach to growth with a principled approach

37

Notwithstanding, even if the land is transitioned from rural to urban, there remains a strong
economic disincentive from pursuing better development outcomes. 1the example given above,
the potential 11 lifestyle lots at current prices of $1.6-1.9m+ per lot, produces a substantial
profit for relatively low cost and risk. Consequently, as the marginal profit on smaller lots is
greatly reduced, to achieve and incentivise better outcomes (environmental, economic, social
and built form) for both landowners and the community requires a substantial increase in the
potential vield.

38. We believe the only credible way t0 achieve this, meet the objectives and pelicies of the zone

39,

40.

41.

and deliver quality outcomes is through principleded comprehensive development that aligns
with and delivers on the '‘Grow Well' or ‘Whaiora' framework from the Spatial Plan.

We have included a first draft of the principals that could guide development should a
comprehensive development approach be taken on the subject site (included in the appendices
of this submission). The principals that could be developed to be sensitive to the rural character
of the site at present, and also acknowledge we need to plan for growth in a comprehensive
manner while setting up a defensible edge to guard against un-necessary urban sprawl.

Such principles should include:

*  That the development footprint is less than 50% of any developable area so that landscape
character attributes can be maintained and enhanced

*  Enabling sufficient density to ensure higher yields within the urban footprint

*#  Optimising landscape outcomes

*  Enabling and supporting other commercially-viable non-residential activities

*  Providing affordable housing options through innovative funding models

*  Ensuring whole of life model with hausing for elderly, young, families, singles etc.
*  Reducing the enwironmental footplate of development

We have prepared a draft plan of what comprehensive development could look like on the
subject site and has been included in the appendices of this submission, and shown in Figure 10
below.
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Figure 10: Possible comprehensive development plan for the subject site.

42. As anoverview the plan that we have prepared as comprehensive development as one possible
scenario which aims to achieve the following:

* Providing for appropriate non-residential activities (including visitor accommodation,
commercial recreation activities and community activities, schools or medical centres), with
more space around themn within the upper terrace (area 1 as shown in Figure 7 above) that
would aim to provide for work opportunities dose to home, and in doing so:
= Reduce transport demands and issues
—  Support local business and investment
— Create opportunity for locals

* Comprehensive urban development enables and supports alternate infrastructure
solutions that often diverge from the Code of Practice but deliver outstanding befits to both
users and the community. These include but are not limited to:

= Alternate 3 waters infrastructure {low pressure systems) and processing
— Local energy generation and distribution systems

* In terms of the extent of the Spatial Plan in the Lower Shotover area, we concur with our

Landscape Architects {Tony Milne for Rough and Milne) that:

— Roads are not defensible edges, and in this instance;

— That the ‘top of bank’ edge on the southem side of the large depression
(approximately at the 107 Lower Shotover Road entry) is a defined edge to the north.
The recommended character zone edge is shown on the Landscape Consext Plan
attached within the Appendices of this submission. On this basis, we believe that the
recommended character zone edge should be the ]
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northern extent of the future urban land as marked in the Spatial Plan in this locale, As
shown in Figure 11 below,

Figure 11: Proposed addition to the northem edge of the future urban zone of the Spatial Plan {shown in
yellow)

43, A ‘capacity of the land to absorb development’ approach coupled with gquality, compact urban
development, we believe, will deliver the right outcomes that give effect 1o both the Landscape
Character objectives as well as the Grow Well or “Whaiora” aspiration of QLDC.

Priority Initiatives (OurApproach)

QLDC Spatial Plan/Future Development Strategy/Plan Changes

44. A limited amount of land is expected to change from rural to urban use over the next 30 years.
These locations are identified as future urban areas within the QUOC Spatial Plan. This change
will be phased with the delivery of enabling infrastructure to ensure the needs of the revised
land use are well met. As well as housing, the future urban areas will provide space fior business
activities and emnployment, new open spaces and community facilities. The scale of these areas
present opportunities to Masterplan new neighbourhoods focused around public transport,
walking and cycling and well-designed medium and high-density dwellings that will provide
more housing choices for residents.

45. We have prepared a draft master plan over the subject site that we believe gives an insight into
what a comprehensively designed neighbourhood that is principal led and is sensitive to The
Grow well aspirations of the District could look like. We understand that the suitability of these
the subject site for future development requires more detailed investigation as well as
confirming how they will be serviced by public transport, which is a prerequisite for any new
significant area of urban growth. However we are of the view that including the subject site
within the Spatial Plan is the correct approach to providing for more comprehensive
development that can meet the future needs of the community. ]
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46. We understand that developing the subject site to the higher density put forward in option 2
above would require more time and would be dependent on:

*  Review zoning and other levers to enable higher densities and more flexible use of land
within the existing and new urban areas in appropriate locations identified in the Spatial
Plan.

*  Structure plans potentially being part of Future Bevelopment Strategy prepared under the
yet to be release Strategic Planning Act.

Funding Infrastructure

47. We understand that funding infrastructure needs to go through a Council Long Term Planning
process and having an idea of what future development could look like aids that process. We
also understand that infrastructure along Ladies Mile will partially be delivered through the
Housing and Infrastructure Funding that has already been secured.

48. We believe that Council should also investigate the use of altemnative funding and financing tools
to accelerate infrastructure delivery, Gne of these tools is the Infrastructure Funding and
Finance Act 2020 (IFFA), that has been used in Auckland for the development of Milldale.

49, The IFFA is a particularly powerful tool because it provides for the delivery of public
infrastructure under a ‘user pays’ model. Under the IFFA, any person or entity can request any
council or regional council, or combination of councils, to form a Special Purpose Vehide ('SPV)
for the funding and installation of infrastructure for a development. Any expenditure that will
be recouped through a levy.

S0. We believe that a targeted approach through IFFA would suit Queenstown District well, given
the different speeds and development requirements that all the settlemenits in the district have.

Conclusion

S1. As part of this submission we have looked at the two development pathways that are currently
open to the applicant. Option 1 being a rural residential development in accordance with the
QLOC PDP zoning, the other being Option 2 which is a comprehensive development to a future
urban density. We have demonstrated the allure of developing in accordance with the District
Plan zone from a financial returns perspective. However, we do not consider that this type of
development is condudve to growing our community well.

S52. We consider that a principled and comprehensive approach will result in better outcomes over
the long run, and we agree with the direction of the Spatial Plan that earmarks the subject site
for Future Turban Development [Priority Development Area). We do also want to acknowledge
that a comprehensive development strategy would take longer to complete and result in
delayed finandal return. It is also acknowledged that a comprehensive development approach
would be best realised through a design and build process rather than selling individual sections
that would allow for unknown built form outcomes. This type of development carries a higher
level of investment and as such is of a higher risk. That would means that medium to hi density

[ ]
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development would suit a comprehensive development strategy being pursued over the long

term.

53. The applicants wish to thank the Queenstown Lakes District Coundl for the opportunity to
submit on this Spatial Plan and have our views taken into consideration. We look forward to
seeing the matters contained in this submission addressed and continuing to work with

Queenstown Lakes District Council in the future,
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Landscape Context
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Spence Road

Spatial Plan Submission Hutchinsons - Lower Shotover April 2021




Concept Plan

Total Site Area: 12.39ha

LandUse Areas

FEATURES

1.
2.
3.

Main entry to upper village area
School with playing fields towards road

More intensive housing around central
piazza area

Secondary entry to manor house
complex and village area

Manor house complex

Main pedestrian/cycle path to Ladies
Mile masterplan area

Potential northern pedestrian/
cycle connection to other future
development

Restorative landscape along bank
edge

Eco-tourism, production and
community facility

. Facility entry from Spence Road

. Lower village core with shared space

and higher density living options
accessed from dedicated Spence
Road entry

. Compact urban village housing

. Visual/ amenity breaks in development

to extend landscape

. Larger housing options

Spatial Plan Submission Hutchinsons - Lower Shotover

April 2021




Public Openspace + Pedestrian/Cycle Path Linkages

"

Existing Path

Propos:éd Route in Ladies Mile
Masterplan to Town Centre

Spatial Plan Submission Hutchinsons - Lower Shotover April 2021
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NEWICK Lisa

Out of District

Q. lam aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

- Remove the assumption of continued growth of ZQN. This is not supported by the
community in the QAC's ANB expansion plans in 2018 or the community petition.

- The ability to expand the ABN should be excluded from the Spatial Plan to reflect
the solid and consistent feedback from our community.

- Continuing to grow a noisy international airport in the middle of an increasingly
dense urban area does not enhance any of the four well-beings the council is legally
required to provide for.

- The Spatial plan ignores the huge impacts of the airport on use of the ZQN land and
the land under the ANB.

- The page 88 statement of political support for unquestioned continued airport
growth contrary to strong and consistent community feedback should be removed.
- No consideration has been given to the threats and opportunities offered by the
Tarras International Airport.

Q. Please describe the reasons for your position:

| am opposed due to the inclusion of the ANB extension proposal as stated in my
comments above. | categorically oppose any expansion of the airport on the
grounds that it is not wanted nor required.

Q. Please let us know if you have any further comments:
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NICHOLSON Andrew

Albert Town

Q. lam aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

| am very disappointed and angry in the lack of communication from the council
and the secrecy around the airport plans.

The residents of Wanaka have made it clear they do not want another jet airport in
the area.

It appears the council pay very little attention to what the maijority of the residents of
the upper Clutha want, and are sfill going about their plans without any changes to
their business model.

In light of the pandemic and an environmental crisis it seems there is no thought or
plan by the council to become carbon-neutrale A reset in the tourist industry that
reduces its footprint will be essential if we are to be sustainable.

So why are we investing in Jet airports 2

Who will pay for the massive infrastructure needs of the area? Which we know are
already under pressure and not up to standard currently.

The community will pay and not just with money in the rate rise, but the loss of the
environment that make this place beautiful is the greatest of costs.

Q. Please describe the reasons for your position:

| think there needs to be a serious rethink in council about the direction the
community would like to go.

It appears that the money end of town and big business interests have a much
bigger say in what is being planned than the majority of the residents of the area. |
think. Council really need to listen up!

Q. Please let us know if you have any further comments:
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PAGE Nick

Wanaka
Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

I have prepared a written submission and will email it to lets talk as per the
instructions below.

Q. Please describe the reasons for your position:

See written submission

Q. Please let us know if you have any further comments:
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PAGE Nick

Wanaka

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

The QLDC Draft Spatial Plan is fatally flawed as it grossly underestimates likely future
population growth.

The Spatial Plan may read nicely as an aspirational document but as a Plan it is
almost useless as it is entirely based on assumptions of future population growth that
defy historic reality and any reasonable assessment of what the future might hold
under present council policies.

For reasons that are not made clear in the documents the growth options
considered in the Draft Spatial Plan are only for historically low or very low growth
rates, of the order of a third of average annual population growth levels over the last
25 years and less than 20% of the annual growth that has occurred in recent high
growth periods. Notably the documents contain no information on measures that the
council is proposing to take to somehow try and ensure that its projected low to very
low growth rates actually occur.

A core requirement of any valid Spatial Plan process is that it consider a full and
realistic range of growth options. This is not the case for the published draft of the
QLDC Spatial Plan, which is completely based on unrealistically low growth options.

Queenstown itself over recent years is of course a perfect example of what happens
when this process does not work. With growth that has not been properly planned for
we have ended up with congestion, housing issues, labour force issues etc and
seemingly endless catch up. These problems are in a significant measure due to
QLDC's own poor long term planning. For example, the 2012 QLDC 10 year plan
predicted annual population growth over the next 10 years would be 2.2% per year.
This was in spite of average growth over the preceding 10 years (2001 to 2011) being
at arate of 5.2% per year. What actually happened between 2011 and 20202
Instead of slowing as QLDC planned for, average growth in the regions residential
population accelerated to 5.5% per annum. The resident population of QLDC grew
not by around 7500, as predicted by QLDC in their 10 year plan, but actually by
around 19,000, contributing to the range of problems we are faced with today.

So now QLDC is unbelievably trying to tell us in the Draft Spatial Plan that future
growth will only average between 1.6% and 2.2% per annum. They present no
explanation of why they assume such low future growth or critically what measures
they are going to infroduce to ensure the growth is so severely limited. Such a
massive reduction in future growth rates from those of the immediate past simply
make no sense. Once we pass any population growth disruption from Covid in
2021/22, and at this point that looks minimal, it is completely unrealistic to expect
long term growth rates at a small fraction gggistoric levels when none of the drivers
that have been behind the growth over the last 25 years have changed.



| have done some specific analysis, as shown in the spreadsheet attached below,
but in summary some population facts and projections are as follows;

Historic Data

Actual QLDC population 2020 according to QLDC's Spatial Planning document :
41,000 (this figure is not supported by published Stats NZ figures)

Actual QLDC population 2020 according to Statistic NZ info share published data :
47,000

Average actual annual QLDC population growth rate 1996 - 2020 (Stats NZ data) :
5%

Average actual annual QLDC population growth rate 2016 - 2020 (Stats NZ data) :
7.05%

Growth Projections (From Page 12 of the Spatial Plan report & my spreadsheet
analysis)

QLDC spatial plan "low" growth option for QLDC population 2050 (1.6% average
growth rate)

66,000

QLDC spatial plan "high" growth option for QLDC population 2050 (2.1% average
growth rate)

76,000

A more realistic range of growth scenarios (see spreadsheet NP 1) based on historic
facts:

Low growth option for QLDC population 2050 ( 3.2% average growth rate)
120,000

Medium growth option(s) for QLDC population 2050 ( 4.5% average growth rate)
170,000

High growth rate option for QLDC population 2050 (6% average growth rate)
270,000

The range of the growth rates | have chosen relate directly to the historic growth rate
figures. As an interesting comparison Tauranga City (population now about 150,000)
has had an annual growth rate of about 4% for the last few years. So as a minimum |
believe that QLDC's figures underestimate resident population growth by almost
100% and this could easily be a 300% underestimate if the strong growth rate of the
area experienced in recent years continues. It could of course be even higher, as it
has been in the last few years.

The consequences of QLDC's current underestimates are that instead of 30 year
planning needing to cater for a maximum of 30,000 extra people, as projected in the
Draft Spatial Plan, QLDC should have in mind the possibility of an extra 230,000
people, clearly a vastly different prospect.

Now | stress that | am not promoting growth, only asking that planning is done on
reasonable projections. From my analysis the QLDC Spatial plan DOES NOT do that. |
realise that the "aspirations” of many residents are for lower growth but aspirations do
not deliver outcomes unless specific measures are taken, and nowhere in the Spatial
Plan do | see any indication of these. In lieu of measures of this type, planning for
realistic, even if problematic, growth rates must be part of the Spatial Plan process.
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So now lets look at Wanaka township specifically (excluding Hawea and Luggage
for the purpose of my analysis), which has a current population of about 10,500.

Over the last 25 years the population of the Wanaka area has grown, on average,
by 6.3% per annum (spreadsheet NP 2). Over the last 5 years (2015 to 2020) Wanaka's
growth has averaged over 8% pa. If anything Wanaka may be better placed in
terms of land availability to handle growth than Queenstown so it is possible that,
contrary to another assumption made in the spatial plan (equal growth of all areas
within QLDC) , Wanaka could see a greater proportion of the areas growth than
Queenstown, so this may tend to further accelerate future growth in the Wanaka
areaq.

So what do different growth rates mean to the population of Wanaka township in
2050.

QLDC spatial plan (implied) population (table 2, approx 2% growth pa) - 2050
population : 19,000

NP Scenario 1 population (see spreadsheet) - annual growth 4.5% (still less than
historic average) - 2050 population : 45,000

NP Scenario 3 population (see spreadsheet) - annual growth 6% (less than the last 5
year average) - 2050 population : 70,000

What might this mean to the physical growth of Wanaka?

The Draft Spatial Plan envisages Wanaka townships growth being constrained by the
Cardrona River for the next 30 years, with some intensification in the main town area
and higher density development in Three parks etc.

It is worth noting here that the "Priority Development Area" for Wanaka (map Page 61
of the Spatial Plan) includes both the existing golf course and Lismore Park. | do not
believe that either of these should be considered as available for development, let
alone part of the "Priority Development Area”.

| have analysed the approximate area required for the higher growth scenarios (see
spreadsheet NP3), including consideration of greater average density being
achieved in future development (see attached markup). | fully accept that these are
indicative only, ignore issues such as flood planes, productive soil protection,
protection areas of natural landscapes etc but they do indicate the gross
shortcomings of the Draft Spatial Plan. Clearly however, for environmental and
practical reasons, future growth in Wanaka is going to tend to follow the
Hawea/Clutha valley towards, and eventually past, the existing airport and Luggage
and under no realistic growth scenario can it be expected to be constrained by the
Cardronariver.

A proper, comprehensive, realistic spatial planning exercise is ABSOLUTELY CRITICAL
for the region and for Wanaka (as opposed to the current Draft Spatial Plan
document) but | tfrust that my markup highlights the significance of the issues to be
considered, many of which are listed as aspirations in the Spatial Plan document but
not at all appropriately considered due to the unrealistically constrained population
growth assumed.
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Q. Please describe the reasons for your position:

So in summary, | believe that the Draft Spatial Plan presents a completely false
impression of the likely growth of the region, including Wanaka, over the next 30
years. It is vastly over conservative while giving no indication of any actions council
will take to limit growth.

It in no way supports our district to "Grow Well" as set out in its goals. On the contrary it
is in fact a recipe for the the district to "Grow Badly".

The actual spatial planning work presented in the document is invalid because of
grossly deficient assumptions and make the draft as presented of virtually no use in
planning for the future or ensuring that the region can be realistically prepared for
the future.

Council need to start again on the numbers, provide its communities with realistic
growth scenarios and tell us how those could be planned for and what actions
council propose to take to limit growth while catering for the inevitable growth.

The community should then be give a further opportunity to comment in detail on a
realistic document, as the gross overall inadequacies of the current Draft Spatial Plan
make detailed comments virfually redundant.

Q. Please let us know if you have any further comments:
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PATERSON Keith

Wanaka

Q. lam aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neutral

Q. Please let us know your comments or feedback:

We participated in spatial plan work at Luggate where we also have an interest. At
that time there was good support for urban growth of the town into the Luggate
Triangle. | do not see this are identified as future urban growth area. The idea of
intensification to achieve growth did not align with the Town aspirations of
reasonable sized secitons and areas for kids to roam around in frue kiwi kid style.

Further, Luggate represents a better place for future growth than Hawea simple due
to location and access to existing infrastructure. And we note Hawea has future
urban areas identified. The logic is not consistent. Luggate has water, highways
access to waste water treatment and plenty of opportunity to develop affordable
land for housing with a supportive community (of which we are part).

Q. Please describe the reasons for your position:

We are supportive of Wanaka and Qtn plans as they seem logical but not on the
Luggate/Hawea anomaly.

Q. Please let us know if you have any further comments:
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PAYZE Jeremy

Lake Hayes Estate & Shotover Country

Q. 1am aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

Support the plan. Vital to have a document which guides growth

Q. Please let us know if you have any further comments:

671



PAYZE Tessa

Lake Hayes Estate & Shotover Country

Q. 1am aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

As a district it is vital we have a plan that supports appropriate housing choice and
the right level of investment in public transport, infrastructure, active travel and
community facilities.

| support the connected settlement scenario and consolidated approach to growth
as it makes sense to build within urban areas and create clear limits to outward
growth to protect our stunning landscape and environment.

The Spatial Plan needs to be able to guide decision-making under legislation. This

would provide Council with tools to be able to support growth from being developer
led to a more community led model.

Q. Please let us know if you have any further comments:
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PERKINS Tom

None
Wanaka

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neutral

Q. Please let us know your comments or feedback:

1. Housing affordability is critical. Having lived around the world the essential
element is supply. The QLDC is far to slow at opening up new land and bringing
competition to the property sector. Without that, no plans will bring down the cost of
housing.

2. The Queenstown airport should be sold and the land utilised to turn Queenstown
into a superb mountain town for generations. Throw the QLDC support behind the
Tarras airport proposal.

Q. Please describe the reasons for your position:

Q. Please let us know if you have any further comments:
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PRICE Katrina

Kelvin Heights

Q. lam aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

| oppose the assumption that unmitigated growth is positive for the Lakes District. The
very characteristics that make the region so special are being eroded by
development and population growth. The Lakes District is an area of outstanding
natural beauty. However with a planned additional 17000 houses and
accompanying infrastructure, the area will just be another city. The world already
has enough cities. Let us preserve the natural beauty of our region for the future. |
support a moratorium on future development. The Queenstown Lakes District does
not have an obligation to house every person who wants to live in the area. The
natural beauty and features should be prioritised higher than human desire and
greed.

Q. Please describe the reasons for your position:

Growth is causing the ruination of the very characteristics that make the QLDC
region special.

Human development can not make the area ‘better’ than nature has created.

At this point in time, the area is not completely ruined but it will be if the motivation to
contfinue with urban development goes unabated.

Q. Please let us know if you have any further comments:

Development can not be undone. The QLDC has experienced significant growth
over the past 30 years. Now should be the time to pause and ascertain the full extent
of the growing pains before allowing any more growth.
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REID Marnie

Lake Hayes Estate & Shotover Country

Q. 1am aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

| DO NOT want the airport to grow any bigger...the community let you know this, and
yet you went behind our backs and tried to organise...thank goodness for covid
which stopped you in your tracks. .

Our planet cant return to " business as usual”, so we better start looking at a new way,

Regards Marnie Reid

Q. Please describe the reasons for your position:

The horse has bolted, no point shutting the gate now

Q. Please let us know if you have any further comments:
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RENDEL Ewan & Heather

Cenftral Queenstown

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Oppose

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF aftached

Q. Please let us know if you have any further comments:
PDF aftached
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E&H Rendel Spacial Plan Submission 1

GENERAL

Hauora / Wellbeing, Aumangea / Resilience and Whakauku / Sustainability need to be placed ahead of
growth. The Goal of Whaiora / Grow Well will only occur when these three Principles have been
addressed and implemented.

This Spacial Plan quantifies assumed growth and then looks at various aspects toward achieving
health and wellbeing. The 2050 projected figures are based on pre-Covid numbers and additional
Spacial Plan Capacities. There is no indication of finding mechanisms to stage or manage growth in
line with adequate infrastructure, environmental measures and social wellbeing.

Demand based growth has already proven detrimental to the health and wellbeing of both the
environment and peoples of our District. Our current infrastructure is inadequate with major
investment needed to ensure the current resident population has a healthy environment.

Growth has been seen as a way to help pay for infrastructure however this leaves us in a continual
position of playing catch up. Growing to sustain the existing is ever elusive.

Managed growth should only be “encouraged” on the basis that current infrastructure is more than
adequate to sustain current levels and any incremental increases in resident population and visitor
levels. The ongoing health and wellbeing of current residents should come first and foremost.

It is also notable that yet again the areas accessed from the Glenorchy-Queenstown Road and
beyond have been overlooked or somewhat ignored, particularly with regard to Public Transport and
Community facilities even though the population has grown substantially in the past ten years with
more families moving into the various areas. When making this submission there isn’t even a group
area for Residents between Sunshine Bay and Bob’s Cove to click on... living in Closeburn we’ve
identified as Wakatipu Basin Residents.

ENVIRONMENT

1. More emphasis / expertise must be placed on determining environmentally sound practice for
the district in all aspects.

2. Businesses must be held accountable for their actions in terms of waste and pollution and this
must start with QLDC setting an example for the district.

HOUSING

3. Growth assumptions are based on pre-Covid forecasts using 2018 numbers as a basis for
calculations. The Estimated Dwellings and Spacial Plan Capacity 2020-2050 graph suggests a
Spacial Plan Capacity (shown in yellow) of a whopping 280% approximate above the 2018
numbers and 60% approximately above the assumed 2050 Forecast Dwellings (shown in
purple).

4. Free market growth and subdivision of land without such safeguards is what has lead to our
current inadequate / near broken infrastructure, to continue this practice is irresponsible.

5. In the past growth levels have occurred more quickly than predicted. The Field of Dreams
quotation “If you build it, they will come” applies to housing capacity in a location such as
Queenstown Lakes District. This sets up an endless cycle of rezoning, subdivision of land and
speculation.

6. The more available space, the more people will continue to flock to the area for what it appears
to offer; it’s only after people move to the area they realise some of the short comings in terms
of infrastructure, environment and social wellbeing.

7. Subdivision of land in new growth areas needs to be staged based on infrastructure levels
being adequate at the time the land is subdivided with environmental and social safeguards in
place to comfortably sustain the increased growth.
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E&H Rendel Spacial Plan Submission 2

TRANSPORT

8.

9.

10.

11.

12.

Queenstown is regarded and promoted as the Adventure Capital of New Zealand. People
come here to experience being out in nature, adventure pursuits and enjoy the scenery of the
entire area. To do so people load their equipment (kayaks, paddle boards, ski’s, snowboards,
paragliders etc) into their vehicles and drive to locations at times that suit the conditions or their
work schedules. Public Transport (PT) does not generally work for these types of pursuits.

There’s no endless transport loop to all trail heads, lakeside stops and mountainous areas in the
area and really is that what we want?

As such people will have vehicles for years to come and need suitable parking solutions for
those vehicles. If housing developments are not going to be required to provide parking then
QLDC needs to look at providing long term parking areas for residents vehicles and many more
safe park and ride options along with greatly improved public and active transport networks.
Alternative transport modes including Public Transport for the entire district need to be
implemented more quickly if the true aim is to get more people out of private transport (i.e.
cars). It is remiss that the areas have been relegated to vision status.

Despite the substantial growth in population over the past 10 years there is no public transport
for communities along the Glenorchy-Queenstown Road and beyond. The road has the status
of being one of the most scenic and iconic drives in New Zealand, visitors want to take the
drive (or be driven). Public transport with services at least three times a day would provide
people with the opportunity to travel to Glenorchy and other stops along the way for a day or
half day experience... residents and visitors would both benefit from such a service (if it was
reliable) lowering the amount of traffic on the road and it may actually encourage more visitors
who don’t wish to drive to Glenorchy.

EMERGENCY PREPAREDNESS

13.

We also consider that more needs to be done with regard to Aumangea / Resilience in regard to
emergency preparedness. Wild fires pose a very real threat in many areas throughout the
district as do Earthquakes particularly in the event of a major Alpine Fault event. Evacuation
points and routes need to be considered on the basis of the numbers of residents and potential
visitors at the busiest periods of the year. A co-ordinated response will be required from local,
central and even national government and funding needs to be put aside to ensure our
emergency services have the equipment and personnel they need.

SUMMARY

We oppose the Spacial Plan in its current form as the emphasis is on growth ahead of the three
guiding principles... Hauora / Wellbeing, Aumangea / Resilience and Whakauku / Sustainability.

Looking toward Whaiora / Grow Well, the wellbeing of our Environment and Resident Population must
be protected and nurtured ahead of all else to ensure a vibrant healthy District. It’s time to consider
this a must have, not just a goal.

Ewen & Heather Rendel
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ROWLEY Jerry

Outer Wanaka (Includes Mt Barker & Dublin Bay)

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Via email:

Submission from Jerry Rowley on the Queenstown Lakes Draft Spatial Plan

Firstly, | am shocked to see in the summary under “Here's How To Get Involved” one
of the suggestions is to email a website. This doesn’t work.

For all the talk in this laboriously lengthy and fluffy document there is little in the way
of detail about how to get the thinking of people to go from dependence on cars to
preferring to use bicycles, walking and using public transport. This is evidenced in the
TYP where the maijority of the Active Transport budget has been deferred to the
back of the period where there are no guarantees of anything happening at all.
Especially when it is noted that "priority development areas" are roading “corridors” -
and they don't even include corridors where exponential growth are, or are
expected to, occur such as Northlake, Hawea and Albertown (when it is deemed fit
to mention the Three Parks to Wanaka town centre corridor).

All of the growth predictions pay little attention to the declared Climate Emergency
though there is an unsubstantiated desire to become “carbon neutral”. In itself,
growth cannot be carbon neutral. This, therefore is an enormous contradiction.

The vision for the area seems to me to be heading where Dairy farming has gone in
the last 20 years and we all know how much pressure has been exerted on them in
the last parliamentary term to change their ways. Lets not go down the path of
“inevitable” growth and put limits where possible. A district where “affordable
housing” is espoused in order to accommodate minimum wage workers is hardly
“Growing Well".

Signed Jerry Rowley

Q. Please describe the reasons for your position:

As above
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Q. Please let us know if you have any further comments:

As above
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ROZITIS Jekabs

No - on behalf of self
Lake Hayes Estate & Shotover Country

Q. 1 am aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

There will be a loud NIMBY voice who, after having moved into the district themselves
relatively recently, will be clamouring to pull up the ladder after themselves. | am
making a submission to balance that viewpoint.

This is a beautiful district - a lot of people want to come and live here. | like that the
council is thinking strategically to anticipate the inevitable growth, and ensure that it
occurs in a managed way. This sets us up well to have functional, liveable and
efficient communities in the future.

Q. Please describe the reasons for your position:

People will always want to come and live here for the same reasons that we all
moved here ourselves. The answer is *not* to pull up the drawbridge and say "too
bad, | got mine". The answer is to plan for the inevitable future and ensure that the
growth is managed in a way to support well functioning communities in the future.

The spatial planis a good plan. It clearly articulates where we'll fit in more people (in
a way that maintains manageable infrastructure for well-connected and functioning
communities) and where we'll maintain a less dense rural character.

Q. Please let us know if you have any further comments:
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RYAN Sharron

Noosa Holdings Ltd Ardmore Properties Ltd Helwick
Holdings Ltd McSafety Holdings Ltd Helwick Holdings 2

Ltd Alveridge Hall Family Trust
Outer Wakatipu (includes Millorook & Wakatipu basin)

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

We consider the population projections to be too low, therefore plans are
inadequate before they have even started.

Q. Please describe the reasons for your position:

population Projections need to be reviewed in light of recent numbers and growth.
Infrastructure is key-it is inadequate currently and will continue to be so if this plan is
implemented as it stands.

This plan feels out of date and out of touch already.

We support a submission recently submitted by Nick Page

There is an opportunity to get things right this time, but the basic premise has to be

correct at the outset.

Q. Please let us know if you have any further comments:
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SAUNDERS Chris

Luggate
Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

Insufficient consideration on the long term impact of Covid 19. Given the number of
Internationally capable airports on the South Island, any changes to Wanaka airport
are not necessary and totally inappropriate. Insufficient consideration has been
given has been given to the well being of the local community. Insufficient
consideration and protection has been provided for the special and precious nature
of the local environment. More attention is required to reduce the impact of climate
change and not to increase it which is the likely impact of this plan

Q. Please let us know if you have any further comments:
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SCAIFE Marc

Outer Wakatipu (includes Millbrook & Wakatipu basin)

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

Q. Please let us know if you have any further comments:

Q. If you have a pre-prepared submission, you can upload it

below. Please note that we can only accept .docx files.

Additional documents or PDF files can be emailed to letstalk@qldc.govt.nz Please write
"draft Queenstown Lakes Spatial Plan submission" in subject header.

spatial plan .docx
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Submission on Queenstown Lakes Spatial Plan 2020- 2050

The pattern of urban development in the Gueenstown area consists of three main nodes or centres:
Queenstown, Frankton and Arrowtown. The residential density in each node is low, with single
family houses on individual lots being the predominant housing type.

Rapid population and economic growth inthe last 25 years, accompanied by insufficient increase in
building density in the three centres, has pushed residential and commercial development cut of
the centres to new green field sites, such as large residential satellites at Lake Hayes Estate,
Shotover Country and Jacks Point, all of which were formally rural land. And also into low density, ,
rural- residential land use scattered throughout the Wakatipu basin and most other rural land
around the three main centers.

This pattern of fragmented, low intensity development is not viable given the extent of anticipated
future growth. The separate residential satellites are dependent in almost every aspect of life, such
as work, school and shopping, on travel te the centres, which places massive demand on vehicle
transport and parking, results in congestion and creates a social or community fabric as fragmented
as the physical fabric.

The proposed spatial Plan 2020- 2050 for the Queenstown arga cements in place this pattern of
low- density fragmented development for the next 30 years. A pattern that is already failing and
unsustainable.

It envisages only modest population growth of less than 2000 househalds in CQueenstown, and only a
very small increment in Arrowtown. The largest growth, approximately 4500 households, is
anticipated for residential satellites in the Eastern and Southem corridors, which brings the
population in each of these corridor satellites to that of the main centres of Queenstown and
Frankton. Of all areas, the largest growth is envisaged to occur in the southern corridor. This will
transform the character of the landscape from rural to urban and extend the urban boundary
approximately ten kilometers from Frankton. It will result in 3 massive increase in vehicular traffic on
an already heavily used arterial route into the centre,

The viability of the 2020-2050 spatial plan hinges on a shift from cars to public transport. But this
shift is just a naive assumption. There is no evidence to support the notion that Kiwis will be
prepared to make this shift. It is more likely that electric vehicles will give private vehicles a new
lease of life. But this will do nothing to address the outlined problems of a fragmented pattern of
low density development.

The 30 year spatial plan needs to concentrate development and increase density in the existing
centres, If further residential development beyond these centres i required, it would be better to
increase density in existing satellites rather create new greenfield development. Also, a glaring
missing element in the spatial plan is the Wakatipu basin itself, which is shown as “Rural™ on the
Wakatipu spatial map, butis infact almost entirely settled in a rural-residential pattern. If the
Queenstown area is willing to become a town of 50,000 households, and if we want this to be a
healthy, resilient community, we need to accept there will be change and growth of the existing
towns and existing residential areas. It is hypocritical to want growth, but not be prepared to accept
change to the places we live in. The Wakatipu basin is in the most central position between the
three urban centres, We have been prepared to allow significant development for special zones
such as Millbrook, but it seems the spatial plan is not prepared to do 50 for housing the local
community, preferring instead to hide them in satellites located in less attractive and less centrally
located southern and eastern corridors, If we want to build a good community we need to build the
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best possible towns in the best locations, not in corridors. The Wakatipu basin is the prime
candidate.
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SCHIKKER Steve

Wanaka

Q. lam aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neutral

Q. Please let us know your comments or feedback:

Having read the spatial plan document my feed back is as follows.

| have in interest and shared ownership for the 5.8 ha block on the corner of Highway
84 and Highway 6. ( known as Mt Iron Junction).

This land and other blocks within the vicinity are current anomaly’s in the district plan.
| believe the urban growth boundary should include all land within the confines of
the Clutha and Cardrona rivers. This logical boundary is consistent with many of the
spatial plans ideals.

Mt Iron Junction has currently gone through a resource consent and subsequent
mediation.

Consent between all parties has been achieved which will with final sign off from the
court provide the ability for this site to absorb a level of commercial and residential
activity.

The land is within the proposed public transport network.

The land is consistent with the good outcomes for improved housing diversification
and choice.

The proposal for this land also includes connectivity for active and passive transport
between Albertown and Wanaka.

The land has the ability to satisfy the spatial plans proposals for better urban design
and transport issues that are currently occurring with the placement of service
stations in the CBD.

The land currently has a rural zone which is completely inconsistent to the
surrounding land uses. There is absolutely no rural value or rural amenity in this block.
There is sufficient space between this block and Mt Iron to protect Mt Iron from any
effects rezoning this block would have.

Q. Please describe the reasons for your position:

My reasons are.

That of consistency in the area, not requiring further land beyond the natural
boundary of the Cardrona river to be utilised for intensification until all options have
been explored within the boundaries.

Having children who have been shut out of the housing market because of the lack
of choice and options.

Being a business owner and employer of staff who have few and very expensive
options for worker accommodation. 637



Q. Please let us know if you have any further comments:

We all wish for good outcomes.
Having been involved in many planning forums ,including 20/20 etc it is time to have

consistancy in our planning .

Also having spent considerable fime at Mt Iron over the last 5 years there is a very
very high chance of deaths occurring at the very dangerous intersection between
Riverbank Rd and Highways 84 and 6 . Now is a good time to keep the pressure on
NZTA to make improvements to that part of our roading network .
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SEMPLE Lauren

Greenwood Roche submitting on behalf of Theo Bunker

and Lorraine Rouse
Wanaka

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neutral

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF attached

Q. Please let us know if you have any further comments:
PFD aftached
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SUBMISSION ON

THE DRAFT GROW WELL - WHAIORA QUEENSTOWN LAKES SPATIAL PLAN

To:

Submitters:

Queenstown Lakes District Council
Private Bag 50072

QUEENSTOWN 9348
letstalk@gldc.govt.nz

Theo Bunker and Lorraine Rouse

Address for service:

C/- Lauren Semple
Greenwood Roche
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NAME OF SUBMITTER(S)

This submission is lodged by Theo Bunker and Lorraine Rouse who submit in opposition to part of
the Draft “Grow Well — Whaiora” Queenstown Lakes Spatial Plan (‘Draft Spatial Plan’).

This submission relates to land known as Section 2 Blk XIV SECT 5 Lower Wanaka SD (CT OT18C/473)
or “Sticky Forest” as it is commonly referred to.

PARTS OF THE PROPOSED QUEENSTOWN LAKES SPATIAL PLAN THAT THIS SUBMISSION RELATES
TO:

The submission relates to:

Maps 5, 8, 10, 12, 15 and 17

SPECIFIC SUBMISSION POINTS

Classification of Sticky Forest

The above maps in the Draft Spatial Plan identify the Sticky Forest land area as being:
‘Protected’ in part;
‘Rural’ in part; and
outside the Urban Area.

The future zoning of this land under the Proposed Queenstown Lakes District Plan is currently before
the Environment Court (ENV-2018-CHC-069) (‘Appeal’).

If that Appeal is successful, an urban zoning will apply to at least part of the land currently identified
as outside the Urban Area in the Draft Spatial Plan maps. Until that Appeal is decided or otherwise
resolved, it is inappropriate for the Draft Spatial Plan to classify Sticky Forest in the manner
proposed. In particular, those maps suggest that the future status of that land has been resolved in
favour of the first-stage decision made on behalf of Queenstown Lakes District Council (‘the
Council’). That is neither correct nor appropriate in the circumstances given the status of the current
appeal.

The submitters therefore request that the land is shown on the Spatial Plan as subject to an appeal
on the future zoning of the land.

Infrastructure

The notations for existing infrastructure facilities in Map 12 do not appear to accurately reflect the
position of the current and/or consented facilities, including those located in close proximity to
Sticky Forest.

The submitters request that this is reviewed and the maps are updated to accurately reflect these
matters.
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CONCLUSION

The submitter does wish to be heard in support of this submission.

7 ISerpl

Lauren Semple
on behalf of Theo Bunker and Lorraine Rouse

19 April 2021
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SHARPE Ben

Kelvin Heights

Q. lam aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

| support the idea of a spatial plan and the need to plan ahead for predicted
growth. However, | am finding it very hard to support something lacking in certain
detail. In particular future air traffic noise boundaries .

Given the extreme reaction by the community to QAC's proposed air noise
boundary expansion ( 1500 survey responses, 92% against ), the spatial plan should
include a specification that the noise boundaries will not be expanded.

It's very important we remember the communities overwhelming and unified
reaction against the noise boundary expansion, so we don't need to repeat the high
friction and mental stress it caused.  Including a specification in the spatial plan to
say the QAC noise boundaries will not be increased, will go a long way towards the
community being able to support the spatial plan.

Q. Please describe the reasons for your position:

No certainty around a permanent limit of the QAC noise boundaries.

Q. Please let us know if you have any further comments:
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SHARPE Brian

Kelvin Heights

Q. 1am aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neutral

Q. Please let us know your comments or feedback:

One worry | have with the ferries is that the neighbourhood surrounding any ferry
terminal enivitably becomes a carpark. An example would be the BayView marina
on Kelvin Heights. Its easy to imagine a scenario where people (for example) would
park along Oregon Drive and walk down past the Christian camp to the marina.
We have already seen happen in the Hilton, where they had to start charging for
parking, as people from Jacks Point were parking there and taking the ferry into
tfown.

It would be good if this issue was considered when planning for the ferries.

Thank you

Q. Please describe the reasons for your position:

Q. Please let us know if you have any further comments:
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SHARPE Brian

Kelvin Heights

Q. 1am aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

This spatial plan is allowing for and predicting large growth in the Queenstown area
over the coming years. But | cannot support it without specific and explicit
confirmation that the airport noise boundary will not be expanded.

Q. Please describe the reasons for your position:

The airport survey showed that 92% of all residents opposed expanding the
Queenstown airport noise boundary. Large amounts of resentment and friction will
be caused within the community unless the spatial plan explicitly addresses this issue.

Q. Please let us know if you have any further comments:
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SHARPE Kirsty

Queenstown Grey Power Inc
Kelvin Heights

Q. 1 am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

While we support the Spatial Plan generally we have a problem with the transport
issue of "main option will be to use public transport, walking or biking in the future".
Many older people will not be living adjacent to a bus stop and will be incapable of
walking or biking. Allowance must be made for car use for seniors.

Hospital facilities must be upgraded and improved with the increase in population.
The Wakatipu basin will have a population equalling that of Invercargill in time and
with that comes social responsibilities of catering for that growth. Not so long ago
may of our older folk were transferred to rest homes out of the district because
secure options were not available here. We do not wish to go back to this scenario
where families are separated.

We support the view that out visitors should be encouraged to use public transport to
keep more cars off the roads especially at peak times when congestion is a real
problem.

Airport noise is a problem for those living near our airports. Increasing tourist numbers
only makes this problem worse.

Housing options - more senior citizen housing should be made available for those of
limited means who cannot afford the high prices of our retirement village units.

Q. Please describe the reasons for your position:

We feel the principles and outcomes of the Spatial Plan are admirable. Fine words
for coping with future challenges of growth. | quote from the aim of the plan "The
Spatial Plan aims to establish an integrated, long term, collaborative strategy that
manages growth so that it improves community well being, protects the environment
and maintains a world-class visitor experience." This seems on the face of it an
impossible task. However we must try and bear in mind also that climate change
must be at the forefront in any decision making.

Q. Please let us know if you have any further comments:

Community "well being" must include the valuing of our senior citizens.
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SHARPE Kirsty

Kelvin Heights

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Support
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| feel the plan though laudable does not address the affect of the airports on our
communities. It assumes at least double the growth of visitors of that pre Covid. At
least half of these will arrive at our airports, mainly Queenstown. The Martin Jenkins
study results was not included in the feedback gained before constructing the plan.
The Queenstown community has made its feeling clear over a number of years
about the continuing growth at the Queenstown airport. The master plan for
Queenstown airport in 2018 proposed an expansion of air noise boundaries and this
was opposed by many people. 92.5% of submitters to the plan were apposed to the
expansion of ANBs. 1,500 people signed a petition also showed opposition.
Excessive noise and numbers of people would be a clear threat to community well
being in the future. The Spatial Plan does not address the impact that the proposed
airport in Tarras would have not even in the Cromwell community and this should be
addressed.

Future of our sporting facilities needs to be addressed in some way. It is unlike that
the Queenstown Events Centre would be able to cater for the needs of a much
bigger population. | suggest Jardine Park land at Kelvin Heights be considered for a
future sporting centre that could cater for those living in the southern corridor south
of the Kawarau Bridge. A road round the back of Deer Park Heights hill would need
to be in place to enable this.

Its a big ask that infrastructure can cope with peak population demand. Peaks and
tfroughs of Queenstown's tourism businesses is well know. its either a feast or a famine.
Encouraging and trying to cater for much increased visitor numbers will not enhance
community well being.

Housing - | support more options being available and feel that increasing density and
height is the only way to go to protect our country side and to provide needed
fransport and other infrastructure to increased population areas. Ribbon
development must be discouraged for this reason, What rural land we have needs
to be protected for open space and food production.

Emissions from aircraft needs to be included along with land emissions. We need to
be looking towards and planning for a low emissions and climate-resilient future.

Diversifying the economy should include the film industry and adult education to
take the pressure of tourism.

Please consider more ferry tfransport on the lake. If the planned subdivision goes

ahead at Kingston then a fast ferry service should be available to bring people to
work etc and take cars off the Kingston road to Queenstown.
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Q. Please describe the reasons for your position:

| support this generally except for the comments on the airport above.

The wording of the aim of the plan which is quoted here "The Spatial Plan aims to
establish an infegrated, longterm, collaborative strategy that manages growth so
that it improves community wellbeing, protects the environment and maintains a
world-class visitor experience" appears to be an impossible task. Increasing numbers
of people both resident and visitor in a constrained geographical area does not
seem practical.

The transport aim of having the population using public tfransport, walking and biking
as their main fransport is simply not feasible for young families and seniors for
example. Families drive their kids to afterschool activities etc and many have too
much gear to get on a bus. Seniors may not live directly beside a bus stop and
cannot walk or bike great distances if at all so will be dependent on car travel.

Q. Please let us know if you have any further comments:

Health facilities - if our population is going to increase to be the same size of
Invercargill or bigger then a proper hospital is warranted and expanding birthing
facilities.
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SHEARER Jane

Gibbston

Q. lam aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

This report is beyond disappointing. You project that visitor numbers will return to pre
COV ID levels by 2023. Whether this likely is questionable, whether it is undesirable is
unqguestionable. Are you not listening to the community saying we were already over
touristed? And a change was desperately needed? Your proposed trajectory has no
innovation or thought, just puts us back on the same path while saying, lamely
"Sustainable tourism", without saying what that means or how there might be any
mechanism to achieve it. | would have thought a fundamental of sustainable tourism
is close involvement of the whole community in the nature of that tourism, not just the
profit-making community, but that is not apparent in this document.

Further, why do you assume that continual population growth is a) desirable b)
necessarye Surely the conversations should START from the question of what optimal
urban area size is for the region, given its constraints, and how that should be laid
out, given the constraint of what already exists. No analysis is provided, simply an
assumption that population will increase everywhere in the district. Is there a point at
which growth ever stops by designe Or will it only be stopped by catastrophe.

We live in Gibbston. You appear to project that there will be over double the number
of dwellings that there are currently but Gibbston doesn't even appear on your maps
in terms of any planning for supporting that growth. There is no public transport to
Gibbston, nor public water infrastructure. People commuting from Gibbston face the
traffic jams going towards Frankton and traffic will further increase on that road,
which is already narrow and compromised at speed. What is the 'strategy' here?
None that is apparent.

If you want people to support a plan, it needs to be well thought through and the
values and philosophy behind it clear, logical and backable. This is not the case.

700



Q. Please describe the reasons for your position:

There appears to be no forward or lateral thinking in the plan. It doesn't cover areas
of the district for which it is happily projecting growth that may not be desired by the
community and apparently won't be supported by the Council. It doesn't question
the fundamental issue we are all facing - should there be any growth, why, and if so,
how much. Until we deal with the failures of growth model we cannot move forward
to any sustainable future.

Q. Please let us know if you have any further comments:
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SIMMONDS Anna

Extinction Rebellion Queenstown Lakes
Albert Town

Q. 1am aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

See attached submission

Q. Please let us know if you have any further comments:

See attached subbmission

Q. If you have a pre-prepared submission, you can upload it

below. Please note that we can only accept .docx files.

Additional documents or PDF files can be emailed to letstalk@qgldc.govt.nz Please write
"draft Queenstown Lakes Spatial Plan submission" in subject header.

QLDC Spatial Plan - XRQL Submission.docx
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QLDC Spatial Plan - XRQL Submission

Extinction Rebellion

Zella Downi

Anna Simmonds

Exlinction Rebellion (XR) is a global environmenial movement with the stated aim of using
nonviclant civil disobedience to compel government aclion to avoid tipping points in the dimate
system, biodiversity loss, and the risk of social and ecological collapse. Extinction Rebellion
CQlueanstown Lakes {(XRQL) is the local branch of ihe organisalion.

introduction

Life on Earth is in crigis. Qur climate is changing faster than scienlists predicled and the stakes
are high:

P Biodiversity loss.

P Crop fallure.

P Social and ecological collapse.

P Masgs extinction.

We are running out of time, and our govemments have failed to act.
Tell the truth
Acl now.
Go beyond politics.

Summary

On June 27, 2019 Queenstown Lakes Districl Council dedlared a climate and ecological
emergency. Since that declaralion the Council has

continued to expound on the economic virlues ol grawth

promaled and halped advance the expansion of Ihe Queensiown Aimport

planned a $31M car park for downlown Queenstown

planned lo spand $40M developing Lakeview Plaza to accommodale visitor growth
planned a $XXM artenal road lo accommodate car use in Queenstown
de-prioritised aciive ravel development through lack of funding

ignored calls 1o install cycle parking facilities

de-priontised wasla minimisation

abandoned ideas lo address the enormous amount of construction wasle
abandoned the establishment ¢l organics diversion in wasle management

SVWENDD A WN
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None of the above council actions address, or even acknowledge, the existence of a "slale of
emergency”. They actually exacerbale the problem. We suggest that these 10 ilems are areas
for improvemeant.

Our submission focuses on climale related issues alone, bul Ihese issves aflect every aspect of
the 10-Year and Spatial Plans.

Vigion Beyond 2050

The concepts embodied in Vision Beyond 2050 align perfectly with the action required to fully
address a climate and ecological emergency, bul these concepts are NOT guiding this
document or QLDC. There has been no authentic action 1o address Climate Change from the
Coundil since its declaration, and, other than these lovely sounding words, this Plan
demonstrates that there is little intant to address it in the future.

whakapudwal haport People do not thrive in congested, crowded places while being
bombarded by noise pollution. People do not thrive when lhe stahility of the planet is removed,
and ithe weather decides who lives and who dies.

whakatinana te ao méort Balance is lost when too many people pass through an area
consuming but not staying 1o re-sow. They are temporarily blinded to the needs of the earth
because they are simply decing what they are being directed to do: buy whatever is for sale.

he 6heka taurikure- Opporlunities are lost when resources are made scarce through having
oo many people iaking and not giving anything in return. Opportunities are lost when lifestyles
are daestroyed through the thinking, planning and actions of athers who da not live with the
consequences.

whakeohooho asuahataka- There is nothing creative in Business-As-Usual.

waraki - Airport expansion and the onslaught of visitors thal it encourages is unhealhy for the
environmeni and promoles the desiruction of ecosystems.

parakore haport Expanding air travel and promoting tourism growth after declaring a climate
amergency is the height of cynicism.

he haporl aumangea- If we, as a community, truly ware resiliant, we woukl be thinking aboul
ways 1o lhrive without bringing tourist numbers back to pre-Covid levels.

kia noho sh! ttou kdtoa- There is a diflerence between sharing and hustling for a buck. If we
were truly all about sharing, would we be prioritising "value-added visitors" {meaning those who

spend a lot of money while they are hera) as opposed to those who come to Aotearoa 1o simply
experience the gloricus landscape we take pride in?
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How Council Could Take Action

A sense ol duly of care and voice for the climate must be included in Lhe
management/leadership team. Fund a full time position for a Climate Representalive 10 be
present at all planning meelings to give voice 10 the climale repercussions of avery oplion being
axplored Members of XRQL would willingly agree 10 & 1% rise in our rales to fund lhese
climate-related positions.

The cost of emissions must be addressed alongside the financial cost of all projects. Fund a
carbon accounting officer to assess the emissions cost and the loss of biodiversily across every
project. Currenlly a business case must be made for a project lo advance; eslablish the
protocol for the cost-and-benelit analysis to include emissions data and data on ecosystem
destruction as well as slraight financial expenses. Members ol XRQL would willingly agree to a
1% rise in our rales o fund lhese climate-related posilions.

Ensure thal carbon accounting is completed for every project and is used in choosing between
oplions and alternatives.

Stop relying on Business-As-Usual models to eslablish haw or why a project should be
completed. "Problems®, or situations that need improvement, could be discussed in communily
think tanks, so that Council has access to an enormous and diverse pool of skill, intelligence,
and local knowledge--all for free! Cut down on the use of expensive consultants. This is where
"breath-taking crealivity™ will be found.

Upskill stafllo recognise and appreciate the long temn benelits of choosing projecis with low
carbon lootprints.

Eslablish the necessary networks to grow Aclive Transport and Public Transportation. Funding
cuts have been exceplionally hard on Wanaka. Individual car use is a primary contribulor lo
carbon emissions. It is also the source of the congestion of the narrow, winding roads that our
geography imposes on us. Studies show a direct link between bigger roads and increased
tralfic, so enlarging the roadways is not a genuine solution to addressing a climale and
ecological emergency. There is more urgency in an emergency than in a traffic jam. An
emergency requires immediate aclion, a traffic jam requires patience.

Prioritise Waste Minimisation! With so much emphasis placed on the burning of fossil luels, we
lose sight of the value of simple things like minimising wasle. Re-using malerials and NOT
throwing away perectly good matenals lakes us a long way toward Zero Carbon. Beyond the
methane associated wilh landfills, ra-using, recycling and up-cycling slows down consumption,
and over-consumption is heavily reliant on fossil fuels.

Davslop systems to recycle and re-use construction waste. Primarily what is needed from
Coundl is land or a storage [acility. The cilizens will do the rest. WasteBusters in Wanaka is a
beautilul example of community 1aking the initiative and thriving. Imagine the impact it Council
were to get on board and assist. With grealer capadity 1o store matenials, much of the
conslruction wasle that is currently going 1o the landfill could be used, not thrown away!
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The jobs created in this venlure mighl offer more challenge and slimulation than the service
industry jobs associated with lourism.

Re-establish plans for organics diversion. Approximately one-third of all lood produced for
human consumption is lost or wasled. According to a 2016 QLDC Survey reporl, 104 tonnes of
organic material are deposiled in the Victoria Flats landlill every week. Organic wasle
comprises 16% ol lhe tolal waste generated. This organic matter produces methane as it
decomposes in the landfill. These methane emissions are preventable. Well managed aerobic
composling ol organic wasle could produce healthy composl lor use in council and community
gardens wilh Lhe rest sold back to residents.

Develop an Eco-Park. Citizens know that climate collapse is a serious threal. We want to have
smaller carbon foolprints and tread more lightly on the Earth, but lhere are not the systems in
place to allow initialives lo grow. We see unlold examples of encouraging consumerism 10 grow
and |he real estale market to grow, but Council delivers very litlle lo encourage people 10 live
less waslelul lives. Offer community-led workshops on how an Eco-Park could ba eslablished
and run; slart with discussions about why an Eco-Park woulkd be of value.

Basically, invest money in the areas and projects that help reduce emissions, nol in thosa that
increasa them.
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XR Recommendations 1o actively address the Climate and Ecological Emergency:

Council's declaration of a Climate Emergency and the concerns of the community
around climate change shoukd be built into the 10-Year Plan as a ¢ore underlying
princlpal and key consideration in all planning and budgeting.

Fund a Climate Change and Susiainabiity Cfficer at the execulive management
level so all high level meetings have a voice for dimale change.

Employ individuals wilh carbon accounting expertise to upskill the entira QGLDC
organisation.

Invest {both from a budget perspective and a planning perspective) in steps to
dramatically reduce carbon emissions in our disfrict.

Report on and evaluata the carbon emissions profila of al planned infrastruciure
projects and activities clearly and objectively.

Abandon plans to build a $31M parking building on Boundary Strest and redistribute
the junds.

Develop Wanaka Active Transpon.

Buiki cycle parking infrastructure.

Finalise and publish the Emissions Road Map and raferance it in both the 10-Year
Plan and Spalial Plan.

Give priority to the Climata Action Plan.

Protect and promulgale biodiversity. Public spaces should reflect the abundance of
the earth hersek and be utilised 1o promote all forms of life.
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Image below: Climete Emergency declaration at counci meeting 23 Merch 19
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SIMMONDS Anna

Wanaka

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Oppose

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF aftached

Q. Please let us know if you have any further comments:
PDF aftached

709



Anna Simmonds and Matthew Evrard
Long Term, Ten Year and Spatial Plan submission.

April 19, 2021

To quote council documentation ‘The Queenstown Lakes Spatial Plan sets a vision and framework
for how and where our district will grow in the future. It is based around the phrase ‘Grow Well’ or
‘Whaiora’ which translates to ‘in the pursuit of wellness’. It will guide decisions and investment

across local, regional and central government to ensure we’re delivering the best possible future for
our community and the generations that will follow us’.

In nature, ‘Whaiora’ or growing well implies a flourishing in a diverse environment where balance is
key, niches are filled and complex systems dynamics define resource sharing and cycling. One critical
aspect of pursuing wellness is the acceptance of change. In natural systems these come as death
and decomposition. As winter. As re-composition and rebirth. For without these cycles, growing well
is not possible.

It is in this that we think council fails in its vision. We need to adapt and change.

In the last year our region has been given even clearer signals that it's now time to work on
resilience and robustness of our local economy. Our reliance on international tourism has left us
increasingly fragile during the pandemic. This despite the national economy responding remarkably
well overall. The dichotomy between national and local shows us that locally, we have been
operating, and are planning to continue to operate, under a fragile premise. We know that this
pandemic will not be the only spanner in the international tourism works.

Flight shame, properly attributed aviation emissions and extreme weather events resulting from our
worsening climate crisis will all have a negative impact on the robustness of our long haul
international tourism industry.

Knowing these facts, in order to “pursue wellness”, we need to respond with wisdom. To pivot
toward a more resilient diverse economic and social future where healthy growth is not determined
by fortunes made for a few at the expense of the many. Where a pandemic does not leave
businesses screaming that they don’t have workers and workers screaming that they don’t have
work because businesses will not pay them what they need to live. Where healthy growth looks like
healthy communities in healthy environments, accepting the inevitability of change, and wisely
pivoting to that which leads to resilience.
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As active members of our community we would love to see the following implemented in our long
term planning of council;

* Focus on diversifying our income streams with an eye on the state of global politics and
environmental trigger points. Moving away from putting all of our eggs in the broken and
increasingly fragile international tourism basket and toward a more circular economy where money
is both earned and spent by our local people.

* Localise our food supply as much as possible. While we may never be able to feed our people
entirely from our local soils, the very act of aiming for it will result in a far greater understanding of
the importance of soil and water health. It will also create strong community networks as the roots
of our people grow deeper here and supply is distributed.

* Moving away with urgency from the use of glyphosate and other pesticides and herbicides in our
district. This would need funding for public education regarding what our weed species are providing
and why weed species are growing where they are. Reduce disturbance of natural ecosystems as
much as possible and regenerate all landscapes which could be healthier. A few examples of areas
which could do with funding and attention are both Albert Town campgrounds as pollinator habitat
and Butterfields wetlands as native ecosystem regeneration. Including pollinator plant species in all
council gardens as much as possible.

* The creation of aerobic healthy biocomplete compost from organic waste collection would create
many jobs and produce much of the compost needed for our council gardens and community
gardens and local food suppliers. This needs to be done with caution and with the correct expertise
so we do not end up with the poor quality, anaerobic stink-fest which puts people off the
composting process. Healthy compost does not smell like anything other than forest floor. There are
plenty of people in New Zealand and abroad who have this expertise.

* Do not waste any more of our time or money pushing for airport expansions. We will fight this for
the good of all. There are plenty of airports currently operating in the lower south island to deal with
aviation requirements, and to suggest expansion is a critical necessity to accommodate for our local
community is a nonsense. It is time to pivot away from such short term selfish gambling.

Finally, we submit that you listen to your people. There are very many of us who do not wish to aim
for great financial riches. We wish for a community that cares about the health of our land because
it has a direct relationship to the health of our people. We can see the flaws in the ways we are living
and we are all tasked with responding wisely in order to retain the livability of our planet. This
means that ‘growing well’ cannot be about short term gain at the expense of our children and our
children’s children. We need a mindset shift about what really matters, and you as our local leaders
have an important role to play in what we aim for.
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SINCLAIR Mark

Wanaka Stakeholders Group Inc
Wanaka

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Submission attached - PDF

Q. Please describe the reasons for your position:

Submission attached - PDF

Q. Please let us know if you have any further comments:

Submission attached - PDF
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WANAKA STAKEHOLDERS GROUP

Queenstown Lakes District Council
Private Bag 50072
Queenstown 9348

Submission emailed to |etstalk@gldc.govt.nz (subject: Queenstown Lakes Spatial Plan submission)

QLDC Spatial Plan

Submission from Wanaka Stakeholders Group Inc.
15 April 2021

Submitter’s details

Wanaka Stakeholders Group Inc. (“WSG”)

Email: I
postal: I

“Do you wish to be heard?”: Yes, we do please.

Introduction

WSG is a community based organisation focused on challenging Council’s plans for the redevelopment
of Wanaka Airport as a jet capable airport. The group has grown to a current membership of some 3500
members - equivalent to almost 49% of the adult population of the Upper Clutha. We work closely with

the various Residents Associations in the area as well as other community groups.

In preparing to make this submission on the Spatial Plan (“SP”) we read the documents and spoke with
our local elected representatives. We have also listened to our members and our communities including
via surveys we have conducted to be sure that we understand and are representing their views. We
have studied Council’s own surveys e.g. Quality of Life Surveys since 2018 - which clearly outline what
the views of our communities are. These surveys also reflect the results of third party surveys (including
those commissioned by government agencies and independent media outlets) which have been widely

published.
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WANAKA STAKEHOLDERS GROUP

As you know, we are awaiting the release from the High Court of the judicial review decision focussing
on the legality of decisions to grant the QAC lease over Wanaka Airport. We are therefore participating

in this submission process on a without-prejudice basis.

Summary

In the limited time available to us, members of WSG have closely and carefully reviewed hundreds of
pages of documentation from Council, and make our submissions and recommendations in five key

areas. These are outlined in detail below, but in summary they are: To complete

1. Listen to your communities. QLDC must start putting its people first: the views and wishes of
the community you serve are paramount, and you must engage in active listening (including real
consultation) and act on it in good faith.

2. Revise your population growth projections to reflect realistic population growth rates. Council
should commission realistic figures and sources produced separately for each of residential
population growth and visitor population growth across the district, with figures separated out
for the Upper Clutha community. These figures should be clear, easy to understand and well
referenced.

3. Plan for a reset for sustainable tourism. Recognise that Council has a part to play in managing
tourism growth and that your planning documents need to genuinely address issues of
over-tourism and how to achieve sustainable destinations both for visitors and residents.

4. Show real commitment to your climate emergency declaration and the urgent need for
climate action. Council’s declaration of a Climate Emergency and the well documented and
unequivocal concerns of the community around climate change should be built into the TYP as a
core underlying principal and key consideration of all planning and budgeting.

5. Specific recommendations relating to pages 88-89 of the SP. We make specific

recommendations in the the final section of this document.
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Listen to your communities

One of the most important and overriding statements we need to make is this: It’s time the Council

started to put its people first.

We, the communities of ratepayers and residents who live, work and play here are the people you are
here to serve. The views and wishes of our communities are paramount and as a local government
organisation you have a duty to engage in active listening: this includes real and effective consultation

and a willingness to take feedback from the community and act on it in good faith.
So our first message is this: when you do engage - make sure that you listen.

As you know, our communities have a range of concerns - and a key theme underlying each of these
concerns is that they feel that are simply not being listened to. We, along with many other community
organisations representing the Upper Clutha community, are deeply frustrated by this. The Council
appears to be squandering the opportunity for any re-set, ignoring advice from both our Minister of
Tourism and the Parliamentary Commissioner for the Environment, the single minded focus is to return

to pre-Covid levels of tourism activity.
Tomorrow’s tourism cannot be business as usual. This is not what our communities want.

We frequently hear it’s “what’s best for the overall district” or “Wanaka needs to share the load”. The
later statement made by a number of Queenstown Councillors is a staggering admission of failure. We
certainly don't accept that we need to build another airport in Wanaka because Queenstowners don’t
like the current immediate impacts on ZQN. That sort of broad stroke planning is not the way to build
first class communities or first class tourist destinations. We are individual communities with individual
goals and values. Council must listen to and respect that diversity. That is part charm of places like

Wanaka or Glenorchy or Hawea or Makarora or Kingston.
WSG Recommendations:

1. Council should review its consultation methods and how it treats community input and input
from community organisations into planning, especially strategic planning vehicles such as the
SP. This will be absolutely necessary for QLDC to move from 48% of respondents in 2020 who
“are satisfied with the opportunities to have their say” to their target of 80% in all following

years.
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Establish and plan for realistic population growth rates

There is a fundamental disconnect between the QLDC’s much lower projected residential growth figures
and the growth rate we would expect on the basis of historical growth over the last 10-30 years. The SP
significantly underestimates growth in resident numbers as the basis for future planning while assuming
that tourism will grow massively throughout the 30 year period. In fact visitors are projected to
outnumber residents by 2 to 1 by 2031. This has major ramifications for future planning for our district

which must be addressed by QLDC.

Both the TYP and the Draft Spatial Plan mention a variety of growth rates as their basis for planning. The
TYP offers 5.4% per annum as the combined growth in both visitor and resident numbers for the district,
predicting an average day population of 85,372 by 2031. By 2031 the TYP predicts a peak day population

of 144,782 visitors and residents, representing a combined growth rate of 3.5% per annum.

The TYP Consultation Document (page 13) states "Over the past 30 years, the Queenstown Lakes has
grown steadily from 15,000 residents to its current population of approximately 42,000". In fact it is not
quite 30 years that StatsNZ has the figures for, from 14,800 residents in 1996 to 47,400 in 2020. But this
represents an average growth rate of 5% per annum. Yet again QLDC don’t accept the figure of 47,400 -

choosing DataVentures 43,377 instead, which makes historical bench-marking difficult.

The community needs clearly defined figures and sources, produced separately for resident and visitor

populations, as well as separate and clearly defined population data for the Upper Clutha.

Any comparison we can see between StatsNZ published growth rates since 1996 and the future
population and tourism numbers assumed in the both the draft plans suggests that the figures used for
both the Draft TYP and the Draft Spatial Plan are unrealistically low, - unless there is a fundamental shift
by council in how it facilitates growth. Serious underestimation and under-provisioning for growth have
been a historic feature of QLDC long term plans for decades and are a key underlying reason for the
wide range of well documented problems that the region now faces with infrastructure, housing, debt

etc.
Our Council should be doing one of two things; either

1 - amend your plans to reflect realistic levels of growth and peak demand (and be forced to deal with

the infrastructural costs that will be incurred), or

2 - outline how you intend to manage growth and limit visitor numbers to what we as a community can

cope with and fund.

Instead - unrestrained growth remains the default setting for our Council.
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The Draft Spatial Plan presents a completely false impression of the likely growth of the region,
including Wanaka, over the next 30 years. It is vastly over conservative while giving no indication of any
actions council will take to limit growth. In no way does it support our district to "Grow Well" as set out

in its goals. On the contrary it is in fact a recipe for the district to "Grow Badly".

Council needs to start again on the numbers, provide its communities with realistic growth scenarios
and tell us how those could be planned for; and what actions the council propose to take to limit and

manage growth. A genuine debate on this “growth” topic across the QLDC is well overdue!
WSG Recommendations:

2. Council should publish clearly defined population data and sources, produced separately for
resident and visitor populations across the district, as well as separate and clearly defined
population data for the Wanaka Ward.. These should include sources.

3. Projected future growth rates, both for residents and visitors, should include sources and reflect
published historical figures and growth rates for the district, and should also be broken out to
show Wanaka Ward numbers in all cases.

4. Growth projections for QLDC strategy, planning and budgeting are critical and therefore their

basis should be fully transparent.

A re-set for sustainable tourism and air services

“Sustainable tourism needs to balance environmental protection, social equity, quality of life, emission
reduction, cultural diversity and a viable economy. Focusing on sustainable tourism ensures that
community wellbeing and environmental sustainability are integral to the success of the industry.
Achieving a model for sustainable tourism in the Queenstown Lakes would have a significant impact on
the national stage and demonstrate leadership within the industry.” Draft Spatial Plan (page 84)

“The rapid increase in visitors has stretched infrastructure networks and is putting pressure on the

environment and the community. Better coordination is needed to ensure visitors tread lightly and are a

welcome contributor to the social, economic, cultural and environmental story of the Queenstown Lakes.”
Draft Spatial Plan (page 83)

The above statements purport to represent the guiding principles of the Draft Spatial Plan, Outcome 3:
A sustainable tourism system. But they also represent a fundamental disconnect in both the Draft
Spatial Plan and the Ten Year Plan between aspiration and actual policy. We fully support the sentiments
contained above but this is a classic example of supposedly foundational principles not being reflected
in projects or actions across either of the Draft Plans. Is the vision to develop a second much larger scale

Wanaka Airport treading lightly?
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There has yet to be any genuine consultation on the community’s vision for the potential
redevelopment of Wanaka Airport for regional, national and international flights. There have been a
number of related surveys (such as the QAC consultation on expansion of noise boundaries at
Queenstown Airport, the Quality of Life Surveys and the Martin Jenkins report). All of these have clearly

shown resident discomfort with further expansion of airport activity and visitor numbers in the region.

A recent survey by WSG generated 1200 responses from both members and Upper Clutha residents and
businesses. It clearly highlighted that the majority of respondents were opposed to the development of

jet capable airports at either Tarras or Wanaka.

e More than 87% of respondents expressed concerns at the impact on the environment and
quality of life of our residents and ratepayers should such developments at either location
proceed.

e 83% were concerned about the negative impacts of airport development on the unique
character of the Upper Clutha.

® 68.7% were concerned about road safety issues as a consequence.

Surely our Upper Clutha Community has made itself clear? Priority must be given to the needs of local

residents.

A destination which strongly reflects the interests of its local community and invests infrastructure for
its residents is far more likely to be an attractive destination to visitors in the long term. This has been
Wanaka'’s strength since Covid, its attractiveness to locals and New Zealanaders alike. Council needs to
listen and then act on the concerns of our community rather than pandering to the very limited
interests of developers, big business and outside corporates who simply want to drive the growth

agenda with no regard to our community or the environment.

We also need to listen to the strategic goals of our national policy makers. This includes our Minister of
Tourism’s three imperatives: protecting and restoring the natural environment, ensuring the industry
delivers high-quality tourism experiences, and striving to enhance the social licence, the public goodwill

for tourism to continue operating in our communities.”

We challenge the SP’s assumption that we are remote. While attracting businesses “that diversify the
economy depends on reliable air and land transport, communications and power.” (SP 103) surely that
air transport does not need to be 10 minutes away, especially in the case of the predominantly IT or film
industries that are currently being promoted, and the existence of a jet capable airport less than 60

kilometers away in Queenstown.

As far as tourism is concerned, we are not remote and access is simply not an issue. Tourists have
already decided to fly half-way around the world to get here and to drive for 2-3-5 hours through
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diverse and scenic landscapes along well maintained roads from Christchurch or Invercargill or Dunedin
to reach Queenstown and Wanaka is an integral part of their trip. This is exactly what Tourism NZ

advocates, encouraging greater regional distribution.

Ski tourists, whether from Australia or the USA, are used to driving 2-3 hours to access their winter
resorts. Our relative “remoteness” is in fact one of our attractions and clearly has not hindered the

extraordinarily high rates of both residential and visitor growth in our towns over our recent past.

Since Covid and prior to borders re-opening, existing airport structure has proved more than adequate

to cope with domestic demand.

The dual airport vision is for the dual benefit of business and international visitors - not local

residents.
WSG Recommendations:

5. The draft Spatial Plan and other planning documents including the Ten Year Plan must be
updated to reflect the guiding statements from the Spatial Plan quoted at the beginning of this
section of the document.

6. QLDC needs to develop a genuinely sustainable tourism strategy, one which manages growth for
the benefit of residents as well as tourists. Airport strategy is a key method by which Council
can manage tourism numbers into the district and influence levels of growth. A sustainable
policy for air services is therefore vital to the economic and social wellbeing of the
Queenstown Lakes.

7. The dual airport vision should be abandoned in favour of a new vision for Wanaka Airport which

truly reflects the wishes of the community.
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Climate change and investment strategy for the Upper Clutha

Long term strategic planning for both Queenstown and Wanaka must take climate costs and community
desire to manage visitor numbers into consideration. Until the Emissions Road Map and Climate Change
Action are finalised, the Spatial Plan cannot inform and guide input to strategic decisions on future air

services investment in the Queenstown Lakes District.

Specifically we see inadequate investment to reduce carbon emissions in the Upper Clutha and no
commitment or planned mechanism to measure carbon emissions properly across projects and
activities in the district. The work of the Climate Reference Group which has been in place since August
2020 should be feeding into the TYP and SP process. The TYP refers to an “emissions roadmap prepared
to achieve net zero 2050,” yet there are absolutely no references to any compliances with it and it

remains unpublished.

The community needs to see a copy of the road map referenced, and for this to inform all planned
activities. Similarly, we understand that the Climate Action plan will not be finished until well after the

adoption of either the TYP or Draft Spatial Plan, when it should be driver of strategy for both of these.

We would like to see the QLDC setting a leading example in mitigation of climate emissions. Just make a
start, set some deadlines and achieve some real gains. There is currently no holistic plan to develop
active transport in the Upper Clutha, a network operating plan is clearly needed. There are also no
proposals for food waste collection and no measures envisioned for building waste and landfill

reduction.

In addition to the submissions we have made in this document, we fully support the submission made

by Wao Charitable Trust on the Draft SP.
WSG Recommendations:

8. Council’s declaration of a Climate Emergency and the concerns of the community around
climate change should be built into the TYP as a core underlying principal and key consideration
in all planning and budgeting.

9. There should be far greater investment (both from a budget perspective and a planning
perspective) in steps to dramatically reduce carbon emissions in our district.

10. There should be clear and objective evaluation and reporting on the carbon emissions profile of
all planned infrastructure projects and activities flowing from those projects.

11. Assuming it has been finalised, as suggested, the emissions road map should be published and
should be fully referenced in both the TYP and Draft Spatial Plan.

12. The Climate Action Plan needs to be brought forward and given priority.
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Recommendations - Pages 88-89 Air Services

Page | Spatial Plan Recommended Change
88 Air Services Across Queenstown Lakes Air Services Across Queenstown Lakes
Due to the relatively remote location of As in many parts of New Zealand, Queenstown
the Queenstown Lakes, our residents and Lakes residents and visitors rely on air services for
visitors are dependent on air services for fast connection to wider New Zealand and
connections to wider New Zealand and beyond. Currently approximately 30-40% of
beyond. Currently approximately 30-40% people access the region by air and the remainder
of people access the region by air and the | by road. Air connectivity is a key component of
remainder by road. Air connectivity is the transport system.
therefere a key component of the
transport system;and-vitat-te-the However it needs to be recognised that airports
economicand-secialwellbeing-ef-the also influence and facilitate growth. They can be
aueenstowntakes: accelerators. Airport strategy is a key method by
which Council can manage tourism numbers into
Prior to the COVID-19 pandemic, the the district and influence levels of growth. A
potential demand for air travel to the sustainable policy for air services is therefore vital
Southern Lakes Region was projected to to the economic and social wellbeing of the
reach 1.6 million residents/visitors by 2025 | Queenstown Lakes.
and 3.5 million residents / visitors by
20451 .-erewth-in-demandforcommereialt | Prior to the COVID-19 pandemic, the potential
atr-services-withcontinte-as-Queenstown demand for air travel to the Southern Lakes
takesand-the-widerregioncentindeste Region was projected to reach 1.6 million
devetoprandtisimpoertantthat-thetevel residents/visitors by 2025 and 3.5 million
efservice-continteste-suppertthis: residents / visitors by 2045.
Note: Previously QAC reported passenger activity
in terms of passenger movements (PAX
movements). In this document the activity refers
simply to passengers thus halving the number of
PAX movements. In the interests of consistency
and to reflect the actual level of activity we
suggest that this report, like others previously,
should talk in terms of PAX movements.
This is our opportunity to press re-set. Instead of
rushing to facilitate further visitor growth, let’s
allow natural capacity limits to slow the growth
for us and allow tourism value to be spread across
the southern region, thus aligning more closely
both with the aspirations of the local community
and the national tourism conversation.
88 The Spatial Plan will be used to inform and | Note: Who is undertaking the strategic planning

web: protectwanaka.nz // Submiss
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guide input to strategic decisions on air

service investment for the future. As
ol L forbott

Queenstownand-Wanakaairporisthe

of Queenstown and Wanaka airports and whose
“outputs” are to be incorporated into the Spatial
Plan? Council cannot assume an arms-length
approach to QAC’s dual airport development
vision and QAC should not be driving the Spatial
Plan.

The Spatial Plan will be used to inform and guide
input to strategic decisions on air service
investment for the future.

Strategic planning for both Queenstown and
Wanaka airports must take climate costs and
community desire to manage visitor numbers into
consideration.

Until the Emissions Road Map and Climate Change
Action are finalised, the Spatial Plan cannot
inform and guide input to strategic decisions on
future air services investment in the Queenstown
Lakes District.

89

Partnership’s joint work program

11. Develop and implement a Destination
Management Strategy to align decision
making and development with sustainable
development principles

12. Implement a levy on visitor
accommodation across the Queenstown
Lakes

13. Develop and implement a Tourism
Travel Demand Strategy to encourage the
use of public and active modes by visitors

14. Investigate establishing a sub-regional
public transport network that provides for
both local residents and visitor needs

Partnership’s joint work program

15. Key studies such as the emissions roadmap
and Climate Change Action report need to inform
any Destination Management Strategy.

16. A Destination Management Strategy must
include a commitment to protect the outstanding
environment and vibrant local community that
has brought tourists to this region over the last 50
years.

17. A Plan B for air services and QAC strategy that
puts residents before tourism growth, recognising
that airport strategy has a direct effect on visitor
numbers, infrastructure demand, environmental
conservation, community well being and carbon
emissions, and aims to achieve sustainable
returns within the current constraints of
Queenstown and Wanaka airports.

Updated 15/04/21

* WSG membership as at 22:00 Thursday 15th April 2021 stands at 3,488 people.
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SPARK Simon

S.J Allen Holdings Ltd

Arrowfown

Q. 1 am aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neutral

Q. Please let us know your comments or feedback:

| have read the Draft Queenstown Lakes Spatial Plan Summary and wonder what
allowance has been made for commercial land to be developed in the
Queenstown basin. Currently there is a lack of suitable commercial land for services
businesses to be established let alone whet will be required to service the intended
population growth forecasts. Not all businesses can relocate to Cromwell to service
Queenstown. My waste management business is a case in point. We are used by
many local businesses including the QLDC and are the only locally based waste
management business in Queenstown, but this come at a huge cost which ultimately
effects our profitability and viability. Through the lack of commercial land
developments my rent continues to increase. 25% was our last increase pre covid.
This is simply due to a lack of commercial land supply. Similar to the residential
housing challenges a lack of supply drives up prices with commercial land now at
$1000/m3. While we need to focus on houses to accommodate the projected
population growth we also need to address the lack of commercial land. All we will
end up with is a town with no service businesses as they will have relocated to
Cromwell. S.J Allen has looked at this alternative but we are committed to
Queenstown. We can not however continue to absorb rental increases Queenstown
needs locally based commercial business to service the needs of a growing region
and expected tourist return post covid.

A possible solution is to free up surplus QAC land to be able to be purchased or long
term leasing with the ability fo construct commercial premises. The commercial hub
like housing needs to be kept with in existing urban areas to avoid urban sprawl. Like
housing why does the land underneath have to be for sale. By taking the land value
and inevitable capital appreciation of said land we can control cost and forward
purchasing costs as the only cost of sale will be the building which has far less capital
appreciation than land.

Q. Please describe the reasons for your position:

Agree with the Spatial plan but need to highlight local service business challenges.
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Q. Please let us know if you have any further comments:

None
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SPARY Jan

none
Arrowtown

Q. 1 am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

WE have lived here over 50 years and have seen a huge amount of development
both good and bad. | am specially concerned that the airport is included in the
spatial plan. Anything that would require it to be made larger would be very
detrimental to the whole atmosphere of the area.My faith in council decisions is
limited as there have been so many consents given for rather poor developments.
One example is the very narrow streets in Shotover Country where parking is
practically impossible. Another is the very ugly buildings all along the entrance to
Queenstown at Five Mile. Street . Visual impact and practicality should be
considered.

Q. Please describe the reasons for your position:

| am opposed to the plan in its current form with reference to the ANB. | do not
support the expansion of the airport.

Q. Please let us know if you have any further comments:
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SPARY Miranda

Arrowtown

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Oppose
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This is written in great haste so excuse me if it is a little disjointed.

| am totally against any airport expansion at Queenstown , and do not want any
extra flights. It is perfectly fine the way it is. I'm a travel writer and have been up and
down NZ talking to tourism operators and locals in tourist areas. None of the small
operators or independent business owners want tourist numbers going back to what
they were. Everyone wants tourists who stay longer, and spend more. Those mass
tourism businesses that bring in huge numbers of visitors for a week in NZ do far too
much damage to our infrastructure, spending the least and putting a heavy burden
on our roads, water supplies, etc. QLDC were totally informed in the last survey that
the vast majority of the community does not want airport expansion of any sort,
anywhere in our district.

And | have no interest in the enormous planned growth of residents - why do we
want thate There is no reason forit. People who want to live here have to work hard
to get here. We don't want to make it easy for them - it is an absolute privilege to live
in this area, not a right. | totally disagree with this huge increase in affordable housing
- | have nothing against affordable housing, but | don't think tax and ratepayers
should be subsidising it. It's a very grey area choosing the people who qualify for if,
and why one family should get a home, and another not, just makes for a lot more
angst. What is more is that so many of these big housing projects are so ugly.
Alberttown near Wanaka is probably the nastiest example.

We do NOT need to ruin our beautiful part of the world and let our own enjoyment of
it be spoilt by these vast numbers of visitors. | am very concerned that government
has only been hearing from the biggest tourism operators - they are the ones with all
the teams of lawyers and PR people who are selling their story of tourism numbers
needing to be boosted. They want to keep making more and more profit, instead of
thinking of the country as a whole. Surely it is better for us all if there are more small
business owners showing visitors the country, rather than lumping great crowds of
tourists together and giving them a plastic version of what NZ is¢ In the last few years,
I've been very upset when friends from other countries say they aren't coming to NZ
now as they heard it is so crowded - nothing like the empty , wild fabulousness they
had been told about by Tourism NZ.

Let's focus on making the Queenstown Lakes really lovely for ourselves, so that the
visitors who come can experience the same loveliness - not just nonstop planes,
traffic, queues, rubbish, polluted fracks and a host of tacky shops selling plastic
rubbish made in China, and restaurants that know that tomorrow there'll be another
bunch of punters turning up for a lousy meal.

This council has done its very best to wreck the downtown area and suck its soul out.
All the locals shop in the horrible Five Mile area and have let those appalling
buildings be built down by the Kawarau River. Why did we have to have such an
ugly library built, and how dare they demolish perfectly useable, essential buildings
like the Memorial Hall and the QT library and council building and rugby clubrooms?
Why does it take forever to get answers from council about anything and above all,
why were the documents about the Spatial Plan so sparsely distributed? | picked up
a copy from the Events Centre and when | went back to get more, there were none.
| didn't see them anywhere else.Very few people | know have seen a copy. If they
were frying to make sure as few people as possible saw it, it's been very successful.
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Q. Please describe the reasons for your position:

| am so upset by the many horrible decisions that have been made by this councill
and their planners. | went to the Ladies Mile "consultation” and not one of their
opftions appealed to me - | asked around and everyone else said the same.

We have told QLDC we do NOT want airport expansion but they are still banging on
about the same ideas. Why are they so cloth-eared?

Itis a privilege to live here, not a right - stop insisting on increasing the population -
find out if that is what people actually want. I'm not aware of anyone who wants the
district to get much bigger.

Q. Please let us know if you have any further comments:

| have to say QLDC are probably the most inept communicators of any department |
ever have to be in contact with. Their communications with the community are
fudged in corporate speak and they insist on the full 20 working days to supply you
with any information you ask for (if they will supply it at all). The document this refers
to was not readily available in hard copy and what they produced was waffly
nonsense, and still offering only options that had already been rejected by the
community.
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SPENCER Gerry

Wanaka

Q. 1am aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Support

Q. Please let us know your comments or feedback:
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1. Agree with the idea to do some planning looking quite far ahead, 30 years in this
case.
2. One of the assumptions has to be allowing for airport expansion at Wanaka or
Tarras. There cannot reasonably be a doubling of population without expanded
airport services (unless there is a major social or technological shift in that time -
forget the effect of Covid-19 - that should be short-lived and people will be back to
flying again). Frankton airport cannot be easily expanded as | understand it.
3. Agree that first choice of cycling/walking around somewhere like Central Wanaka,
however this does not apply to the "exburbs" like Albert Town and Luggate - not really
any shops to walk to, some walking will occur such as local recreation - and buses
are too slow, therefore inevitably cars will remain a major transport feature. Agree
with bus service especially around Hanleys Farm/Jacks Point - Frankton - Queenstown
as this is very useful.
4. Where cycle paths are added and shared with pedestrians, ensure that they have
legal status and are signed correctly, otherwise it remains illegal for cyclists to go on
footpaths.
5. Ban freedom camping everywhere except in certain designated areas only (this
should be a NZ-wide policy anyway!)
6. In any scenario Pembroke Park Wanaka must always remain undeveloped for
amenity reasons, not least because it is subject to flooding anyway. (The building of
a skatepark - a hard structure - there to service a very small section of the population
- perhaps <2% - was in my view questionable)
7. It is too narrow just to focus on emissions for sustainability. The glaring spots in our
record are the national obsession with landfilling and having only limited plastic
recycling options.
8. Agree that it is better to have higher density housing around the centres (so that
people can walk/cycle to most local destinations), rather than spread out gobbling
up land with lifestyle blocks that are largely unproductive and create more pressure
on roads. So then why allow a new town of 600 houses at Cardrona, and how is that
sensible?¢
9. I note the desire to reduce the use of cars, but that is not feasible in the
foreseeable. One of the mentions in the plan was about less cars for tourism. Tourists
arrive in cars/vans in the main. There may be potential for some by coaches, but
where is the coach parking. Tourists (domestic and local) will continue to arrive by
plane and then cars. They need somewhere to park. It may be that when they are
here they can walk around, but still need to drive to the supermarket, attractions etc.
(taking the bus there is not attractive). | also note that recent developments in
Frankton such as Five Mile, KMart, Bunnings all have congested parking now, just
after being built. So there is already a shortage of parking, let alone in 10 years.
10. There is much talk about growth in the region, and it is good for the plan to take
info account significant growth being likely (as much as anyone can tell - much
better anyway than assuming no/low growth). It is an desirable region for people to
move to. Fundamentally there needs to be a conversation about growth and how
much is too much. Most of us are all guilty in part, since we move here because we
like it as it is, and then we don"t want it to change, except in positive ways...
Successive national governments have allowed gross immigration mainly on
economic grounds, but that is not sustainable. Economic growth looks great on
paper, but if it is on the back of more people arriving, it is then numerical growth and
not really productive growth. And services have to be expanded to support the extra
people which is costly. Even if there was less national immigration, then it's a free
country, and what's to stop (say, to make the point) a million people moving here
from other districts in NZ2 Is that too many?2 The Council has its part to play in limiting
growth if it wants to and serve the needs of the existing residents, by the planning
process, that is, if there is less land zoned for housing then obviously growth is
curtailed. Otherwise the growth story remains being driven by property developers.
730



Q. Please describe the reasons for your position:

Support, with comments.
From other consultations | have seen, providing feedback is almost invariably a waste

of time, since those seeking consultation generally proceed with the plan that they
submitted without modification.

Q. Please let us know if you have any further comments:
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STALKER Kristan

G W Stalker Family Trust

Lake Hayes Estate & Shotover Country

Q. 1am aged:
30-45

Q. Please indicate your position on the draft Queenstown

Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

| oppose classifying Slopehill as Protected.

Q. Please describe the reasons for your position:

It complicates the existing zoning and it is not clear what the implications are
between the RMA and the Spatial Plan.

Q. Please let us know if you have any further comments:
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STOCKDALE Sally

Kelvin Heights

Q. lam aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

The Spatial Plan does not even consider that ZQN occupies the best land for urban
development and community wellbeing. Add that QAC and QLDC has not ruled out
an extended Air Noise Boundary, necessarily restricts land use even more. More of
the same will not get us where we need to be as a district.

Public transport - walking and cycling are NOT everyone's first fravel choice.

Tourism can only be sustainable if it is not our major industry. It depends on low
paying jobs for workers who cannot live on their wages. They in turn are subsidised by
the ratepayer for affordable housing. Why aren’t employers paying a living wage?
Or paying for the subsidised housing?e Because tourism, as is, is not sustainable.

Well designed neighbourhoods do not equate to people not using cars. We do not
necessarily live and work within our neighbourhood. So far, we have very few, if any,
truly well designed neighbourhoods that promote community. Parking is a mess,
streets are too narrow. The overall feel of most developments is not if community
wellbeing.

A diverse economy is the answer, but our present Council does not walk that talk. We
need a diverse, sustainable, environmentally friendly economy - one that is not
dependent on tourism.

Q. Please describe the reasons for your position:

As in all the community consultations to date, QLDC has structured this Spatial Plan
so the community cannot have a say on the true issues we are facing. This plan has
no room for making best use of the land, no room for creative thinking, but instead
focuses on sustained growth at all costs. Business as usual, but on steroids - this is utter
madness. Think beyond the limited mindset of special interests. Listen to your
constituents. Go back to the basic principles for community well-being, because
without them, there is no way we will have "the best possible future" Council says they
will deliver.

Q. Please let us know if you have any further comments:
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STOKES Ann-Louise

Wanaka
Q. 1am aged:
60+

Q. Please let us know your comments or feedback:

| fully support the Wanaka Stakeholders Submission.

Q. Please describe the reasons for your position:

| fully support the Wanaka Stakeholders Submission.

Q. Please let us know if you have any further comments:

| fully support the Wanaka Stakeholders Submission.
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TAPPER Richard

Frankton & Quail Rise

Q. lam aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

The pre-covid world and paradigm this QLDC spatial plan are based on are no
longer valid  e.g. past mass tourism / low wage economy / reliance on migrant
labour.

A totally new rethink is required by QLDC and its residents.

It is doubted any of these proposed options are now valid.

The projected increases in dwellings / population are unsustainable based on
overseas experience where no area in the world has been able to develop
infrastructure fast enough if population growth is >2%. With 6.2% average growth
over 30 years for Wanaka and 3.4% in Queenstown it is madness to expect other than
social and environmental degradation of the area.

Q. Please describe the reasons for your position:

The pre-covid world and paradigm this QLDC spatial plan are based on are no
longer valid e.g. past mass tourism / low wage economy / reliance on migrant
labour.

A totally new rethink is required by QLDC and its residents.

This spatial plan should be withdrawn immediately.

It is doubted any of these proposed options are now valid.

The projected increases in dwellings / population are unsustainable based on
overseas experience where no area in the world has been able to develop
infrastructure fast enough if population growth is >2%. With 6.2% average growth
over 30 years for Wanaka and 3.4% in Queenstown it is madness to expect other than
social and environmental degradation of the area.

Q. Please let us know if you have any further comments:

The spatial plan is outdated and not fit for purpose.

A rewrite of this plan is urgently required, given the realities and reasonable
projections for NZ in a post-covid world.

Failure to seriously re-evaluate this plan would be abrogation of the QLDC's
responsibilities to residents.
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TATTERSFIELD Trevor

Wanaka
Q. lam aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

There is a fundamental flaw with your planned Outcome #2;

"Public transport, walking and cycling, as everyones first tfravel choice " - is dreaming.
It won't happen.
It is simply not achievable, and an unrealistic target.

This needs to be revised. See below.

Q. Please describe the reasons for your position:

1. Geography;

The distance between centre's/destinations is oo great for walking or cycling, for the
average person.

In many areas the topography is prohibitive, and dangerous.

e.g people are not going to walk or cycle regularly from Kelvin Heights or Arthurs
Point.

2. Weather:

The extremes of our alpine climate (ice and snow) are prohibitive.

3. Demograph.

In reality, most cycling and walking in the district is recreational. Most residents do
not have the physical capability or desire.

Most people are not cyclists.

Q. Please let us know if you have any further comments:

| spent many hours (days) on the Council 'Shaping our Future" tfransport forum , which
concluded and recommended to Council, that while your aspiration is laudable,
there will in reality be little reduction traffic volumes.

Note since the introduction of the $2 fare programme, there has been no visible
reduction in traffic volumes.
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TAYLOR Barbara

Wanaka
Q. lam aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

| am a resident of Wanaka. My submission is from the perspective of a member of the
Upper Clutha community.

In general, | am concerned that the QLDC plan does not provide responses to the
significant and high level challenges (e.g. climate change) and opportunities (e.g.
re-igniting our economy)

arficulated in the infroductory message from the Mayor. The infroduction includes
words "...we can and must begin to do things differently" but | cannot see evidence
of a new approach, in the document.

Q. Please describe the reasons for your position:
Specifically:

1.1 am concerned that there is no commitment to, or budget for, a public tfransport
service that joins up the Upper Clutha communities.

| would also like to see a public fransport option over the Crown Range that joins the
Upper Clutha and Frankton / Queenstown.

2. There is nothing that | can see in the plan that supports the "more diversified
economy" referred to in the Mayor's introduction rather than the ongoing focus and
unhealthy reliance on tourism.

Q. Please let us know if you have any further comments:

The planning process needs to ensure that investment in the region is equitable, to
ensure growth and development of the communities of the Queenstown Lakes
District as a whole, rather than continuing with a Queenstown dominated
approach.
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TAYLOR Erin

Frankton Community Association and Registered
Architect

Frankton & Quail Rise

Q. 1am aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Concerned the plan doesn't consider relocating the Airport. There is an option now
to consider at Tarras - but feel this has not been given due consideration due to the
commercial interests of the Queenstown Airport. Why can't QAC work together with
Christchurch. Currently the airport in Queenstown impacts on the potential of dense
growth in the Frankton Flats Zone. This land is central and has huge potential to
develop into a sustainable town centre, to support the historic town. Due to this
Ladies Mile is set to grow in a spread / dispersed model.

Could someone please consider this as an option rather than saying no due to
historic, personal or commercial reasons. To complete a true plan - all options should
be investigated.

Frankton Flats need to be brought under QLDC planning guidelines also, rather than
a separate private entity.

We need to think laterally for the next 50 years.

It is fantastic that the Jardine family helped preserve our outstanding natural
landscape be donating the base of the Remarkables.
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Q. Please describe the reasons for your position:

There is great work in this document but we need to take this opportunity to consider
the airport relocation - with a genuine attempt.

What could a new airport in Tarras look likee Just a runway with augmented reality -
no visual signs that create clutter. A Lindis Lodge style airport terminal2 That looks like
a rolling hill from above.

All car-parking below ground. Minimal carparking. You check into the airport in
Frankton and rather than standing in a customs / luggage drop queues you sit on a
bus with open table seating - and are offered a drink or a promotional video whilst
the staff check you bags, tickets, and passports.

The conversation of noise and air quality noise pollution over Queenstown's most
popular swimming spot in summer, its main town tourist centre and 5 of its inner main
residential suburbs cannot be ignored.

These are the same arguments that have been voiced over the last 5 years. We
need brave leadership to actually consider that there could be merit in the
alternative view. Please could you consider this.

How much money has been spent on the District Plan review process over the last 10
years run be landlords and lawyers and planners for private interests - rather than
developing the best liveable town in the Southern hemisphere. Please consider an
alternative airport relocation as this is potentially the most bold fransformational
opportunity Queenstown has.

We don't want to be a thoroughfare, or an airport town. Yes | love the convenience
of hopping on a plane - but whilst living in London never felt that it was inconvenient
hopping on a hour long train to Gatwick or Heathrow. It was an opportunity to relax
read a book and think about the trip ahead! For tourist arrivals - it is an hour long
branding opportunity.

Q. Please let us know if you have any further comments:
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TAYLOR Meg

Wanaka

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF attached

Q. Please let us know if you have any further comments:
PDF attached
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Submission to Draft Ten Year Plan and Draft Spatial Plan
Meg Taylor

Monday 19 April 2021

| wish to be heard at the hearing for the Draft Ten Year Plan

| do not wish to be heard at the hearing for the Draft Spatial Plan

TYP refers to Draft Ten Year Plan, SP refers to Draft Spatial Plan

“I think we should focus our attention on improving community facilities like sports grounds,
trails, parks, cultural spaces, libraries and public transport rather than this constant push for
cheap housing, hotels, shopping centres and carparks.”

“Supportive of intensification in the main centres so long as carefully planned for safe walk
ways, active travel routes and efficient integrated public transport along with descent sized
green spaces for kids, playgrounds, trees, social, sporting, cultural, and event spaces that
can be easily accessed. Design needs to be innovative and it is critical that secure bike
parking, car parking spaces and effective waste/recycling locations and processes are
enforced by Council at the building consent stage to ensure. Underground car parking
should be standard in all new apartments - Don't just assume people will live life without a
car because they live by Public transport as all families need cars.”

- quote from SP consultation document
Citizens say it best - quote from SP consultation document

1. Transport, Public and Active Transport
TYP Roading, Parking, Footpaths, Public Transport etc
SP Outcome 2 Public Transport, Walking, Cycling

The aspirational statements in both SP & TYP Draft Plans, the community feedback in
multiple submission opportunities and those included in the Consultation Document
attached to the SP, as well as the climate obligations of Council, all recommend a transport
strategy that is heavily weighted towards public transport, bikes and pedestrians.
Unfortunately the plans for the Wanaka Ward do not live up to these, either in terms of
spend or real strategy. The difference in spend between Wakatipu Ward and Wanaka Ward
in this area is $389,054,765 to $98,828,523 = Wakatipu gets 3.93 x the spend. Yet
according to StatsNZ Queenstown was at the most double Wanaka Ward population in
2018 & 2020.

As a minimum | would recommend the following changes to both Plans.

+ Effective Wanaka-QTN-Cromwell commuter and airport commuter shuttle to be brought

forward into the TYP as a priority. Page 86 of the SP Strategy 10 states: “The Spatial Plan
envisages public transport connections between Queenstown, Wanaka and Cromwell. This would provide
options for residents and visitors to travel conveniently around the Queenstown Lakes without needing a car,

and has the potential to link to new airport services in the future.” The plan clearly does not envisage
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this as needed until Wanaka has a jet capable airport and QTN needs to get its visitors
quickly over the hill from Wanaka. | suggest in fact we need this now. One option might be
to subsidise already existing shuttle to enable more frequent shuttles, another option
would be to provide fully subsidised public transport.

+ The Mt Iron SH6 intersection should be identified in both draft Plans for a future
roundabout (the pinch points for Wanaka ward are well out of date - eg the Albert Town
bridge is the only one listed.)

+ Matukituki valley road? Listed as “dangerous.” Should this be otter-sealed in preparation
for future sealing? This is another road that has been under pressure for some time.

+ Hawea-Wanaka roadside active transport commuter track - this should brought forward
as a priority: either an extra wide left-of-white-line margin similar to the QTN-Arrowtown
Malaghans road (1 metre wide?) or a separate paved cycle way beside the road.

* Hawea’s main town road, Lakeview Terrace, needs to be bike friendly for kids commuting
along it. So does the “ring road” encircling Hawea including Cemetery, Muir and Domain
roads. These should be factored into the TYP and SP.

* | support Bike Wanaka’s recommendation that the long promised business case for active
transport in Wanaka to be delivered by August 2021. A subregional transport network
similar to Wakatipu’s needs to be finalised as a priority before the TYP is confirmed in
June.

2. Waste & Climate

TYP Taking Climate Action, Environmental Management, Waste Minimisation and Management
SP Page 14 Influences on the Spatial Plan & all Outcomes 1-5

The section on waste management page 126 TYP includes many aspirational statements
(circular economy) and statements of support for various government strategies and
concepts. But not a whole lot of action - in fact is there any action? (apart from “Support
the extension and increase of the NZ Landfill Waste Levy to incentivise and fund waste
reduction and recovery. ).

And because there is more and more waste, instead of looking to reduce that waste,
Council plans on building ever larger facilities to handle the waste. There are some
upgrades and health and safety improvements in Wanaka and there is over 45 million
($45,197,474) being spent on new and upgraded waste facilities in Queenstown, which
currently handles much of both towns waste. A little over $5 million is to be spent in
Wanaka as the system relies on waste being be trucked over the hill to the Queenstown
landfills and waste handling facilities.

In the last 25 years the QLDC district population has gone up to 3 times what it was in
1996. So in 2046 that would put the district at a minimum of 129,000 residents. With such
massive population increase and the new dwellings Council is forecasting, are the
predictions around landfill requirements and waste storage and processing requirements
accurate? (page 128 of TYP). Is Wanaka dump fit for future needs of a larger town?

Let's see the Council get ahead of other councils in its planning for our future instead of
many fine words and minimal action. And rather than just building ever bigger dumps lets
see our Council trying to reduce our waste and actually taking measures to do so.
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1. food waste bins. Contract with Wastebusters to handle food waste and develop a
composting operation. | would suggest the 20 ha of Council land on the Albert Town
side of the Cardrona river (below the salmon farm) for this project. It could be combined
with a community garden for Albert Town, it would make good use of land which is not
suited to residential use, and it would help Wastebusters, a fantastic community
resource which has been largely ignored by successive councils. The most recent audit
of kerbside rubbish bins found 54% of what we throw out is organic waste. The Climate
Change Commission’s advice focuses on reducing methane emissions from organic
waste in landfill.

2. Building waste. QLDC is quoted as saying that the average house build in the region
produces 5 tonnes of waste material. Start requiring building waste to be separated into
wood steel plastics. Wood waste - separated and cheaper? eg all the timber framing.
Certain kinds of waste that takes excessive time to break down should be very
expensive to dump. eg Polystyrene?

3. Development contributions need to reflect the waste costs of building in our district -
do they adequately? Carbon costs?

4. Real and tangible climate mitigation policies for new developments - eg all new
developments of more than 100 residential units need to provide 1 electric vehicle
charger, either incentivise or require installation of solar hot water heating in new builds.
There should be the planning expertise within Council to look at resource consents
from a climate mitigation perspective so that developer actions to mitigate are taken
into account.

There is a considerable future cost to our community in our Council failing to begin decisive
action now. We can shift the methane emission costs of food waste and hard-fill sites filled
with building construction materials down the road or we can start to deal with these issues
now. We can continue to grow a carbon-fed economy with new airports and insufficient
investment in low-carbon transport or we can start to lower and limit these inputs now.

3. Community Facilities & a Vibrant Town Centre

TYP Parks/Tracks&Trails/Sports Facilities, Community Facilities

SP Outcomes 2 (Public Transport etc), 4 (Well Designed Neighbourhoods), 5 (Diverse Economy), infact
all SP Outcomes 1-5

In TYP Community Facilities Spend is $203,493,075 for Wakatipu Ward v $58,082,613 for
Wanaka Ward

What makes a community “affordable” or not is in part related to its investment in shared
public facilities

+ Sticky Forest
Sticky Forest should at least get a mention in both plans to be factored in for funding in the
future. It is open space, it is an incredible resource for the biking community, it is youth
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“health”, it is a future bike-tourism resource, it is a prominent landscape visible from much
of the township and and lake. It should be in every planning document we have.

* Performing Arts Centre

As a minimum we need to see a Performing Arts Centre included in the 30 year Spatial Plan
and a strategy for funding and land provision included in the TYP. Wanaka has now been
hosting a highly successful arts festival for some 14 years. Every year it has had to hire the
major venue for this to happen. The town is rapidly approaching the maturity and population
which would make exceptional use of a large arts centre. This is a civic building and it
needs to be central to Wanaka and accessible on foot from the town centre, as all civic
builds are in the great cities or best destinations of the world. It will be a benefit to both
residents and visitors alike.

+ Land for future hospital/large scale public medical facilities
Should this be identified in the SP? The Medical Centre was apparently bursting at the
seams pre-covid.

+ A Vibrant Town Centre

We need to maintain and foster vibrant town centres. We need to learn from well planned
cities overseas and not settle for second best in Wanaka and Hawea. Our landscapes and
setting are not second best so why should our towns be that.

Everywhere in Copenhagen is within walking distance,”connects by foot to the rest of the
city, includes extraordinary public spaces, the whole waterfront is a place for people, with
few traffic-heavy roads along the water.... What really sets Stockholm apart are the
promenades and esplanades that naturally draw people to public destinations on the water,
such as the outstanding City Hall ...then, when you are ready to move away from the water,
another pedestrian-oriented path will appear, ready to whisk you off to a destination
elsewhere in the city. Helsinki's compact downtown is almost entirely on the waterfront.

« The SP talks about high density for housing and compact development, but does not
follow the same approach for the commercial areas of the Upper Clutha. It is equally
important to coherent urban design and maintaining a vibrant town centre that the central
townships and retail areas are kept compact. The concept of South Wanaka concerns
me, - where did this come from ? Wanaka already has multiple mini-commercial centres
in addition to the lake front. Northlake, Albert Town, Three Parks, Anderson Road and
Anderson Heights, Hawea, potentially Luggate and Cardrona. Do we really need more?
Instead or sprawling retail and sub-retail zones we need planning that focusses on the
value of a single clear vibrant town centre in Wanaka and in Hawea.

» The council is schizophrenic in its policies - “Review zoning and other levers to enable
higher densities and more flexible use of land within the existing and new urban areas in
appropriate locations identified in the Spatial Plan.” Higher density and new areas for
development in the same sentence. At the same time as it is suggesting settlements be
denser the council is facilitating growth by identifying more and more growth zones that
spread further and further out into the valley. Do we need more residential designations
right now or should we instead, as was said back in 2000 at the Wanaka 2020 planning
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sessions, aim to be more compact and higher density (in selected areas). Once an area
has been designated it very quickly gets developed.

+ Wanaka Town Waterfront? What is happening? While the town discusses the pros and
cons of pedestrianisation lets at least do something. At the moment the whole stretch
from the shops to the lake is given up with parking, road, parking, access road and more
parking with a slim line of old shrubbery in between and some toilets. It needs at the least
parking and buses removed from the area opposite the town centre, new tree planting
established, an area for outdoor concerts, covered market place, etc identified and
developed, Clear sight lines of access for pedestrians between the town shops and the
lakefront. Can the road be paved so it can be driven on but feels pedestrianised. Plus
flood mitigation work at the same time.

4. Imbalance in Capex Expenditure between Wanaka Ward and Wakatipu
Ward

TYP Capital Expenditure across all main categories

Depending on what population figures you use Wanaka is down $6,000-$6,500 per head in
the TYP or between and $102,221,750 for the whole Wanaka Ward. That is a difference of
8-10 million a year.

Re need for higher spend in Wanaka..... Yes it might be adjusted percentage wise/per head
of population over here - but that doesn’t mean it is good planning, sufficient capital
investment in relation to growth or in line with climate mitigation or the draft plans grand
aspirations. Also, has there many any adjustment for the large sums of shovel-ready money
that is being spent on roading projects on the Queenstown side of the hill?

ADJUSTED FOR WASTE MANAGEMENT SHARED WARD INVESTMENT **
Wakatipu Ward is $1,045,121,638 TYP CAPEX

Wanaka Ward is $421,165,938 TYP CAPEX

Wakatipu spend is close to 2.5 x Wanaka spend but it is not 2.5 times the Wanaka Ward
population.

2020 StatsNZ Res Pop adjusted projection for 2020

(adjusted down by Stats NZ for incorrectly allocated visitors, absent residents etc)

QLDC 47,390 in total
Wakatipu 31,480 or 66.427% of total pop
Wanaka 15,910 or 33.572% of total pop

Wakatipu = $33,200 p head

Wanaka = $26,472 per head

= $6,728 more per head in Wakatipu ward, a total difference of just over
$107,042,480 over the ten year period or almost 11 million per year.
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5. Local Democracy
TYP pages 147-156

According to StatsNZ the Wakatipu Ward resident population was 2.05 x the Wanaka Ward
population in the 2018 census and likely 1.97 times the Wanaka population by 2020. Yet the
Wakatipu Ward has 7 councillors to Wanaka Ward’s 3. This is undemocratic and
unrepresentational and needs redressing in time for the next QLDC election.

2020 StatsNZ Res Pop adjusted projection for 2020
(adjusted down by Stats NZ for incorrectly allocated visitors, absent residents etc)

QLDC 47,390 in total

Wakatipu 31,480 or 66.427 % of total pop = 7 councillors or 1 representative per 4,497
people

Wanaka 15,910 or 33.572% of total pop = 3 councillors or 1 representative per 5,303
people.

This reveals a sizeable difference in representation, but also results in a significant
difference in the “balance of power” in Council between Queenstown interests and Wanaka
interests, even more so when you factor in that all QLDC mayors have been resident in the
Queenstown Ward. While our representatives might aspire to represent both wards equally
democracy has to be more real than that and has to be seen to be fair, not just aspire to be
fair.

** Figures taken from Capex across Community Facilities, Transport & Roads, Water Supply, Waste
Water & Waste Management. Unadjusted for Waste Management being shared across the two wards

the figures are as follows:
Wakatipu Ward is $1,058,709,292 TYP CAPEX
Wanaka Ward is $407,578,284 TYP CAPEX
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TE PAA Duane & Katie

Arrowtown

Q. 1am aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neutral

Q. Please let us know your comments or feedback:

We wish to be party to any and all current and future correspondence. Our
submission is non-specific at this stage, and is (currently) neither in support or
opposition, however we would like it to have the widest possible scope so as to be
able to canvass all subject matters both now and in the future.

Q. Please describe the reasons for your position:

As above

Q. Please let us know if you have any further comments:
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TELFER Simon

Active Transport Wanaka
Wanaka

Q. 1 am aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

Growth projections for Wanaka are considerable. Our concern is that investment in,
and transition to, public and active transport will not be at a pace to match
population growth. This imbalance will lead to continued environmental
degradation, community inequity, public health issues and poor safety for
vulnerable road users.

This observation reflects our concerns with investment priorities in the Ten Year Plan.
The completion of a primary cycle network for Wanaka has been pushed out to
2027. Wakatipu's active transport network doesn't receive substantive funding until
2032! Public transport investment for Wanaka over the next decade is
inconsequential. Significant funding in the Ten Year Plan is still being apportioned to
road renewals and creation of new arterial roads. The progressive thinking
championed by the Spatial Plan is at odds with the status quo tenor of the Ten Year
Plan.

With regards to the climate crisis, recent research from the University of Oxford affirms
that "active travel can contribute to tackling the climate emergency earlier than
electric vehicles while also providing affordable, reliable, clean, healthy and
congestion-busting transportation.” Cycling is ten times more important than electric
cars for reaching net-zero cities.

https://theconversation.com/cycling-is-ten-times-more-important-than-electric-cars-
for-reaching-net-zero-cities-157163

748



Active Transport Wanaka is fully supportive of the key Spatial Plan themes:

- prioritisation of public transport, walking and cycling

- greater integration of land use and transport planning

- housing density

- well designed neighbourhoods and healthy communities

Expediting this move to low carbon mobility, through increased cycling and walking,
is about:

Equity: Providing wide, protected cycling infrastructure is the essence of equity.
Doing so allows the youngest members of our community to experience the
independence that safe cycling infrastructure provides. It will increase the
percentage of women who ride from 32% compared with men at 68% (2015).
Cycling infrastructure provides cost effective fransport options (access) for lower
socioeconomic individuals and families where car ownership is prohibitive.

In summary, a multi modal network extends access to groups who we currently
exclude: lower socio-economic communities, people with disabilities, tangata
whenua, women and children.

Public health: Walking and cycling addresses the burgeoning health crisis in our
communities (especially children) brought about by a sedentary lifestyle,
exacerbated by the use of motor vehicles for short trips and school pick ups/drop
offs. Following a transition to low carbon mobility we would enjoy cleaner air, quieter
streets and better mental and physical health.

Waka Kotahi's recent research paper on the relationship between transport and
mental health found that active modes such as cycling and walking are associated
with better psychological health.

Community: Active transport, via the personal interactions that naturally occur,
provides a sense of wellbeing, connectedness and sense of place. Cycling towns are
happy towns.

Environment: Road transport accounts for 37% of the Queenstown Lakes District’s
greenhouse gas emissions - by far and away the largest emitting sector. Replacing
shorter car journeys with walking and cycling is the quickest and easiest way for
households to reduce personal greenhouse gas emissions across the regions. People
on bikes have 84% lower CO2 emissions from all daily tfravel compared with non-
cyclists. Modeshift is the only way forward.

Safety: Drivers, pedestrians and people on bikes alike are maimed and killed by cars

every year. The best way to reduce overall road fatalities is to embrace mode shift
through protected infrastructure.
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Q. Please let us know if you have any further comments:

We would like to see specific reference to the creation of Low Traffic
Neighbourhoods (LTN) throughout the district. LTN's minimise the amount of traffic
that comes from vehicles using residential streets to get to another destination.
Private motorised vehicles still have easy access to all homes and businesses without
driving directly through the neighbourhood but fraffic is reduced by using temporary
or permanent barriers.

We also recommend that developers of new residential sub divisions and
commercial precincts be required to link their sub divisions in to the Wanaka urban
cycle network, not just provide pathways within the development that stop outside
the front gate.

Q. If you have a pre-prepared submission, you can upload it
below. Please note that we can only accept .docx files.

Additional documents or PDF files can be emailed to letstalk@qldc.govt.nz Please write
"draft Queenstown Lakes Spatial Plan submission" in subject header.

Submission to QLDC Spatial Plan from Active Transport Wa naka.docx
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Active Transport Wanaka
Submission to QLDC Spatial Plan

We support Queenstown Lakes Spatial Plan

Our comments:

Growth projections for Wanaka are considerable. Our concem is that investmenl in, and ransition lo,
public and active ransport will not be at a pace 10 maich population growth. This imbalance will lead
lo conlinued environmenal degradation, community inequily, public healih issues and poor safety lor
vulnerable road users.

This observation reflects our concerns with invastment pricrities in the Ten Year Plan. The
completion of a primary cycle nelwork lor Wanaka has been pushed oul to 2027. Wakalipu's active
transport nelwork doesn't receive substantive tunding until 2032! Public Iransport invesiment lor
Wanaka over the nexl decade is inconsequentlial. Signilicant funding in the Ten Year Plan is slill being
apporioned to road renewals and creation of new arerial roads. The progressive thinking
championed by the Spatial Plan is at odds with the status quo lengr of the Ten Year Plan,

With regards 1o the climale crisis, recent research from the University of Oxlond affirms that “active
travel can contribule to tackling the climate emergency earlier than alectric vehicles whilg also
providing affordable, reliable, clean, healthy and congeslion-busting transportation.” Cycling is ten
times more important than electric cars for reaching net-zero cities.

zero-cities-157163

Why we support the spatial plan:
Active Transport Wanaka is fully supportive of the key Spatial Plan themes:

- priorilisation of public transport, walking and cycling

- greater integration of land use and ransport planning

- housing densily

- well designed neighbourhoods and healthy communities

Expediling this move to low carbon mobilily, through increased cycling and walking, is about:

Equity: Providing wide, protected cycling infrasiructure is the essence of equity. Doing so allows the
youngest members of our community to experience the independence that sale cyding infrastructure
provides. It will increase the percentage of women who ride lrom 32% compared with men al 68%
(2015). Cyeling infraslructure provides cost effective transpor options (access) lor lower
sociceconomic individuals and families where car ownership is prohibitive.

In summary, a mulli modal network extends access to groups who we currenily exclude: lower socio-
economic communities, people wilh disabilities, langata whenua, women and children.

Public health: Walking and cycling addreszes the burgeoning health crisis in our communities
(espedially children) brought about by a sedentary lifestyle, exacerbaled by the use of motor vehicles
for short trips and school pick ups/drop olfs. Following a transition to low carbon mobility we woulkd
enjoy cleaner air, quigter streets and better menlal and physical health,
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Waka Kotahi's recenl research paper on the relationship between Iranspor and mental health found
that active modes such as cycling and walking are associated with better psychological haalth.

Community: Aclive transporl, via the personal interaclions that natrally oocur, provides a sense ol
wellbeing, connectedness and sense ol place. Cycling towns are happy towns.

Environment: Road Iransport accounts for 379% of the Queensiown Lakes District's greenhouse gas
emissions - by far and away the largest emilting sector. Replacing shorter car journeys with walking
and cyding is the guickest and easiest way for households 10 reduce persenal greenhouse gas
emissions across lhe regions. People on bikes have B4% lower CO2 emissions from all daily travel
compared with non-cyclisls. Modeshift is the only way forward.

Safety: Drivers, pedesirians and people on bkes alike are maimed and killed by cars every year. The
besi way to reduce overall road fatalities is 1o embrace mode shifl through protected infrastructure.

Further Comments

We would like to see specific reference to the crealion of Low Traffic Neighbourhoods (LTN)
throughout the diglrict LTN's minimise the amount of tratfic that comes from vehicles using
residential sireets to get 10 another destination. Private motorised vehicles siill have easy access to all
homes and businesses wilhout driving directly threugh the neighbourhood but traffic is reduced by
using temporary of permanent barriers.

We would also like to see developers of new residential sub divisions and commerdial precincts be
required to link thair sub divisions in to the Wanaka urban cycle network, not just provide palthways
within the development thal stop oulside the front gate,

Simon Telfer
On behalf of Active Transport Wanaka
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THOMPSON Greg

Frankton & Quail Rise

Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

My comments are directed to the Wakatipu portion of the plan only.

| support the general thrust of the plan concentrating all the further development
around Frankton and down towards Hanley Farm, Jacks Point.

| am pleased that no development is proposed along the Arthurs Point/Arrowtown
road and ask that this area remain lightly developed (if at all).  This is an important
undeveloped view corridor in the basin and it would be good if it could remain so.

The 'elephant in the room' (so to speak) is the bridge over the Shotover River and no
further development should proceed along Ladies Mile until this is resolved.

Q. Please describe the reasons for your position:

Lays out a good foundation for how the district should grow.

Q. Please let us know if you have any further comments:
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TREGIDGA Rachel

Queenstown Airport Corporation
Frankton & Quail Rise

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF aftached

Q. Please let us know if you have any further comments:
PDF attached
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19 April 2021

Queenstown Lakes District Council
Private Bag 50072
QUEENSTOWN 9348

To whom it may concern,

RE: DRAFT QUEENSTOWN LAKES SPATIAL PLAN

Queenstown Airport Corporation (QAC) would like to thank the Queenstown Lakes District Council (the
Council) for the opportunity to comment on the draft Queenstown Lakes Spatial Plan (Spatial Plan). Itis
in its capacity as a facilitator of air connectivity to, and an infrastructure provider within the Queenstown

Lakes region that QAC provides feedback on the Spatial Plan.

The development of the Spatial Plan has been undertaken over some time, and we appreciate the

opportunity to have been considered as a stakeholder and consulted with throughout its development.

OVERVIEW OF QUEENSTOWN AIRPORT CORPORATION

QAC’s primary activity is the safe and efficient operation of Queenstown and Wanaka airports, facilitating
air connectivity through the provision of infrastructure in the region, to meet the needs of our customers,
the residents of, and visitors to the lower South Island. This includes the provision of appropriate and
sound aeronautical and associated infrastructure and facilities for the unique operations at each airport.
We:

e Ensure effective stewardship of the airports, including meeting all relevant statutory obligations

e Provide airfield, airside, terminal and landside facilities and infrastructure that deliver the

required outcomes for all operators and users
e Ensure the operational resilience of Queenstown Airport as a life-line utility, as required under

the Civil Defence Emergency Management Act 2002.



QAC also provides grounds maintenance services and airstrip management at Glenorchy Airfield, on the

Council’s behalf.

With the responsibility for the safe and efficient operation of the airports comes an obligation to actively
monitor proposed and existing land use activities within the respective areas to ensure that the

operational requirements of the airports remain suitably protected and provided for.

Queenstown Airport - At Queenstown Airport, QAC provides for scheduled domestic and international
air services, commercial and private general aviation operations and the Lakes District base for the Otago
Rescue Helicopter service. QAC owns 152 hectares of land within the Frankton Area. A significant portion
of QAC’s land holding is designated in the relevant District Plan for aerodrome purposes. QAC also holds
designations to protect the take off and approach paths associated with the functioning of the runway

at the airport.

With a rich heritage dating from 1935, Queenstown Airport is New Zealand’s fourth busiest airport. The
airport is a strategic national and regional asset which contributes to the vibrancy and prosperity of New
Zealand’s economy, its tourism sector and the regional communities served by the airport. It is as
important as other critical infrastructure, including roading, telecommunications cables and piping for

essential services, and pre-COVID, employed nearly 700 people across the airport community.

The airport provides a domestic and international entry point to Queenstown, one of the world’s
premium visitor destinations, and direct access to the Southern Lakes region which is home to some of
New Zealand’s most iconic scenery and experiences. Between 35-45% of all arrivals to the region come

by air, supporting the economy and the needs of local residents, businesses, and visitors.

Prior to the recent travel restrictions imposed as a result of the COVID-19 global pandemic, the airport
operated daily air services to/from Auckland, Wellington and Christchurch, as well as direct Trans-
Tasman services to east coast Australia through the ports of Brisbane, Coolangatta, Sydney and

Melbourne.

Queenstown Airport is also a base for various general aviation activities, including flightseeing and other
commercial operations, search and rescue, life flights and other emergency services. Prior to the COVID-
19 global pandemic, Queenstown Airport was New Zealand's busiest helicopter port and a popular choice

for private jet customers who reside in or visit the region.
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Wanaka Airport - At Wanaka Airport, QAC provides for scheduled domestic air services, and both
commercial and private general aviation operations. Sounds Air introduced scheduled domestic services

between Wanaka and Christchurch in November 2020.

QAC holds a 100-year lease over Wanaka Airport, which supports a range of businesses including
flightseeing, flight training, helicopter maintenance, skydiving, private recreational aviation, and other
attractions. Prior to the COVID-19 pandemic, nearly 300 people were employed across approximately 20
airport related businesses. Since 1988, Wanaka Airport has been the home of the Warbirds over Wanaka
air show. In 2015, the airport joined a select group of NASA global test sites for its scientific space balloon

programme.

Wanaka Airport is subject to two designations in the District Plan - the first relating to aerodrome
purposes, and the second to approach to land use controls. The Council is the Requiring Authority for

the above designations, while QAC manages the operations of the Airport.

QAC’S FEEDBACK ON THE DRAFT QUEENSTOWN LAKES SPATIAL PLAN

AIR SERVICES ACROSS QUEENSTOWN LAKES

QAC aims to provide an outstanding first and last impression of the communities served by and
surrounding Queenstown and Wanaka airports, reflecting the best of the region in its people, customer
offerings, infrastructure and sustainable practices and aligned with the eight key themes of the Council’s

Vision Beyond 2050 framework.

The Council received independent socio-economic impact assessments of airport infrastructure in the
Queenstown Lakes district and its communities in 2020, and QAC will use the outputs from both this
study, and this Spatial Plan to inform its long-term planning related to Queenstown and Wanaka
airports. Long-term development planning for both airports will respond to underlying organic
growth. Ultimately, QAC’s long-term planning will be aligned with the Council’s long-term planning,

forecasts and aspirations for the district.

The Spatial Plan acknowledges and supports the role of air services across the Queenstown Lakes region,
and that growth in demand for commercial air services is expected to continue as Queenstown Lakes and
the wider region continues to develop. QAC supports the need for air-connectivity to keep pace with
growth, and its goal is to provide this capacity to meet the needs of the Queenstown Lakes communities
and respond to the four wellbeings outlined in the Local Government Act. Both air and land-based

transport are part of a wider network and eco-system, and should a situation arise in which air-
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connectivity is constrained, it will risk a disproportionate burden — both in regard to capacity and cost -

being placed on the interregional and local land-based transport network.

PART ONE — INTRODUCTION

Forecast Growth — The Spatial Plan suggests that overall, long-term growth for the region will not
change from pre-COVID projections, but that the rate of growth will moderate and may be slower in
initial periods than in latter periods. COVID has created an environment of high uncertainty, and
QAC notes that there is a chance that demand, and subsequently growth, may return faster than the
forecasts assumed in this Spatial Plan. As such, QAC encourages the Council to maintain a flexible

investment programme that can adapt to fluctuating growth patterns.

PART THREE — CURRENT STATE AND CHALLENGES

2.

Protected Areas and Constraints - Wakatipu — implications for urban development. The document
notes that “The current Air Noise Boundary..... restricts some development outcomes in parts of
Frankton”. Whilst the air noise boundaries do result in some restrictions, it is also relevant to note
that Queenstown Airport, as an operational airport has a number of restrictions including noise
boundaries, flight take off and departure paths, and transitional slopes and surfaces, all of which
need to be taken into account when planning the development of areas directly surrounding the

airport.

PART FOUR — GOING FORWARD

Spatial Elements — Wakatipu — The Frankton area has been labelled a Metropolitan area in the
Spatial Plan. Whilst this reflects much of what has occurred in the Frankton area — particularly in the
past 5-10 years, QAC does not believe that the Spatial Plan adequately acknowledges the airport and
the need to balance both current operations, the potential for future growth of the airport, and the
desire to intensify housing on high frequency corridors that surround the airport. Further

commentary is provided on this further on in our submission.

QAC emphasises the role the airport is playing and can continue to play in encouraging modal shift
to public transport. People arriving into the region by shared-transport can arguably more easily
move on to land-based shared-transport modes, than those arriving into the region by private
vehicle. As such QAC would encourage the continued development of public transport and the

prioritisation of active links into airport infrastructure.
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Spatial Elements — Upper Clutha — QAC supports Luggate remaining at its current size. Whilst
Luggate is located some distance from Wanaka Airport’s current noise boundaries, it is still located
under the airport’s flight paths, and therefore some people will potentially be annoyed by aircraft

activity in this area.

The Spatial Plan plans for public transport and active travel on the Wanaka to Luggate corridor.
Wanaka Airport attracts locals and visitors alike to the Wanaka Airport precinct, and scheduled flights
were introduced in 2020. It is also a significant employment centre for the Upper Clutha region, pre-
COVID employing approximately 300 people across all the businesses operating on site. The
integration of public transport and active travel into the airport will be important in achieving modal

shift targets in this part of the region.

Outcome 1: Consolidating Growth & More Housing Choice

5.1. Strategy 1: Increase density in appropriate locations.

The Spatial Plan states that “High density development will be enabled in the frequent public

transport corridor and in new and established centres”

Whilst QAC supports this principle in general, the Spatial Plan identifies two corridors for priority
development being (1) The Town Centre to Frankton Corridor; and (2) The Five Mile Urban
Corridor. Both of these areas sit either within, or close to Queenstown Airport’s Air Noise

Boundaries.

The Spatial Plan indicates that by 2050, housing in the Frankton Flats area is forecast to be 2%
times current housing levels, and capacity would be over 5 times the current levels. Whilst it is
unclear where in the Frankton Flats this housing would be developed, it indicates a step change
in the increase of ‘activities sensitive to aircraft noise’ being established in close proximity to

the airport, increasing the chance of reverse sensitivity arising.

The Spatial Plan must consider all activities in these areas, and proactively consider the long-
term effects of adverse reverse sensitivity potentially constraining the ability of Queenstown
Airport to keep pace with the needs of the Queenstown Lakes communities. If this was to
eventuate, it would likely have a significant effect on the essential underpinnings of the

Queenstown economy over the long term.
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Further detail about aircraft noise and the effects of reverse sensitivity are set out in Appendix
1.

Outcome 2: Public Transport, Walking and Cycling are Everyone’s First Choice

QAC supports the frequent public transport network proposed in this Spatial Plan as well as in other
strategic transport planning documents. QAC reiterates its concern about encouraging and enabling

residential intensification of high frequency transport corridors in close proximity to the airport.

QAC encourages the use of public transport, by:

e participating in ongoing transport governance group discussions for which public transport
is a key part;

e supporting the linking of transport infrastructure into Queenstown Airport through its input
on the Frankton Flats Master Plan;

e providing infrastructure dedicated to public transport that is highly visible to arriving
passengers; and

e promoting the use of public transport through its public communications, digital channels

and websites.

QAC is concerned that high frequency routes to and from the airport are categorised as a future
“vision” rather than being “planned” as identified in this Spatial Plan. Given the proportion of
passengers currently using the bus service between Queenstown Airport and Queenstown’s CBD,
ensuring that Queenstown Airport is considered as a vital connection in the high frequency network
is key to achieving modal shift, and will also be key to uptake on to public transport. The Queenstown
Airport to Queenstown CBD corridors with one of the highest used routes in the Wakatipu region.
Ensuring that there is provision of direct services on this route, will remove any disincentives
associated with changes to different services in a single journey for people arriving or departing from

the region via Queenstown Airport.

The same principles apply and will apply to Wanaka Airport, as sub-regional and Upper Clutha public

transport services develop.

QAC also notes that Queenstown Airport and Wanaka Airport are large employers within their
respective regions, and in order to develop credible travel plans for the people that work in the
airport precincts, the services developed must be passenger led and consider the needs of shift

workers in the provision of public transport services.
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7. Outcome 5: A Diverse Economy Where Everyone Can Thrive

QAC supports the need to diversify the economy. At both an organisational and regional level, this
need has become more pronounced in the past year as a result of New Zealand’s response to COVID-
19. Both Queenstown and Wanaka Airport will support this objective by the continued provision of
air services to and from the region. Connectivity, both domestically and internationally, is often a

significant factor when new industries or economic activities are choosing where to locate.

QAC support the Spatial Plan’s strategy to establish efficient and resilient connections, by ensuring
people, goods, services and resources can efficiently flow in and out of the area by land and air, and
the criticality of this to support economic prosperity, including attracting new businesses to locate

here, and helping to diversify the economy.

QAC also intends to develop its own non-aeronautical landholdings to support and encourage

economic diverse activities to establish in the region.

QAC also supports the need for local electricity distributors to develop and maintain a resilient set of

networks to support future aspirations for the region.
SUMMARY

In summary, QAC is supportive of the development of this Spatial Plan, and is largely supportive of its
direction. It urges the partnership to consider the inherent conflict of developing noise sensitive uses in
higher densities close to airports, which over time could constrain both the airport, ultimately resulting

in constraining the economic prosperity of the region.
Thank you again for the opportunity to respond.

Yours sincerely,

7
Rachel Tregidga

General Manager Property & Planning
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Appendix 1:  Airport Noise & the Effects of Reverse Sensitivity

QAC has concerns that development of the type signalled will result in the intensification of
activities sensitive to aircraft noise (“ASAN”) near Queenstown Airport. Thus, there is potential
for the Spatial Plan to give rise to outcomes which in turn result in adverse reverse sensitivity
effects on Queenstown Airport. Reverse sensitivity is the vulnerability of an established land use

to complaint from newly established, more sensitive land uses.

Much of the Frankton metropolitan centre is affected by the Queenstown Airport noise
boundaries which have been developed in accordance with the New Zealand Standard for Airport
Noise Management and Land Use Planning (NZS6805:1992 or “the Standard”). The Standard
provides for an Airnoise Boundary (65 dBA Ldn) and an Outer Control Boundary (55 dBA Ldn)
(“OCB”) and promotes an approach whereby all new ASAN within these boundaries are

prohibited, where this can be practicably achieved.

Consistent with the Standard, the Queenstown Lakes District Plan currently limits the
establishment of ASAN within the Airport noise boundaries to avoid adverse effects on noise
sensitive receivers and to manage any actual or potential adverse reverse sensitivity effects on
the Airport. The approach in the Plan was endorsed by the Environment Court when it deliberated

on Plan Change 35.

The Spatial Plan generally signals the enablement of a higher density of development in the
existing Frankton metropolitan centre. This has the potential to undermine this approach. QAC
considers that the Spatial Plan should provide better recognition of the existing constraints on

development within the Airport noise boundaries.

Furthermore, the Standard recognises that aircraft noise does not stop at the OCB and there is
no firm boundary beyond which the potential for reverse sensitivity does not exist. Specifically,

section 1.1.4 of the Standard states that:

‘The Standard provides the minimum requirement needed to protect people from the
adverse effects of airport noise. A local authority may determine that a higher level of
protection is required in a particular locality, either through use of the Airnoise Boundary

concept or any other control mechanism.’ (emphasis added)

It is therefore important to recognise that a proportion of the population beyond the OCB will

still consider the effects of aircraft noise ‘highly annoying’ and further constraints on
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incompatible development may be appropriate. As an example, Christchurch International
Airport maintains a higher level of protection through setting a 50dBA Ldn noise boundary within
which ASAN are controlled.

Much of the frequent public transport corridor, within which high density development is
signalled, lies beyond the current Queenstown Airport OCB but in close proximity to it. It is
important to recognise that the current aircraft noise boundaries reflect the predicted position
of the noise boundaries in the year 2037. In order to maintain air-connectivity in line with
projected regional growth, it is highly plausible that by 2050, there will be a need for growth in
flight numbers at Queenstown Airport to meet demand, and thus aircraft generated noise would
increase incrementally over time. Therefore, today’s airport use scenario is not necessarily the
best projection of the future and suggest a need to consider future scenarios in long-term

planning scenarios.

Allowing the intensification of ASAN that is likely to come with high density development within
close proximity to the OCB will ultimately increase the number of people exposed to the
increasing effects of aircraft noise over time. History shows, both at Queenstown and other
airports that such activity will also inevitably lead to an increase in reverse sensitivity concerns.
As a result, QAC may be required to curtail aircraft operations because of growing community

concern.

If the operation of the Airport is unduly curtailed and projected growth is not accommodated,
then this will compromise the attractiveness of Queenstown as a destination for airlines, which
could result in the curtailment of aircraft activity over time. This would likely have a significant

effect on the essential underpinnings of the Queenstown economy.
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TURNBULL lan

Hawea & Hawea Flat

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neutral

Q. Please let us know your comments or feedback:

Submission on QLDC Draft Spatial Plan

My submission is made from the viewpoint that previous community-driven and
agreed spatial plan boundaries have been frequently been over-ridden by Council
and developers. Why should | have any faith that this Plan will be any different?

| fully support the vision of consolidating housing (and business and community
facilities) within existing urban areas. We can grow more people, but we cannot
grow more land. | am very pleased to see the “Dispersed Scenario” (in the Scenario
Analysis report) has been rejected. This would have been yet another disaster for the
district, and the planet.

Many aspects of this draft Spatial Plan are well developed and pay at least some
service toward the aspirations of the ratepayers, as described in the Scenario
Analysis report. However, there are some inconsistencies and contradictions, so it
has a long way to go.

Contradictions

From the Summary document, on P. 5 we read that the “consolidated approach”
sets “clear limits to outward urban growth, bound by natural features or areas subject
to natural hazards”. Yet on P.7, the Upper Clutha map shows a Future Urban area
south of the existing Hawea urban area, as a semicircle. This is rubbish. There are no
differences in natural features or hazards across that boundary. Any boundaries will
be artificial, like roads, or surveyed blocks of land sold for urban expansion.

From P. 55 of the Plan, “Confirming the ability to provide quality public transport
connection is a prerequisite for Hawea to expand”. Under “Spatial Plan Outcomes”
on P.10 of the Summary, this is re-iterated: development needs to occur where there
is good access to public transport, and measures to deduce our carbon footprint.
The indicated Future Urban area at Lake Hawea is the complete antithesis of this.
There is NO public tfransport, and establishing a network to service an expanding
Hawea is just a “vision” (P. 6). A mirage?

Comments

The maps and projections lead the reader to believe that the areas identified on P. 7
as “Future urban” are where urban sprawl will occur, albeit only “expected”. Yet on
P. 6, we read " “The suitability of these areas require [sic] more detailed
investigation”. So the maps (P. 7) do NOT necessarily indicate where urban areas
may be?

On P. 4 of the Summary, an outcome of “sustainable tourism™ is identified. Tourism, as
we know it and into the future encompassed by this plan, relies TOTALLY on fossil fuel
use. The electric jumbo jet is a long way away. A carbon-neutral Queenstown Lakes
District can never be achieved if tourism is involved. Stop pretending.
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Q. Please describe the reasons for your position:

As above

Q. Please let us know if you have any further comments:

As above
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VAN DER LEIJ Anna

Frankton Llbrary, Wakatipu Music Festival, Self-employed
Lake Hayes Estate & Shotover Country

Q. 1 am aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

I wholly support the intfention, scope and priorifies of this plan.

Queenstown Lakes District will always be an attractive place for people to live.
Population growth is inevitable. In order for it to continue being an attractive place
to live we need to plan for this growth proactively, in sympathy with and sensitivity to
the extraordinary natural beauty of the area.

| also write in support of the Plan to provide balance to the inevitably noisy
opposition to any proactive planning or changes made to the area. Ultimately
opposition to prudent planning around sustainable growth is irresponsible and
damaging to the area in the long-term.

Population growth, climate change, tourism and economy diversification are going
to happen and we need to manage these sustainably for a balanced and thriving
community.

Q. Please let us know if you have any further comments:
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VAN GELDER Leslie

Glenorchy heritage and Museum Group
Glenorchy & Kinloch

Q. 1am aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

Q. Please let us know if you have any further comments:

Q. If you have a pre-prepared submission, you can upload it

below. Please note that we can only accept .docx files.

Additional documents or PDF files can be emailed to letstalk@qldc.govt.nz Please write
"draft Queenstown Lakes Spatial Plan submission" in subject header.

GY Museum -- Submission to Draft Queenstown Lakes Spatial Plan 18 April 2021.docx
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Submission to Draft Queenstown Lakes Spatial Plan
on behalf of the
Glenorchy Heritage and Museum Group

Contact: Leslie Van Gelder (Chair)

Mary Turnbull (Treasurer)

We wish to speak at the hearings

We write in support of the central tenets of the Draft Spatial Plan and write to signal
that we will be pursuing Dark Skies Sanctuary status from the International Dark
Skies Association for the Head of the Lake area and to insure alignment with the
District Lighting Plan and Spatial plan.

The Glenorchy Heritage and Museum Group has existed since 1997. Our mission is to
preserve, celebrate and share the heritage of the Head of the Lake (Glenorchy and
Environs). @ur mission aligns with the Vision Beyond 2050 goals most especially in the
areas of Thriving people| Whakapuawai Hapori; Embracing the Maori world|
Whakatinana i te ao Maori; Pride in sharing our places| Kia noho tahi tatou katoa;
and Breathtaking creativity] Whakaohooho Anahataka which strongly references our
need Lo preserve our community heritage.

We supportin principle the Spatial Plan which proposes no new development for the
Glenorchy community and Head of the Lake beyond that which is already outlined in the
district plan. In the next few years we will be applying to the Intemational Dark Skies
Association for Dark Skies Sanctuary status for the Head of the Lake area and Glenorchy Road
0 Wilson’s Bay. While the full extent of the Sanctuary has not yet been determined, we have
begun the process of collecting the necessary dark sky data and will continue to do so throughout
2021-2. As the Intemational Dark Skies Association describes:

A IDA Dark Sky Sanctuary is public or private land that has an exceptional or
distinguished quality of starry nights and a nocturnal environment that is protected
for its scientific, natural, or educational value, its cultural heritage and/or public
enfoyment

A sanctuary differs from a Dark Sky Park or Reserve in that it is typically situated in
a very remote location with few (if any) nearby threats to the quality of its dark
night skies and it does not otherwise meet the requirements for designation as a
park or reserve. The typical geographic isolation of Dark Sky Sanctuaries
significantly limits opportunities for public outreach, so a sanctuary designation is
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specifically designed to increase awareness of these fragile sites and promote their
long-term conservation.

Currently two sites exist in New Zealand: Great Barrier Island and Rakior/Sewart Island.
We believe the Head of the Lake is an ideal location for a third sanctuary within New
Zealand. DSS status creates outstanding opportunities for “slow tourism” and for new
industries focused on photography. dark sky tours, and relationship with heritage connections
involving both Kai Tahu and settler cosmologies.

The application process is long and rigorous and in this we ask for the suppert of QLDC in
principle as we pursue this on behalf of preserving the heritage of our night skies for
generations to come. We are aware that the Spatial Plan does not include proposed growth for
the Glenorchy area beyond the original district plan, a vision that we fully suppon. Further,
we ask that the District Lighting Plan take into consideration our plans and insure that we are
invited into any and all consultation abeut lighting in Glenorchy Township and at the Head of
the Lake as this may impact our application,

We thank you for your ongoing support of our work,

Na miua noa, na,
Leslie Van Gelder (Clair) and Mary Turnbull (Treasurer) on behalf of the entire commitiee
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VAN REENEN Gilbert

Wanaka
Q. lam aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

| am very disappointed by the poor quality of design and communication in the
booklet our council has produced at substantial cost. White text headings on light
yellow green process colour Incredibly busy layout of information, deplorable
graphics and tables .. what were you thinking?2 and who signed this offee A
consolidated approach to growth. What on earth does this mean in terms of the
climate crisise22. Have you people not heard about the limits to growth and natural
resources2¢ Are your planners not conversant with enlightened thinking on this
topic2e Why cant you learn from similar towns and regions overseas (especially
Europe) who have tackled similar issues to what QLDC is facing. There is no evidence
of this in your documentation.

Q. Please describe the reasons for your position:

| agree however the stated outcomes are all stated in such waffly and vague and
non specific terms that they are virtually meaningless. You say that Public Transport
Walking and Cycling are Everyone's First Travel Choice. Yeah Right. Said the Tui. If |
want to go to the Swimming Pool Recreation Centre from where | live | literally risk my
life. We have no public transport in Wanaka. There are sections of Walkways but
there are numerous dangerous road crossings en route. Not conducive for children.
There are very short and poorly maintained sections of cycleways en route but long
sections of very dangerous roadway to travel once again conducive for children
and getting them into the habit of cycling. What are you thinking writing thate? And
why are you not going to do anything of consequence about it for several years.

Q. Please let us know if you have any further comments:

Separate Document with further comments to follow .
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WALTHEW Cherilyn

Lake Haowea Community Association
Hawea & Hawea Flat

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF aftached

Q. Please let us know if you have any further comments:
PDF attached
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19*" April 2021

On behalf of - Hawea Community Association Inc

By Cherilyn Walthew — Chair

Submission to QLDC - 2021 - Spatial Plan

We would like to speak at the hearing regarding:

The Spatial Plan

Overview of the Hiwea Community Association Inc. (HCA)

The Hawea Community Association represents the residents of the Hawea
District including the Lake Hawea town settlement, residents through to The
Neck (Manuhaea), John Creek, Hawea Flat and Maungawera.

The population is the second largest settlement in the Upper Clutha/Mata-
au.

The HCA holds regular Public Meetings to consult with the residents three
time a year in January, May, and October.

Executive committee meetings are consistently held on the third Tuesday of
the Month and QLDC are well represented at these meetings with delegates
including a QLDC elected member (Niamh Shaw), a WCB elected member
(Jude Battson) and a Council Corporate representative (Jess Garrett).

1. Introduction

1.1.

1.2.

1.3.

We commend the Council on the splendid read that is the “Draft Queenstown
Lakes Spatial Plan” available on their website. Unfortunately, it is clear from
reading the proposal for the Ten-Year Plan (TYP) that we are in no way
planning for a future in line with the elements and aspirations the Spatial Plan
proposal should include.

The outcome of the conversations around the development and future use of
our Airports within our district are going to define how and where people will
be moving to and from locations and, the level and type of infrastructure we
will require to facilitate this. It is absolutely lunacy to suggest that we can
prepare a realistic Spatial Plan until such time as the conversation around
Airports is concluded.

The Goals, Principles, Outcomes and Strategies all appear to be fine
aspirations, however, do not reflect the reality of current Council priorities or
future planning.

772



2. Town Planning

2.1. Hawea has been identified as a “priority development area” (p5). The map on
page 7 shows lands south of Cemetery Rd earmarked for future urban
growth. It also shows a “Town” centred around Cemetery road.

2.2, We attach the map below with annotations.
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2.3. We have no doubt that the Developer who speculatively bought a piece of
rural-zoned land and then managed to force through a development consent
against the Community’s wishes, will be absolutely delighted with this map.

2.4. The current SHA development has no current solution to the existing sewage
issue for their Longview development beyond temporarily trucking waste out.
2.5, The Spatial Plan Community Engagement summary document generated

from the Spatial Plan workshop in Hawea at the end of 2020, contains
nothing to justify this assumption of further development around this area.

2.6. Hawea has been consistent with its feedback to Council for the last 20 years
about the way we would like to see our settlement develop and this appears
to have fallen on deaf ears, once again.
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3. Meeting the “Spatial Elements” of the Plan

3.1.

3.1.1.

3.1.2.

3.1.3.

3.14.

Contrary to the Spatial Elements (Pg. 4) this proposal for Hawea;
Does not encourage “increasing density in appropriate locations” it is
encouraging “urban sprawl”.
It is not “ensuring land use is concentrated. Mixed and integrated with
transport”.
It is not “creating well connected neighbours for health communities”. It
implies two town centres in Hawea which is contrary to the principles of
Whaiora/Grow Well: and,
This proposal is not “sustainable”. For example, this will increase Hawea's
carbon emissions in direct conflict with the Council’s own Climate Action
Plan.

4. Transport

4.1.
4.2,

4.3.

4.4.

4.5.

4.6.

4.7.

The Vision of Public Transport is just that, a vision.

There is no provision for the National Policy Statement — Urban Development
to remove all parking requirements from the District Plan. Whilst we do not
expect the parking spaces to disappear overnight, we are expecting the
number of central Wanaka workers based in Hawea, to increase dramatically
in the next 1-3 years. (Based on current development timescales for houses
to be built in pre-consented areas of Hawea, including outside the existing
Urban Growth Boundary.)

It is argued in the detailed Spatial Plan that “confirming the ability to provide
quality public transport is a prerequisite for Hawea to expand” and yet no
provision has been made by the TYP for public transport. It would appear that
Council prefers the option of investing in roading projects in the Whakatipu
because they can access Central Government money for the first stage. This
project will tie us into a 3 Stage project that fails to give any insight into how
that third stage will be funded, let alone considering it within the current TYP.
All the information that the HCA has received on the matter of Public
Transport including the Council’s own TYP proposal, indicates that public
transport to Albert Town and Wanaka will a long way in the future, if ever.
The HCA acknowledges there are cycle trails between the Flat and the Lake
Township and along the Hawea River through to Albert Town and beyond.
We also note that Winter hours would impact on the suitability of these
tracks along with a realistic travel time of 1.5 hours each way from Hawea to
Wanaka, versus a 15—-20-minute drive.

Essentially, cycling from Hawea to Wanaka is a leisure pursuit probably not
suitable in most instances for work or, accessing essential services.

The HCA has been consistent in its requests to QLDC to provide local road
traffic studies since December 2020. This was specifically requested so the
HCA could review the expected increase of vehicles in relation to the large
number of building consents the Council has already agreed and, how this
might affect our roads. Currently the HCA is being asked to sign off on behalf
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of the community on a half million-dollar roundabout that may not be
suitable in 10 years’ time and, a design from which nothing can be salvaged,
in the event in requires upgrading.

4.8. Requests for roading and traffic information has not been forthcoming from
QLDC and indicates that no work has been undertaken by Council to look at
the viability of such unrestrained expansion in a township that is removed
from virtually every essential service outside of early childhood and primary
education.

4.9, We do note that in addition to early education services, there is access to a
library in the Lake township. Thank you, we would like to keep it, please. This
no doubt will help contribute to reducing unnecessary trips into town.

4.10. Unless there is a concerted effort by Council to change public behaviour and
provide convenient alternatives to driving, the number of vehicles on the
road between Hawea and Wanaka will undoubtedly increase and shows no
sign of relenting, due to a lack of Council planning, initiatives, and priority for
the Hawea Community.

4.11. Inthe absence of a Public Transport system, we recommend that the Council
develop a Parking and Travel Demand Management Strategy for all new and
current developments. Going forward, this should be included as a condition
of consent.

4.12. A Travel Management Strategy could include:

4.12.1. Develop a Cycling/Active mode Strategy to support Business Cases —
include active travel targets and detail the provision of cycling/active mode
infrastructure across the district (including shower and storage facilities
and secure parking)

4.12.2. Incentivise and promote carpooling (T3 lanes and cheaper or more
centrally located parking) and work with Police to manage/enforce the
system.

4.12.3. More and better education for the community and developers e.g.:
promote car sharing; assist developers to develop Parking and Travel
Demand Management Strategies for their developments; provide the
‘know how’ for new developments to operate ride share schemes i.e.,
make it easy so the wheel does not need to be reinvented.

4.12.4. Fund Community Associations to develop local solutions including
Community Travel Plans including local ride share/car-pool groups and
systems.

4.12.5. Develop a plan (including DP rule changes?) to assist businesses to
maximise the use of, and return on, their existing parking facilities e.g.,
consider how to assist Visitor Activity facilities to rent some of their spaces
during the day or in off peak periods.

5. Outcomes for Whaiora
5.1. Urban Development

5.1.1. The Hawea Community has been frequently told that we must do our bit
for the community and district by providing space for housing our
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5.1.2.

5.1.3.

5.1.4.

5.1.5.

5.2.

5.2.1.

5.2.2.

5.2.3.

5.2.4.

5.2.5.

5.2.6.

5.2.7.

5.2.8.

5.2.9.

population. The Spatial Plan requires us to plan for the next 30 years, and
the Community has been very vocal with feedback to the Council on this
matter.

The HCA advocated in the recent review of the District Plan, to rezone the
Lake Hawea Town settlement to Low Density which according to the
Market Economics report commissioned by QLDC in August 2019,
identified that by doing so would ensure there was more than sufficient
growth to cater for the next 30 years, without expanding the Urban
Growth Boundary.

Despite this, Council recommended a proposal to the then Associate
Housing Minister, to proceed with a SHA, against the communities wishes
and in spite of the huge infrastructure deficit.

To further indicate additional new development in Lake Hawea on the
Consultation map for this Spatial Plan proposal, is a further slap in the face
to the very concept of “Whaiora” and needs to be urgently reviewed.

The immediate addition of another 470 properties to town services in
addition to the rezoning of the current settlement further exacerbates the
infrastructure deficit that Hawea is already experiencing around three
waters and roads.

Transport

In order to meet with the aspirations of the Climate Action Plan, Council
will need to prioritise funding for active transport (now) — specifically, new,
and better trails with excellent connectivity. To achieve a shift in
behaviour, the connections need to be in place (piecemeal construction
will not achieve results)

Provide attractive private car alternatives for both winter and summer
(and all weather) conditions e.g., heated seats for bus shelters, end of trip
facilities, covered bike parking, lockers for wet gear, trails that do not
become slippery in icy conditions, bike racks on buses etc.

Identify and secure space now for Public Transport and active transport
hubs.

Construct safe crossings of main roads and highways in the right places to
make active transport safe and convenient for all people.

Bigger spaces for pedestrians and other active modes. N.B. trails should
be built to cater for utility bikes and to ensure safe sharing of spaces.
Provide a variety of bike/scooter parking facilities in safe locations and
including covered, lockable, under surveillance, well lit, adjacent to bus
stops etc N.B. Also, via planning rules

Convert street side car parks into bike/scooter parks (see Waka Kotabhi
Guidance)

Provide drop-off zones adjacent to bus stops and in central locations to
encourage car-pooling, vehicle share.

Review the location of yellow lines across the district in light of the NPS-UD
and consider new locations where roadside parking might need to be
prohibited to protect alternative transport modes (including the small
communities) Protect Public Transport routes.
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5.2.10. Provide centralised (paid) carparking with EV charging infrastructure - in

commercial and residential areas.

5.2.11. Operate/enable/subsidise electric car share (booking) schemes.

5.3.

5.3.1.

5.3.2.

5.3.3.

5.3.4.

5.3.5.

5.3.6.

5.3.7.

Land Use

“Over the past 30 years, the Queenstown Lakes has grown steadily from
15,000 to 42,000, alongside significant growth in the visitors to the area.
This growth has been driven by the attractive scenery and climate, clean
environment, outdoor lifestyle, strong economic opportunities and
improved national and international connectivity.” Pg. 3 Draft Queenstown
Lakes Spatial Plan Summary.

This statement would indicate that the majority of our residents move to
the area because of its outstanding natural beauty and active lifestyles.
Therefore, it is imperative that any initiatives generated by the Spatial
Plan, reflect these values.

Not enough work has been done by Council in relation to consulting with
the community on a “Spatial” plan and land use. Until such time as the
public discussion around Airports occurs and, is concluded one way or, the
other, we cannot realistically or accurately predict the needs of our
district. Until then, no one can be honest about what the vision for 2050 in
the QLDC district will be and, how this will really look.

The QLDC Spatial Plan Workshop held in Hawea in October 2020 indicated
that the preference for Hawea remained in line with previous
consultations with our community; to densify existing urban areas rather
than support developments that encouraged urban sprawl. This was driven
by the desire to reduce rate increases by concentrating township
infrastructure. This also reduces maintenance costs and is less at risk of
failure thereby, helping to protect our environment from issues such as,
discharges into the waterways.

It is imperative that Council take more responsibility for the overseeing of
engineering projects for residential developments, to ensure that mistakes
that allow urban pollution into the waterways, do not continue to occur.
An example of a failure in this area is the new Alpha Series development in
Wanaka adjacent to the Bullock Creek spring. Questions have been raised
as to whether this land was indeed suitable for development in the first
place, given the risks of stormwater runoff to the creek and the
subsequent engineering failure to prevent this.

Hawea also identified the need to ensure food producing land is protected
whilst allowing good interconnectivity between settlements. The area
currently identified for further urban growth around the SHA was one such
area, however, according to the map above, has been earmarked for
housing. Whilst there is an argument that the soil here is low-quality, we
would argue that this is as a result of years of stripping out nutrients and
can and should be regenerated for food production as part of the
resilience programme for self-sustainability within our communities.

We can see no evidence of any connectivity routes from Hawea through to
Luggate as was identified at the Hawea workshop. Many of our residents
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5.3.8.

5.3.9.

regularly take this route to and from workplaces outside of Wanaka and
this is only likely to increase with developments in the Luggate region
where there is already a light industrial use of land and a township
highlighted on your plan presumably, to support the expanding and
continual urban growth in the settlement. The addition of a film studio at
Corbridge is also likely to increase traffic in this direction.

Industrial, Commercial and Retail land opportunities should also be clearly
identified, outlined, and protected within the Spatial Plan, in line with the
needs of our communities. These should be fit for the purposes of
providing services and centralised work areas that can be effectively
connected through some of the transport initiatives suggested above in
point 5.2.

It should be clear to residential property owners what type of activities will
be allowed in their area, prior to their purchase of the property.

6. Summary

6.1.

6.2.

6.3.

6.4.

The HCA recommends the current Spatial Plan process is halted until the
answers to the developments around Airport services can be concluded. The
alternative outcomes to this discussion will have a significant impact on how
and what we plan for our future. By pursuing an outcome for the Spatial Plan
process without addressing the issue of the Airports, the Council is simply
wasting our money.

Infrastructure is a vital component for the Spatial Plan yet the current QLDC’s
proposal for the Ten-Year Plan makes stunning assumptions around how this
infrastructure will be implemented based on development policies that fly in
the face of the Climate Action Plan and “thriving people” aspirations.
Additionally, the outcome of the Airport discussion will provide an indication
of likely future capacity needs and, locations. Something we should be
planning for, now.

Once we have established “how” and “what” our land will be used for, then
we can look at our aspirations around transport and connectivity based on
the need to ensure people have access to work and economic activity areas,
depending on where exactly those locations will be.

Land use reviews and risks will also help identify whether we need to diversify
our economic industry and, what opportunities and resources are available in
the district to drive job creation. Again, this is likely to be significantly
affected by the outcome of the Airport discussions.
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WATERWORTH Andrew

Wanaka
Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

See attached subbmission

Q. Please describe the reasons for your position:

See attached subbmission

Q. Please let us know if you have any further comments:
| support the submissions of Bike Wanaka, Wanaka Stakeholders Group, and WAO

Q. If you have a pre-prepared submission, you can upload it

below. Please note that we can only accept .docx files.

Additional documents or PDF files can be emailed to letstalk@qldc.govt.nz Please write
"draft Queenstown Lakes Spatial Plan submission" in subject header.

draft Queenstown Lakes Spatial Plan submission.docx
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Spatial Plan — submission
Andrew Waterworth

19" April 2021

The draft Spatial Plan is careful to say all the right things, centred around the theme of “Grow Well™.

Council has received the message from the community that there are high levels of concem about
growth, the effects of tourism on community wellbeing, impact on the environment and the need to
adopt policies and practices to mitigate the effects of climate change.

However, there is little in the Spatial Plan to give the community confidence that council has a clear
strategy to respond to or address those concerns.

sAnobvious example is Council’s approach to airport development.
On page 88, it says:

The Spatial Plan will be used to inform and guide input to strategic decisions on gir service
investment for the future. As strotegic planning is progressed for both Queenstown and Wanaka
oirports, the cutputs can be incorporated into future updotes of the Spatial Plan2 . Queenstown
Airport Corporation hove a dudl cirport vision, which contemplates the provision of capacity for
connectivity into the region via both Wanoko and Queenstown Airports. Long-term planning for this
progposition is ot a conceptual fevel, with further work and community consultation required. Receni
proposals to develop o new Girport at Tarras, while not in the district, highlights the commerciol
interest in the development and delivery of capocity to serve the wider region.

The clear implication is that council is complicit in accepting that more airport infrastructure and
flight capacity, involving a dual airpert (Queenstown/Wanaka), is required to serve ‘the commercial
interest in the development and delivery of capacity to serve the wider region’,

In other words, council supports the continuation of a demand driven policy that will inevitably lead
to an exponential growth in air traffic and passenger numbers, with major consequential impacts on
regional infrastructure, the environment, community wellbeing and carbon emissions.

This is precisely the economic and development approach driven by a tourism industry centred
corporate and profit focus on short-term gain that has created the myriad social and infrastructural
issues that plague the district and for which we desperately need solutions = not a business-as-usual

philosophy.

Instead of the Spatial Plan establishing a framework and planning for a destination management
plan that calculates what the district can accommodate from a multi-layered social, infrastructural
and environmental perspective over the next thirty years, using that as a3 means of controlling and
managing growth responsibly, council instead opts for a "kick the can down the road’ approach: ‘As
strategic planning is progressed for both Queenstown and Wénoka airports, the outputs con be
incorporated into future updotes of the Spotial Plan2.”
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This betrays a failure by council to act responsibly and honestly in the long-term interests of its
residents and ratepayers; it signals a determination evident in its previous behaviour of continuing
to support a ‘tourists first/residents and ratepayers second” economic and sodal policy for the
region,

That is completely at odds with what residents and ratepayers have clearly signalted to council, as
evidenced in responses to multiple QLDC/QAC commissioned reports, eg:

*  Mitchell Daysh report for QAC on the Summary of Public Consultation Outcomes on the
proposed expansion of Queenstown airport noise boundaries, 1st October 2018. The
report’s summary found: The response from the 1500 respendents is overwheimingly
negative, 92.5% are opposed to the proposed expansion of airport noise boundaries.

The report conduded that: ‘Reasons for oppositian vary, but are broodly due to: The
additional adverse effects (particularly noise) that will result from further air traffic
movements, ond; Opposition to the effects of additional visitors to Queenstown more
generalfly.” The report also noted that: ‘The majority disogree that planning for growth in
passenger numbers to 5.1 mppo (million passenger per annum) will have a positive effect for
the local and regional economy: Many respondents indicated they see no benefits from the
growth in passenger numbers proposed’.

*  Quality of Life survey, October 2018, conducted by Versus for QLDC. The company
contracted to undertake the survey reported:

“With regords to Council, some residents feel QLDC hos put development and growth chead
of the needs of residents, ond feel their opinions, olthough often asked for, are not
considered when decisions are made. Residents mention QLOC should limit future growth, ot
least until the infrastructure can be built to accommodate o growing district. Generally,
residents also feel QLDC needs to better plan for the future and ensure residents needs are
put before tourists, including ensuring there is affordable housing for residents ond less
tourist numbers alfowed within the district.” (Versus — Quality of Life Survey 2018, page 66)

And:

“Improving the quality of life for all residents within the district will be the obility to strike o
balance between further improving the positive aspects of residents’ guality of life ond
reducing or minimising the aspects which appear to be hindering quality of life. Specifically,
finding a bolance between growth and development of both resident ond tourist numbers in
the district, while ensuring the environment is looked after and residents are able to access
offordoble housing and gain permonent employment with an income thot olfows them to
cover their expenses, will be a start in improving district wide quality of life.” (Versus -
Quality of Life Survey 2018, page 67)

And:;

“Generally, residents mention improvements to their guality of life pertain to the cost of
living in the district, growth, development, and tourism, and more community facilities and
groups. Residents afso mention that Council, and their partners, play the biggest role in
improving their quality of life through ensuring growith, development, and tourism ore kept
within g recsonable standard and thot the needs of residents ore put cheod of tourists.”
(Wersus — Quality of Life Survey 2018, page 61)
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Quality of Life survey, 2019, conducted by Versus for QLDC. The company contracted to
undertake the survey reported under the heading of Tourism:

FINDINGS SHOWED THAT MANY RESIDENTS WERE STRUGGLING WITH THE NUMBER OF
TOURISTS IN THE AREA. (Versus — Quality of Life survey 2019, page 87)

And,

Findings alfso showed that those uncomfertable with the number of visitors were statis ticofly
more fikely to be concerned with the impoct of climate change on the district and dissatisfied
with QLOC measures in protecting the environment. (Versus — Cuality of Life survey 2019,
page 83)

Most respondents agreed that tourist numbers increased traffic congestion ot peak times
with 70% either agreeing {37%) or strongly agreeing (33%) with this statement (Versus —
Quality Of Life survey 2019, PAGE 90)

Mast important to point out is that over half (57 %} of respondents felt that the impoct of
visitors on the environment was not being effectively manoged. (Versus = Quality of Life
survey 2019, poge 50)

The overall theme identified across a range of different measures was thot respondents felt
there are too maony tourists in the area. However, perhaps more important and refevant is
the impact which residents feel this is having on their district. (Versus — Quality of Life survey
2019, page 93}

Comments revealed that many respondents felt as though the wellbeing of residents is being
put on the bockburner of tourists’ needs. (Versus — Quality of Life survey 2019, page 93)

And, under the heading of ENVIRONMENTAL WELLBEING:

This study revenled three key sub-themes relating to the district’s environmentol wellbeing.
These included overdevelopment in the district, the impact of tourists on the environment,
ond further use of public transport. (Versus = Quality of Life survey 2019, page 104)

The sub-theme of development or overdevelopment has been discussed ot multiple stages
throughout this report, indicating just how prevalent this topic is. (Versus — Quality of Life
survey 2019, page 104)

Quality of Life survey, Desember 2020, conducted by Versus for QUDC. The company
contracted to undertake the survey reported:

Uiltimately, the responses showed that respondents were accepting of tourism, so long as
they, the district, ond/or the local businesses were benefiting from tourists being there.
Indeed, the issues surrounding tourism in the district may not be as simplistically put as the
above. However, responses this year certoinly odded context and understanding around the
sentiments identified last year. Consistent with 2019, porticipants still feel that residents”
needs ought to be put at the forefront, with many confirming the notion that tourism agnd
rourists are often catered to before those who live in the district. " would like to see less
reliance and focus on visitors to the areas, and more focus on meeting the needs and
preferences of the local populotion.” (Versus = Quality of Life survey 2020, page 89)
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Maony respondents olso highlighted that COVID-19 has octed as G reset bution for the
tourism sector, whereby plons should be set in place and articulated to better manage the
chollenges which the tourism sector/tourists often posed. To this, there was often discussion
around diversifying the district’s economy to reduce the current level of dependence on the
tourism sector. (Versus — Quality of Life survey 2020, poge 89)

SOCIO-ECONOMIC IMPACTS OF AIRPORT INFRASTRUCTURE IN THE QUEENSTOWN LAKES
DISTRICT, June 2020 conducted by Martinlenkins for QLDC.

The following quotes from the report reflect and illustrate the widespread levels of concern
within the community about airport development and its impact on community wellbeing,
the environment and the increase in tourism. They alsc highlight serious concems relating to
carbon emissions and climate change.

Overall, views on the environmental impacts of airport development are negative. for olf
of the envirenmental impocts we asked ghout, more survey respondents feel neqatively thaon

positively. This is as expected. Page 79

Airports praduce emissions during ground operation octivities such as using, cleoning, and
maintaining vehicles, equipment, ond aircraft. Emissions are also released when storing
chemicols and other pollutants and through de-icing ond anti-icing octivities. Other sources
of emissions include energy consumption felectricity and gas) and waste and wosrewater
management across the airport precinct. There is also evidence that the carbon footprint of
the materiofs used in sonstructing an airport is significant in the wholeife carbon impact
of an airport. This embodied carbon can account for as much as 50 percent of the total
whole-life carbon impact of an airport. Despite emissions being linked to Girport operations,
girport operators often only have direct control of around 10% of total emissions with other
operators at the airport responsible for the large majority. QAC is currently completing its
owr carbon mapping to assess its emissions footprint. This analysis focuses on aircraft
movements to cakulate the amount of corbon dioxide equivolent that would be produced
under each hypothetical scenario. Page 85

Emissions and climate change in the Queenstown-Lakes district Climate change is expected
to have impocts on the Queenstown-Laokes district over the next 80 years, with
temperatures estimated to warm by severol degrees, snow cover and frost doys likely to
decrease, and extreme rainfoll events likely to become more frequent. This is in part due to
emissions. Page 86

Climate change in relation to airport development wos the second highest environmental
impact concerning survey respondents. Younger people reported higher rates of concern
than older demographics. This finding is consistent with findings from QLDC's Qudlity of Life
Survey 2019, in which 75% of respondents were concemed or very concerned about the
impacts of dimate change in the district. Page 86

The notural environment in the Queenstown-Lakes district encompasses the lakes (Laoke
Hayes, wWanaka ond Wakatipu), the rivers {(such gs the Shotover ond Kowarau Rivers), the
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surrounding mountains, the wet and fiot londs, ond the flera and founa that inhobit these
ploces. The development of an alrport and general alrport activities in the Queenstown-
Lakes district may change this natural environment. It Is likely that this change will be
perceivably negative, compounding in nature and linked to a combination of both direct
and indirect activities ond impocts. Page 87

Natural environment impacts in the Queenstown-Lakes district
The notural environment of the Queenstown-Lokes district Is dearly very unigue. It is o
main foctor in what draws people to the area, and it was dear through the focus groups
and surveys thaot people were concemed about the impacts an airpart development has on
the surrounding landscapes.

« 20% of survey respondents identified impacts on the netural environment as one of
the top 3 negative impocts of greatest concern to them,

* 59% of survey respondents are negative about the impoct of current airport
infrastructure on natural environment; 10% ore positive.

At a local fevel, many stakeholders see the guality of the natural environment as a key asset
for the Queenstown-Lokes district. They value protection of the environment and are
negative about the direct impacts of airports on the natural environment at the locol level:
eg visual poliution, air guality, woter quolity, production of waste.

Stakeholders value protection of the local environment for a range of reasons, including
because:

» they believe the natural environment has innate volue and is worthy of protection

= they experience their own guality of life through the natural environment fe.g. for
recregtion, heolth, and wefl-being)

« it is of value to tourism, ond therefore the local economy. Page 89

Social impacts

Our survey found that the impact airports have on the character of their town/region is
important to the community. The changing character of your town/reglon was one of the
top three negative impacts for 37% of respondents. 49% of respondents are negative about
the impact of current airport infrastructure on changing character of their town/region
compaored to 15% who are positive. Focus group feedbock suggess that stokeholders ore
variously concerned about both the direct and indirect impoct of airports on the character of
their town/region. Direct impocts refate to the Airport’s purchase of properties in Fronkton
(community becoming o ghost town), chonges in land use around on oirport site, increased
noise, and the impocts of noise on well-being and environmental degradation. Indirect
Impacts relate to population growth, numbers of visitors and an economy that is focused
on tourism. Social impacts assodated with growth in general and the changing character
of their town specifically were highlighted as concerns for older stakehoiders and residents
from Wanaka and Surrounds. Page 63

Our engagement process surfoced significant division among community members,
particularly in Wanaka. This division was focused on Airport expansion but appears to be
more generafly related to tourism and growth. Divergent community opinions on girport
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development may in itself lead to reduced community cohesion. Sociol inclusion and cohesion
ore complex, multidimensional constructs. The Alrport’s contribution to sociaf inclusion and
cohesion, through its direct and Indirect role in generating employment, is kikely to be
relatively small. Other factors designed to target soclal inclusion and cohesion more
specifically, such as policies to improve access ta resources, giving marginalised members
of sodety o voice and improving tolerance for diversity, are likely to hove o bigger impact.
Page 65

Mental, physical, and spiritual health Airport development impacts people’s mental, physicol,
and spirituc! wellbeing largely through the impoact of noise generated by aircroft. Aircraft
noise impacts people’s health mostly through annoyance ond stress. Qur survey found thot
31% of respondents perceived the mental and physical health impacts of current airport
operations negotively. For some stokeholders, negative sentiment is driven by concern about
the direct impocts of noise and pollution, particularly as they affect residents living and going
to school near airports. These concerns are not limited to local residents but are voiced by
other stokeholders as well. Some respondents experience their own quolity of life through the
natural environment. Their perception of airport impocts on the natural environment
impact how they experience recreational activities and their general health and well-
being. Pages 67/68

Similar to responses for housing affordabliity, alrport impacts on cost of kiving was rated
negatively by 43% of respondents, and positively by 10%. Stakeholder sentiment about
airport impact on cost of living is tied to the tourism-based economy that airports are seen
to enable. The direct and indirect financial burden of airport development and
maintenance on rate payers was identified by some stakeholders as negatively impacting
cost of living. Wanaka residents hod espedally negative concerns about the cost of living
{88% responded negotively) Page 71

The above represent just a brief selection of report and survey findings which demonstrate
unequivocally that residents and ratepayers of the QLDC region are deeply concerned about
their quality of life being compromised by unmanaged, unplanned, under-funded growth
that is driven by tourism. They see that future airport development that is demand-driven
will have serious, long-term, irrevocable downstream effects on the community, the
environment, the cost of living — and they see it as unsustainable in the context of council’s
commitment to climate action and carbon emissions mediation.

It simply is not good enough for council to pay lip service in the draft Spatial Plan to headline
aspirations of Wellbeing, Resilience and Sustainability. There has to be a clearly set out road
map for achieving those aspirations and making them targeted goals.

The unpalatable fact for the QLDC Executive Team, Mayar and elected councillors is that you
cannot have your cake and eat it. You cannot have a demand driven tourism economy, turb-
charged by doubling or trebling the number of flights into the district through airport
development and deliver on those aspirations.

785




That’s not to say = no to tourism. It's to say, we need to bite the bullet and seriously assess
what level of tourism can the district handle that puts residents and ratepayers first, that
values their communities and quality of life, that values the environment and, above all, that
recognises that within the next ten years, let alone 30 years, climate change will be an
increasingly critical and inevitable factor determining how we live and travel.

That is what this Spatial Plan fails to do - but which council must rethink and redo. If you fail
to recognise and act on that, you will have failed to honour the trust and responsibility you
have as public servants under the Local Govemment Act to serve the best interests of the
residents and ratepayers of your district.
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WATSON Danyel

Makarora Valley Communtiy Incorporated
Makarora

Q. 1am aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neutral

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

Q. Please let us know if you have any further comments:

The Makarora community wants to reduce the speed to 20km (currently zoned
100km) on the residential village streets. Includes School Rd, Kea St, Weka St, Kaka St,
and Rata Rd. These are through residential areas and with more growth in the valley
with young families and permanent residents buying in the valley we need the
speed reduced to keep all our residents and visitors safe.
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WENDEN Max

Makarora
Q. 1am aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:

Neutral

Q. Please let us know your comments or feedback:

| would like to see the speed limit of the state highway at the southern, eastern,
township end to be reduced to 80kph or even less! Also, all side roads in the valley
should be 25kph so that old and young people walking, children cycling, dogs being
walked, horses being ridden are not in immediate danger from vehicles driving at the
present ludicrous limit of 100kph!

Q. Please describe the reasons for your position:

Q. Please let us know if you have any further comments:

788



WEST Kathryn

Albert Town

Q. lam aged:
46-59

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Oppose

Q. Please let us know your comments or feedback:

Q. Please describe the reasons for your position:

This plan is based on unclear projections with a strong pro-growth bias. The
community has clearly stated that growth is not a desirable outcome and yet under
the guise of "managing growth" the plan actually seems to to stimulate and
encourage it. That is certainly the defaul outcome if we don't look at ways of
managing it.

We don't want a bigger airport - how about a train connection to Dunedin or
Invercargill instead? that would allow locals to access services in the bigger centres
more easily and at a lower cost to them and to the enviroment - hospitals etc. It
would spread travelers around the region instead of focusing them in Queenstown,
both relieving congestion in Queenstown and benefiting NZ as a whole. The dual
airport does not benefit local residents, just a very small number of local business
owners.

It doesn't take into account a number of very significant factors that will influence the
type of growth and type of community we will have in coming years. It barely
addresses climate change, it has no real strategies or assessment on how this will
affect visitor numbers, types of visitors or even residents. Covid has also changed the
tourism landscape but very little real planning or investigation is done, at least that
we can see in this plan. Too many generic statements and not enough data, backed
up by how that data was sourced.

The plan has very little information specifically on the upper clutha in terms of
numbers (other than growing the airport ggrrrr). Where did the investment in cycle
trails go, how about a bus network?

This plan doesn't seem to reflect what the community has been asking for, what
consultation was done appears to have been ignored.

Q. Please let us know if you have any further comments:
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WILLIAMS Tim

Universal Developments Ltd
Wanaka

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:
PDF attached

Q. Please describe the reasons for your position:
PDF attached

Q. Please let us know if you have any further comments:
PDF aftached
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Queenstown Lakes District Council

19 April 2021

UNIVERSAL DEVELOPMENTS - SUBMISSION ON
QUEENSTOWN LAKES SPATIAL PLAN

Please find set out below a submission on behalf of Universal Developments Ltd (Universal
Developments). Universal Developments is an active land development company with
significant land holdings in Queenstown, Wanaka and Hawea.

Universal Developments wishes to speak at a hearing in relations to its submission.
QUEENSTOWN LAKES SPATIAL PLAN

Universal Developments supports the general direction and approach set out in the Spatial
Plan.

In particular Universal Developments supports the identification of Priority Development
Areas and the identification of Hawea as one of those areas.

Hawea is a logical place for future growth, as growth in this location can occur in a manner
that positively contributes to the sustainability of the existing community. Growth of Hawea
resulting in a greater number of residents can support the establishment of local services and
therefore reduce dependency on and the need to travel to Wanaka.

Accordingly, Universal Developments supports the identification of a local centre and future
urban land use in Hawea in the location as identified on the maps. A copy of this map is
reproduced below, Figure 1.

WILLIAMS § CO.

PLANNING / URBAN DESIGN / DEVELOPMENT

www.williamsandco.nz
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Figure 1: Identification of Future Urban Areas

Specifically, providing for a Local Centre near Cemetery Road as shown is logical as this is
central and relative to where the new residential growth is already occurring. This location
also allows for further change (in both built form character and land use type) to be absorbed
without detracting from the more established residential area and lakefront at Hawea. It will
also support Council objectives around reducing greenhouse emissions and the recently
adopted QLDC Climate Action Plan by providing opportunities for services in Hawea and
reduce car travel to Wanaka.

The identification of future urban land use south of Cemetery Road is also logical as it
responds to the urban development already occurring south of Cemetery Road and the
opportunities this land holds, being:

e flat and therefore cost effective to develop

e unproductive

e not sensitive in a landscape/visual sense

e |ocated adjacent to Council’s reticulated networks making it easily serviced in an
efficient manner

e being directly adjoining Cemetery Road which already accesses residential
development allowing integration with existing roading and pedestrian pathways

It is also considered an important and supported element of the Spatial Plan that this growth
at Hawea is identified as a Priority Development Area — given the characteristics outlined

WILLIAMS § CO.

PLANNING / URBAN DESIGN / DEVELOPMENT

www.williamsandco.nz
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above it is agreed that growth in this location as a priority is important and necessary in order
to achieve progress on wider District and National goals for housing and sustainability.

The Infrastructure planning found within the Spatial Plan in regard to Hawea wastewater
disposal upgrade is supported, in particular that the wastewater upgrade is identified as an
‘Existing’ project (currently existing or a committed project to be completed in the next three
years).

Itis submitted that the timing for water supply works (Hawea Reservoir #2) should be brought
forward in infrastructure planning, to enable this project to also be completed in the next
three years

The above submissions are in recognition of the importance and priority that should be given
to the future urban area of Hawea in the Spatial Plan.

In summary the identification of Hawea as a Priority Development Area and the identification
of a Future Urban Area as proposed in the Spatial Plan will provide for much needed growth
for the District, in a logical location that can positively contribute to an existing urban area.

As such the Spatial Plan as proposed is supported and it is also submitted that the Spatial Plan
is referenced and acknowledged in order to inform decisions made by Council in other growth
planning, in particular the 10 Year Plan and Parks Planning to ensure that the goals of the
Spatial Plan are adequately supported by necessary factors in particular infrastructure.

Should you have any queries regarding this submission please do not hesitate to contact me.

Regards

Tim Williams

WILLIAMS § CO.

PLANNING / URBAN DESIGN / DEVELOPMENT

www.williamsandco.nz
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WIXON Hamish

Wanaka
Q. lam aged:
60+

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

| support the idea of long term planning by QLDC and the consultation process. My
area of interest is particularly the Upper Clutha Area.

While there is discussion regarding housing density this is highlighted around South
Wanaka and Hawea.

Yet there are areas closer to Wanaka which adjoin both infrastructure and transport
corridors.

The area around the Hawea highway, Wanaka highway and Riverbank Road
intersection are neglected in the spatial plan, there are approximately 27 hectares of
rural land which could be used for residential and or other purposes but remain as a
rural zone. This area is close to the Lake, Three Parks, Downtown Wanaka and Albert
tfown.

Q. Please describe the reasons for your position:

Interested in the future direction of Wanaka Spatial Planning.

Q. Please let us know if you have any further comments:
N/A
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YANG mingxi

Frankton & Quail Rise

Q. lam aged:
30-45

Q. Please indicate your position on the draft Queenstown
Lakes Spatial Plan:
Support

Q. Please let us know your comments or feedback:

Dear Sir or Madam,

We are the owners of ||| | Bl ©vr property entrance is at the intersection
of State Highway 6A and Goldfield Heights Road.

Since 2015, We've witnessed some car crashes at this road intersection. As the
Queenstown population keeps growing, Queenstown hill and Goldfield Heights areas
have more new houses, subdivisions. Heavy traffic from Goldfield Heights road may
increase more risk at this intersection.

And our family members, friends and visitors said it is very difficult fo drive from State
Highway 6A into our property. Their cars cannot safely perform a U-turn which is quite
unsafe for them and other road users.

Please help us and other road users to improve the safety of this road intersection.
Many thank!

Mike Yang

Q. Please describe the reasons for your position:

Q. Please let us know if you have any further comments:

Q. If you have a pre-prepared submission, you can upload it

below. Please note that we can only accept .docx files.

Additional documents or PDF files can be emailed to letstalk@qldc.govt.nz Please write
"draft Queenstown Lakes Spatial Plan submissjgn” in subject header.



I i icrscction safety.docx

Dear Sir or Madam,

We are the owners of _Dur property entrance is at the intersection of State

Highway 6A and Goldfield Heights Road.

Since 2015, We've witnessed some car crashes at this road intersection. As the Queenstown
population keeps growing, Queenstown hill and Goldfield Heights areas have more new houses,
subdivisions. Heavy traffic from Goldfield Heights road may increase the risk at this intersection,

Our family members, friends and visitors have said it is very difficult to drive from State Highway
64 into our property. Their cars cannot safely perform a U-turn which is quite unsafe for them
and other road users.

Please considering to help us improving the safety of this road intersection and making it safer for

us. Many thank!

Mike Yang

£
Queenstown % .9

4.4 % (787)
3-star hotel

Q (&

instown

el
@ .'l'IP
ii"'—

Orthodontic South ’,.—"

796



797




798






