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FORM 12 
File Number RM230288 

 
 

QUEENSTOWN  LAKES  DISTRICT  COUNCIL 
 

PUBLIC NOTIFICATION 

 
 
Notification of an application for a Resource Consent under Section 95A of the Resource 
Management Act 1991. 
 
The Queenstown Lakes District Council has received an application for a resource consent 
from:  
 
J Hay & G Tudor-Jones 
 
What is proposed: 

 

Land use consent to construct a three-bedroom 215m2 residential dwelling outside of a residential 

building platform, and for a residential curtilage area. The proposed residential dwelling will utilise 

recycled corrugated galvanised steel, which does not comply with Council requirements for recessive 

building materials. Associated landscaping and earthworks are also proposed. Consent is also sought 

to construct a new 85m2 three-bay shed to replace an existing shed on site.    
 
The location in respect of which this application relates is situated at: 
 
134 Malaghans Road, Queenstown.  
 
The application includes an assessment of environmental effects.  This file can also be viewed 
at our public computers at these Council offices: 
 

• 74 Shotover Street, Queenstown;  

• Gorge Road, Queenstown;  

• and 47 Ardmore Street, Wanaka during normal office hours (8.30am to 5.00pm).   
 

Alternatively, you can view them on our website when the submission period commences: 
 
https://www.qldc.govt.nz/services/resource-consents/notified-resource-consents#public-rc or via our 
edocs website using RM230288 as the reference https://edocs.qldc.govt.nz/Account/Login 
 
The Council planner processing this application on behalf of the Council is Hannah Clowes, who may 
be contacted by email at hannah.clowes@qldc.govt.nz 
 
Any person may make a submission on the application, but a person who is a trade competitor of the 
applicant may do so only if that person is directly affected by an effect of the activity to which the 
application relates that –  
 
a)  adversely affects the environment; and 
b)  does not relate to trade competition or the effects of trade competition. 
 
If you wish to make a submission on this application, you may do so by sending a written 
submission to the consent authority no later than: 
 
23rd February 2024 

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


The submission must be dated, signed by you and must include the following information: 
 
a) Your name and postal address and phone number/fax number. 
b) Details of the application in respect of which you are making the submission including location. 
c) Whether you support or oppose the application. 
d) Your submission, with reasons. 
e) The decision you wish the consent authority to make. 
f) Whether you wish to be heard in support of your submission. 
 
You may make a submission by sending a written or electronic submission to Council (details below). 
The submission should be in the format of Form 13. Copies of this form are available Council website: 
 
https://www.qldc.govt.nz/services/resource-consents/application-forms-and-fees#other_forms 
    
You must serve a copy of your submission Applicant (J Hay & G Tudor-Jones), c/- Bridget Allen as soon 
as reasonably practicable after serving your submission to Council: 
 
Bridge Consulting c/- Bridget Allen 
bridget@bridgeconsultants.co.nz 
 
QUEENSTOWN LAKES DISTRICT COUNCIL 

 

_________________________________________ 
 
(signed by Wendy Baker pursuant to a delegation given under 
Section 34A of the Resource Management Act 1991) 
 
 

Date of Notification: 25th January 2024 
 
 

 
Address for Service for Consent Authority: 
 
Queenstown Lakes District Council  Phone   03 441 0499 
Private Bag 50072, Queenstown 9348  Email   rcsubmission@qldc.govt.nz 
Gorge Road, Queenstown 9300  Website www.qldc.govt.nz  
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www.qldc.govt.nz/services/resource-consents/application-forms-and-fees#other_forms
mailto:bridget@bridgeconsultants.co.nz
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Class Description Doc Set Id / 
Note Id

Version Date

PUB_ACC Form 9 7609416 1 03-May-2023

PUB_ACC AEE Updated 24.5.23 7639221 1 30-May-2023

PUB_ACC Record of Title (updated 15.05.23) 7621774 1 15-May-2023

PUB_ACC Appendix 1 - CONO 5057644.7 7609395 1 03-May-2023

PUB_ACC Appendix 1 - COV 5057644.5 7609396 1 03-May-2023

PUB_ACC Appendix 1 - Easement 5057644.10 7609394 1 03-May-2023

PUB_ACC Appendix 1 - T 5057644.3 7609397 1 03-May-2023

PUB_ACC Appendix 1 - VARIATION Consent Notice 8854355.1 7609393 1 03-May-2023

PUB_ACC Appendix 2 - Architectural Plans 7609408 1 03-May-2023

PUB_ACC Appendix 3 - Landscape Effects Report 7618844 1 11-May-2023

PUB_ACC Appendix 4 - Appendix A - Site Plan 7609398 1 03-May-2023

PUB_ACC Appendix 4 - Geotechnical Report 7609391 1 03-May-2023

PUB_ACC Appendix 5 - Electricity Supply Availability Letter Aurora 7609415 1 03-May-2023

PUB_ACC Appendix 5 - Lightspeed Barn House for Comms 7609413 1 03-May-2023
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PUB_ACC Appendix 5 - Wastewater Disposal Site & Soil Assessment Form 7609414 1 03-May-2023

PUB_ACC Appendix 5 - Water Test 2953465-DWAP-1 7609412 1 03-May-2023

PUB_ACC Appendix 5 - Water Treatment Pure Water 7609411 1 03-May-2023

PUB_ACC Appendix 6 - NES Contaminated Land Letter 7609410 1 03-May-2023

PUB_ACC Appendix 7 - APA Baker 224 Malaghans Road 7609404 1 03-May-2023

PUB_ACC Appendix 7 - APA Hartnett 59 Littles Road 7609402 1 03-May-2023

PUB_ACC Appendix 7 - APA Kerr 18 Malaghans Road 7609403 1 03-May-2023

PUB_ACC Appendix 7 - APA Mannerswoods 101 Malaghans Road 7609401 1 03-May-2023

PUB_ACC Appendix 8 - ORC Recommending Report RM23.065 7639222 1 30-May-2023

PUB_ACC Structural landscape plan 7809675 1 01-Nov-2023

PUB_ACC Cladding Samples 7809678 1 01-Nov-2023

PUB_ACC Short form EMP 7621775 1 15-May-2023

PUB_ACC Landowner Owner authorisation letter 7609407 1 03-May-2023

PUB_ACC Northridge Letter of support PROPOSED SECOND DWELLING 
AT 134 MALAGHANS ROAD

7609406 1 03-May-2023



APPLICANT  // 

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

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

All trustee names (if applicable):

*Contact name for company or trust:

*Postal Address: *Post code:

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

*Email Address:

*Phone Numbers: Day Mobile:

*Name & Company:

*Phone Numbers: Day Mobile:

*Email Address:

*Postal Address: *Postcode:

*The Applicant is:

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

Occupier Lessee                            Other - Please Specify:

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

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

*Attention:

*Postal Address: *Post code:

*Email:

Applicant: Agent: Other - Please specify:

Email: Post:

Applicant: Agent: Other - Please specify:

Email: Post:

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

*Please provide an email AND full postal address. 

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

Pa
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FORM 9: GENERAL 
APPLICATION

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

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

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

Version: 1, Version Date: 03/05/2023
Document Set ID: 7609416

Jonothan Hay & Georgina Tudor-Jones

134 Malaghans Road, Wakatipu, Queenstown 9349

Jono Hay <jono@amchinarchitects.co.nz>

03 409 8881

Son of owner

Bridget Allen / Bridge Consulting Limited

021336422

Bridget@bridgeconsulting.org.nz

416 Speargrass Flat Road, RD1, Queenstown
9371

✔

✔

Jono Hay & Georgina Tudor-Jones

134 Malaghans Road, Wakatipu, Queenstown
9349

Jono Hay <jono@amchinarchitects.co.nz>



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

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

*Attention:

*Email:

Details are the same as for invoicing

Applicant: Landowner: Other, please specify:

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

Address / Location to which this application relates:

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

District Plan Zone(s):

S ITE VIS IT REQUIREMENTS // 

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

Is there a dog on the property?

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

YES         NO

YES         NO

YES         NO

Address / Location to which this application relates:

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

District Plan Zone(s):

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

*Address / Location to which this application relates:

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

District Plan Zone(s):

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

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

Is there a dog on the property?

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

    

      

      

YES         NO

YES         NO

YES         NO

Click here for further information and our estimate request form

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

Owner Name:

Owner Address:

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

Date:

Names: 

Pa
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Barbara Ann Hay and James Martin Hay (Parents to Jono)

134 Malaghans Road, Wakatipu, Queenstown 9349

✔

✔

134 Malaghans Road, Wakatipu, Queenstown 9349

Lot 1 DP 15343

Rural and WBRAZ (small portion)

✔

✔

✔



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

Subdivision consent

Certificate of compliance

Land use consent 

Change/cancellation of consent or consent notice conditions 

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

*Consent is sought to:

PRE-APPLICATION MEE TING OR URBAN DESIGN PANEL

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

Yes                                           No                                              Copy of minutes attached

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

APPLICATION NOTIFICATION

Are you requesting public notification for the application?

Yes                       No 

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

             

            

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

QUALIFIED FAST-TRACK APPLICATION UNDER SECTION 87AACControlled Activity Deemed Permitted Boundary ActivityOOON UUN

Pa
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OTHER CONSENTS

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

An applicant is required to address the NES in regard to past use of the land which could contaminate soil 
to a level that poses a risk to human health. Information regarding the NES is available on the website 

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

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

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

Version: 1, Version Date: 03/05/2023
Document Set ID: 7609416

✔

✔

Construct a secondary dwelling on the property for the owners son and family

✔

✔



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

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

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

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

A site plan at a convenient scale.

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

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

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

PRIVACY INFORMATION

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

FEES INFORMATION

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

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

Pa
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Any other National Environmental Standard 

Yes N/A

Yes N/A

OTHER CONSENTS // CONTINUED

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

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

Version: 1, Version Date: 03/05/2023
Document Set ID: 7609416

✔

✔

✔

✔

✔

✔

✔

✔

✔

✔



FEES INFORMATION // CONTINUED

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

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

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

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

*Reference 

*Amount Paid Landuse

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

*Date of Payment

Please reference your payments as follows: 

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

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

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

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

LIABILITY FOR PAYMENT – Please note that by signing and lodging this application form you are acknowledging that the 
 responsible for payment of invoices and in addition will be liable to pay all costs and 

expenses of debt recovery and/or legal costs incurred by QLDC related to the enforcement of any debt.

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

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

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

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

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

Invoices are available on requestInvoices are available on request

Pa
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✔

RM HAY

$2420 - Discretionary (overall consent status)

✔



APPLICATION & DECLARATION

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

If lodging this application as the Applicant:   

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

If lodging this application as agent of the Applicant:   

I/we hereby represent and warrant that I am/we are authorised to act as agent of the Applicant in  
respect of the completion and lodging of this application and that the Applicant

 is aware of all of his/her/its obligations arising under this 
application including, in particular but without limitation,  his/her/its obligation to pay all fees 
and administrative charges (including debt recovery and legal  expenses) payable under this 
application as referred to within the Fees Information section. 

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

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

Full name of person lodging this form

Firm/Company Dated   

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

OR:

PLEASE TICK

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

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

www.qldc.govt.nz Pa
ge
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✔

Bridget Allebn Digitally signed by Bridget Allebn 
Date: 2023.01.25 13:26:07 +13'00'

Bridget Jane Allen

Bridge Consulting Limited 25/01/2023



APPENDIX 1   //   RMA requirements for an application for Resource Consent

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

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

1 INFORMATION MUST BE SPECIFIED IN SUFFICIENT DETAIL

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

2 INFORMATION REQUIRED IN ALL APPLICATIONS

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

• (a) a description of the activity:

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

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

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

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

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

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

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

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

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

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

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

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

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

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

ADDITIONAL INFORMATION REQUIRED IN SOME APPLICATIONS

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

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

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

Information 
provided 
within the 
Form above

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

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

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

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

Clause 6: Information required in assessment of environmental effects

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

www.qldc.govt.nz Pa
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APPENDIX 2   //   Information requirements for subdivision

UNDER THE FOURTH SCHEDULE TO THE ACT: 

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

• (a) the position of all new boundaries:

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

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

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

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

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

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

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

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

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

Click here for more information on development contributions and their charges 

OR Submit an Estimate request *please note administration charges will apply

Development 
Contribution 

Estimate 
Request Form

Developmmenentt
CoCContn riribubutitionon 

EsEsEstititimamatete 
ReR quest Form

APPENDIX 4   //   Fast - Track ApplicationA4

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

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

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

APPENDIX 5   //   Naming of documents guide

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

The Applicants: Jono Hay & Georgina Tudor-Jones 

134 Malaghans Road, Wakatipu, Queenstown 9349  

Proposed Activity: Construction of a second residential unit and a new shed  

Site Owners: Barbara Ann Hay and James Martin Hay (parents to Jono) 

Site Location:  134 Malaghans Road, Wakatipu Basin 

Legal Description: Lot 1 DP 15343 

Territorial Authority: Queenstown Lakes District Council 

Proposed District Plan Zoning: Rural and Wakatipu Basin Rural Amenity Zone 

Natural Hazards: No known hazards or HAIL activities  

Other Heritage / Archaeological etc: No known archaeological or heritage sites 

Consultant Contact: Bridget Allen, Bridge Consulting 

bridget@bridgeconsulting.org.nz 

+6421336422 

 

APPENDICES 

Appendix 1 – Record of Title and Associated Instruments 

Appendix 2 – Architectural Plans (Anna-Marie Chin Architects Limited) 

Appendix 3 – Landscape and Visual Effects Assessment (Vivian Espie)  

Appendix 4 – Geotechnical Report (GeoSolve Limited)  

Appendix 5 – Infrastructure Reports / Confirmations of Supply 

Appendix 6 – Preliminary Site Investigation (E3 Scientific limited)  

Appendix 7 – Written Approvals 

Appendix 8 – ORC Notification Recommendation Report for RM23.065 

1.0  INTRODUCTION 

This Assessment of Effects on the Environment report (AEE), inclusive of appendices, has been 
prepared as part of an application for resource consent under Section 88 of the Resource 
Management Act 1991 (RMA) to the Queenstown Lakes District Council (QLDC) to construct a 
second residential unit and new shed on Lot 1 DP 15343 (hereafter referred to as the ‘site’), located 
at 134 Malaghans Road.  

This AEE has been prepared in accordance with Schedule 4 of the RMA in such detail as 
corresponds with the scale and significance of the effects that the activities may have on the 
environment.  
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2.0 DESCRIPTION OF THE ENVIRONMENT AND BACKGROUND 

2.1 Site Description  

The subject site is located within the rural area of the Wakatipu Basin at 134 Malaghans Road, 
approximately 1.2 kilometres east of the intersection of Malaghans Road, Coronet Peak Road and 
Littles Road.  The site is roughly triangular in shape, with the shortest boundary fronting 
Malaghans Road, and has an area of 4.3423 hectares.  The frontage to Malaghans Road is 
approximately 70m long.  

The site is legally described as Lot 1 DP 304103 and Lot 1 DP 15353, held in Record of Title 16487. 
A copy of the title is attached as Appendix 1.  Lot 1 DP 15353 comprises almost all of the site area, 
and the application relates to activities that will be contained within this lot.  Lot 1 DP 304103 is a 
small triangular shaped piece of land extending outwards on the north-eastern boundary of the 
site which contains a corner of the driveway to the existing house.  

There are a number of instruments registered on the title, copies of which are attached in 
Appendix 1.  These are summarised as follows: 

 Land Covenant in Transfer 5057644.10 - this covenant relates to connection to a nearby 
communal domestic water supply scheme, which will be not be used by the proposed 
residential unit.  

 Land Covenant in Transfer 5057644.3 / Land Covenant in Deed 5057644.5 and Consent 
Notice 5057644.7 and subsequent variation - these relate to the adjoining Northridge 
subdivision and have carried down onto Lot 1 DP 304103; they are not relevant to the 
proposed activities which will be contained entirely within Lot 1 DP 15353.  

The topography within the site is highly varied. The land located adjacent to Malaghans Road is 
relatively flat and typical of the valley floor topography.  To the south west of the proposed 
dwelling location is a rounded hill which is part of the Outstanding Natural Landscape (ONL) that 
extends away to the west.  The land drops away from this hill on the south western boundary of 
the site to the small ice-melt basin near Littles Road.   The south eastern half of the site rises 
steeply, forming the lower slopes of the landform known as Northridge.   To the south east of the 
site, steep cliffs, which form the eastern extent of the ONL, rise above the ice-melt basin.   

The proposed dwelling and shed will be located in a hollow between the rounded hill and the toe 
of the slope described above.   

The site is currently used for rural living and small-scale farming purposes.  It is accessed from 
Malaghans Road.  An existing gravel driveway zigzags up to the elevated part of the site, where the 
existing residential dwelling is established and occupied by the owners of the site as shown in the 
aerial in Figure 1 below.  

Less than 2m to the south of the main dwelling is a detached accessory building comprising a 
carport, garage, and flat which is currently occupied by the applicants.  

Close to the north eastern boundary of the site, at the toe of the slope, are a shed and former 
stables with a combined area of approximately 51m² and wooden stock yards.  Refer to the photo 
in Figure 2 below. The shed and stables are presently used for storage purposes associated with 
farming activities.  

The existing vegetation cover is mainly grass, with a variety of mature exotic trees throughout the 
site, particularly along the existing driveway and around the existing dwelling.   
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Figure 1: Aerial of the Site (Source: QLDC GIS) - site boundary shown in blue, proposed location of dwelling and curtilage 
activities within the site shown in orange (not to scale) 

 
Figure 2: Photo of existing shed/stables and stockyards 

Existing shed/stables 

Existing house 
and detached 

accessory building 
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The site is bordered to the north east and south east by land associated with the Northridge rural 
living subdivision.  The land to the south west is owned by Speargrass Properties and contains an 
approved building platform (which has not yet been built on) in the lower part of the site, accessed 
from Littles Road.  

2.2 Zoning  

The site is split zoned Rural and Wakatipu Basin Rural Amenity Zone (WBRAZ) in the Proposed 
District Plan (PDP).  There is also an Outstanding Natural Landscape (ONL) overlay along the south 
western boundary of the site as shown in Figure 3 below.  This is part of the Central Wakatipu 
Basin Coronet ONL.  

The WBRAZ is divided into Landscape Character Units (LCUs).  The site is located within the 
Malaghans Valley LCU.  However, it is important to note that the proposed residential activity will 
be contained within the Rural Zone part of the site, with only part of the earthworks and one or 
two water tanks (and associated earthworks and landscaping) located in the WBRAZ.   

 
Figure 3: PDP Zoning Overlay of the Site (Source: Landscape and Visual Effects Assessment) - site boundary shown by 
dashed black line 

The Landscape and Visual Effects Assessment (attached as Appendix 3), prepared by Vivian Espie, 
describes the site as follows: 

“The Malaghans Valley Landscape Character Unit (LCU1) of the WBRAZ takes in the easternmost 
part of the site but not the proposed activities (excepting a part of the proposed water tanks). 
Schedule 24.8 sets out the landscape attributes, character and values of LCU1. In summary, 
Malaghans Valley is described as a relatively open, gently rolling valley, predominantly in 
working/pastoral land use, making its land highly visible and visually coherent from Malaghans 
Road. This description certainly holds for the valley that extends away to the east of the subject 
site. As the PDP zoning maps show (and as is evident in the landscape itself) the site is not 
fundamentally a part of this valley; the site is more correctly the start of the hill country that 
marks the western end of the Malaghans Valley. 

WBRAZ 

Rural Zone 

ONL (hatched) 
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The proposal dwelling and shed are sited within land zoned rural and are outside the ONL 
overlay as shown on the Site Plan of the Architectural Plans attached as Appendix 2. The 
application does extend into WBRA zoned with two water tanks (of the three proposed) will be 
located on the edge or within WBRA zoned land.” 

There are no hazard overlay areas or contaminated sites registered on QLDC GIS.  The site is not 
identified as a Wāhi tūpuna area in the PDP.  

2.3 Consenting History  

Council’s property records indicate that the existing house on the site was constructed in the late 
1970s. The existing accessory building next to the house was used as an artist’s studio and 
commercial gallery.  There have been several resource consents issued since this time that have 
authorised minor external alterations to this residential unit, the most relevant of which are 
summarised below:  

 RM050723 granted consent to undertake alterations and additions to an existing dwelling 
and to convert an existing artist’s studio/gallery adjacent to the dwelling into a garage and 
attached residential unit, in which the applicants currently reside.  

 RM161096 granted retrospective consent to install a potable water tank near the southern 
boundary of the site.  

 RM170305 granted consent to alter the existing dwelling, construct a new swimming pool 
in the location of an existing pool, and erect pergolas and solar panels.  This consent has  
been partly given effect to. 

The existing shed and stables were constructed in the early 1980s.  

Another relevant decision is RM200336, granted on 11 June 2021, for the Queenstown Trails Trust 
to establish a trail from Arthurs Point to Arrowtown.  Part of the trail is approved to be constructed 
within the site, along the Malaghans Road frontage, as shown in Figure 4 below.  It is noted that 
the trail is not defined as a public place in regard to assessment of views of any proposal.  

 
Figure 4: Approved Plan for RM200336 showing trail along Malaghans Road 
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2.4 Otago Regional Council Consents

The site contains an existing bore for potable water supply, approved under Otago Regional 
Council (ORC) consent RM21.031.01.  The bore is located in the lower part of the site, to the north 
west of the proposed dwelling.

The site is located within the Lake Hayes catchment.  The applicant has obtained ORC consent 
(reference RM23.065) for the on-site discharge of wastewater associated with this proposal. 

The proposal does not trigger consent under the Regional Plan: Water for earthworks associated 
with residential development; this was assessed by the Regional Council during the processing of 
RM23.065.

2.5 Consultation

The applicant has consulted with neighbouring landowners. Responses received to date are 
attached in Appendix 7.  A map showing the location of those parties who have provided their 
written approval to the proposal is included in section 5.9 of this report. 

3.0 DESCRIPTION OF THE PROPOSAL  

The Site Plan in Figure 5 below shows the layout of the proposed activities; this is from the set of 
Architectural Plans attached as Appendix 2.  

Figure 5: Proposed Site Plan – curtilage area shaded blue

3.1 Proposed Dwelling

Land use consent is sought to construct a second residential unit on the lower portion of the site. 
The owners of the site will remain the occupants of the existing dwelling and their son and his 
family (who currently reside in the adjoining residential flat) seek to establish their own house, 
whilst remaining on site and in close proximity to be able to support the owners.  
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Plans of the proposed dwelling prepared by Anna-Marie Chin Architects limited are attached as 
Appendix 2. The architect describes the design as based around the rural form: 

 “The simplicity of the form and raw utilitarian materials paired with dark openings, recesses, 
and windows, aims to maintain a rural shed typology for the proposed residential dwelling. 
Outdoor living areas are minimal in scale and merge the rolling contour of the land with the flat 
bench the house is sited on. Landscaping has intentionally been kept to a minimum to maintain 
the rural space and allow the raw landscape of wild grasses and tussock to encompass the 
house. 

The design has focused on creating comfortable spaces within a simple and functional shed 
form, limiting openings where possible and allowing the simplified form of the rural shed to 
drive the external aesthetic. The building sits over a natural ledge formed by the rolling land, 
and this allows the building to create shelter to the lower level, carport and entry stair.” 

Whilst the design is based around the farm shed design concept, the proposal is for a residential 
dwelling and associated activities such as curtilage area, outdoor fire and spa/plunge pool.   

The proposed three-bedroom dwelling will be 215m² in area. The dwelling will be a maximum of 
7m in height above original ground level where the ground drops away. This provides for lower-
level parking / carport space underneath the living area at the eastern end of the building. The 
western end of the dwelling is a single level and 4.5m above original ground level.  

The dwelling will be clad in recycled galvanised corrugate (cladding and roofing). The carport is 
proposed to be clad in horizontal rough-sawn weathered timber. Galvanised flat sheet and timber 
claddings are proposed around building recesses and dark recessive window joinery will be used 
(Metro Coal Dust Kinetic, with an LRV of 8%) as detailed on the Architectural Plans (Appendix 2). 

The proposed spa pool or plunge pool will be clad in corrugated iron and located within the flat 
area to the north of the dwelling.  It will not be fenced; its access and height will be designed to 
comply with the relevant requirements of the Building Code. 

A stock fence will be erected around the driveway and curtilage area, as indicated on the Site Plan.  

3.2 New Shed  

This application includes a proposed new three-bay farm shed with a footprint of 85m². The shed 
will be benched into the toe of the rising slope located to the east of the dwelling.   The shed will 
house equipment used on the property for farming purposes, and will be more fit for purpose 
than the existing stables and shed buildings, which are to be removed.  Although the site is not 
large enough to farm on its own, the site owners own and manage stock that graze the site and a 
number of neighbouring properties.   

Two bays will be enclosed and the third will remain open for farm feed and animal shelter. Of the 
two enclosed bays, one will be used for farm equipment and implements. The third bay of the new 
shed will be used as additional storage for the new dwelling.  

External cladding materials for the shed replicate those for the dwelling, as shown on the 
Architectural Plans.  It is proposed to re-use steel trusses salvaged from another farm building 
within the Basin.  

The stockyards in front of the existing stables building will remain. Three water tanks will be 
required for the new dwelling and are proposed to be cut into the slope behind the yards.  
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3.3 Landscaping 

The proposed landscaping is shown on Sheet PD102 (rev E) of the Architectural Plans.  The 
intention is to retain the existing pastoral landscape with little modification.   

Minimal planting is proposed: native grey shrubland planting is proposed to screen the water 
tanks, and a totara hedge will be planted along part of the driveway.  The hedge is mainly for 
internal amenity, to prevent dust from the driveway spreading into the curtilage area for the new 
dwelling.  The site will otherwise be retained in pastoral grass beyond the curtilage area. 

3.4  Geotechnical Considerations 

A Geotechnical Report prepared by Geosolve is attached as Appendix 4.  This confirms that the 
site is suitable for the proposed development from a geotechnical perspective. 

The site is underlain by alluvial deposits and glacial till.  The glacial till will provide suitable bearing 
material for building foundations, but the alluvial material is likely to need replacing with certified 
fill.  

As the proposed buildings will be located in a low part of the site, Geosolve recommends that a 
freeboard of 500mm be provided for the dwelling to mitigate against any risk of overland flows or 
ponding during extreme rainfall events.   

The final design of the proposed buildings will be undertaken in accordance with the 
recommendations outlined above. 

3.5 Earthworks  

Earthworks are proposed to bench the dwelling, shed and water tanks into the landscape, to 
construct the wastewater disposal system, and to form a new section of driveway.  These works 
are shown on Sheet PD103 of the Architectural Plans and copied below in Figure 6.  

 
Figure 6: Proposed Earthworks (fill in green, cut in red) 
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The total volume of cut will be approximately 400m³, with a maximum depth of 2.5m at the rear 
of the proposed shed.  

The total volume of fill will be approximately 250m³, with a maximum height of 1.5m above original 
ground level to raise an existing mound to the north west of the dwelling which provides screening 
from Malaghans Road.   

The total volume of earthworks will therefore be approximately 650m³.  All cuts and batters will 
be less than 65 degrees and will comply with the standards for accessways.1  

Batter slopes will be shaped to meet original ground level to look natural in the landscape, and 
will be re-vegetated on completion of works. 

3.6 Infrastructure and Access 

Access and Parking 

The proposed dwelling will be accessed via the existing gravel driveway.  A short section of new 
driveway will branch off the main driveway, across the flatter part of the site, to the new dwelling 
and shed.  

A carport underneath the house will provide covered parking for two vehicles.  A gravel courtyard 
between the house and shed will serve as an additional parking and manoeuvring area.    

Wastewater 

ORC consent (reference 23.065) has been granted to dispose of treated wastewater to ground in 
the Lake Hayes catchment. The wastewater system design has been prepared by Railton 
Contracting and is attached in Appendix 5.  It comprises secondary treatment via an Austin 
Bluewater ABS2000 prior to disposal to land.  

The proposed system has a flow allowance per person of 165 litres per day and a total design 
allowance of 990 litres per day to service the three-bedroom dwelling (maximum of six occupants).  

For land application, the proposed dispersal system comprises 100m of dripper line with a 
design loading rate of 30mm/day. The disposal field will be buried deep enough (300mm 
minimum) to avoid being affected by heavy frosts.  

The dispersal field location is shown on the Site Plan. This location is elevated, so well separated 
from the bore and from where any surface water may collect during heavy rain.  

Water Supply 

Water for domestic purposes will be taken from the consented bore on site. The water will be 
treated in accordance with the recommendations of the letter from Pure Water attached in 
Appendix 5 to ensure that it meets the relevant drinking water standards.  

Stormwater 

Stormwater from impervious areas associated with the proposed development will be disposed 
of to ground within the site, via soak pits.  The Geotechnical Report does not identify any issues 
with this method of disposal.  

The design of soak pits will be assessed as part of the building consent process.   

 

1 QLDC PDP standard 25.5.17 
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Power 

Aurora has provided a letter, attached in Appendix 5, confirming that an electricity supply can be 
made available to the proposed dwelling.  Connections will be made underground of existing 
reticulation.  

Telephone and Internet  

A wireless broadband supply is proposed using LightSpeed. A letter confirming the availability of 
supply is attached in Appendix 5.  It is not proposed to install a telephone line to the new dwelling. 

Firefighting 

Three 26,000L tanks are proposed to be partly buried in the current location of the shed to be 
removed, at the toe of the slope.  A hardstand area for a Fire Service vehicle will be available in the 
gravel courtyard area between the new house and shed.  Refer to the Site Plan in Appendix 2.  

There will be a connection point for the fire fighting water supply adjacent to the hardstand area.  

4.0 CONSENTS REQUIRED AND ACTIVITY STATUS 

4.1 Operative District Plan  

As the zoning of the site and relevant rules under the PDP have now been finalised, the Operative 
District Plan (ODP) has not been considered in terms of the activities for which consent is required.  

4.2 Proposed District Plan  

As outlined in section 2.2 above, the majority of the proposed development will be located with 
the Rural Zone under the PDP.  One or two of the proposed water tanks, and associated 
earthworks and landscaping, will be in the WBRAZ.  

Rural Zone – Chapter 21 2 

The purpose of the Rural Zone is described as follows: 

“The purpose of the Rural Zone is to enable farming activities and provide for appropriate other 
activities that rely on rural resources while protecting, maintaining and enhancing landscape 
values, ecosystem services, nature conservation values, the soil and water resource and rural 
amenity. 

A substantial proportion of the Outstanding Natural Landscapes of the district comprises 
private land managed in traditional pastoral farming systems. Rural land values tend to be 
driven by the high landscape and amenity values in the district. The long term sustainability of 
pastoral farming will depend upon farmers being able to achieve economic returns from 
utilising the natural and physical resources of their properties. For this reason, it is important 
to acknowledge the potential for a range of alternative uses of rural properties that utilise the 
qualities that make them so valuable.” 

The Rural Zone is divided into two areas: the area for Outstanding Natural Landscapes and 
Outstanding Natural Features, and the Rural Character Landscape.  These areas give effect to 
Chapter 3 – Strategic Direction: Objectives 3.2.5.1 and 3.2.5.2, and the policies in Chapters 3 and 6 
that implement those objectives.  The part of the site in which the proposed development will 

 

2 Chapter 21 Proposed District Plan Annotated Appeals Version March 2023 
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occur is Rural Character Landscape (RCL). 

Farming is a permitted activity in the Rural Zone.  

The proposal requires resource consent for the following activities in Chapter 21: 

Proposed Shed: 

 A restricted discretionary activity under Rule 21.8.1 for the construction or replacement 
of a farm building where the landholding is not greater than 100 hectares (standard 
21.8.1.1). The new shed will comply with the other relevant standards listed under the rule. 
It is proposed to replace the existing shed/stables buildings with a new three-bay shed, 
that will partly be used for farming purposes and partly for residential storage.  Council’s 
discretion is restricted to: 

The extent to which the scale and location of the Farm Building is appropriate in terms 
of: 

i. rural amenity values; 
ii. landscape character; 
iii. privacy, outlook and rural amenity from adjoining properties; and 
iv: visibility, including lighting. 

It is noted that although the site is much smaller than 100ha, the applicants do also farm 
several other properties owned by others.  

 A restricted discretionary activity under Rule 21.8.2, relating to the external appearance 
of farm buildings. It is proposed to use weathered corrugated iron as a cladding material; 
this does not meet 21.8.2.2 or 21.8.2.3, as it does not have a specific LVR.  Discretion is 
limited to: 

a. external appearance. 
b. visual prominence from both public places and private locations; 
c. landscape character; and 
d. visual amenity. 

Proposed Dwelling: 

 A discretionary activity under Rule 21.4.9 for the use of land or buildings for residential 
activities. 

 A discretionary activity under Rule 21.4.11 for the construction of buildings, including the 
physical activities associated with such buildings such as roading, lighting, access, 
landscaping and earthworks, not provided for by another rule. (It is noted that the water 
tanks are assessed under this rule as a physical activity associated with the construction 
of the dwelling.) 

 A restricted discretionary activity under Rule 21.7.2, relating to the external appearance 
of buildings. It is proposed to use weathered corrugated iron as a cladding material; this 
does not meet 21.7.2.1 or 21.7.2.2, as it does not have a specific LVR.  Discretion is limited 
to: 

a. external appearance. 
b. visual prominence from both public places and private locations; 
c. landscape character; and 
d. visual amenity. 
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The proposal will meet the following rules in Chapter 21 relating to buildings: 

 21.5.1 requiring a 15m minimum setback from internal boundaries; 
 21.5.2 requiring a 20m minimum setback from roads; 
 21.5.4 requiring a 20m minimum setback from waterbodies; 
 21.5.7 relating to requirements for lighting and glare; 
 21.7.3 regarding maximum building size of 500m2 ground floor area; 
 21.7.4 requiring a maximum building height of 8m; 
 21.7.5 regarding fire-fighting requirements; and  
 21.8.3 requiring a maximum building height of 10m for farm buildings. 

Wakatipu Basin Rural Amenity Zone – Chapter 243 

The purpose of the WBRAZ is to maintain and enhance the character and amenity of the Wakatipu 
Basin, while providing for rural living and other activities.   

The zone includes 24 Landscape Character Units (LCUs), which assist with the identification of the 
landscape character and amenity values that are to be maintained or enhanced.  The part of the 
site that is zoned WBRAZ is in LCU1 – Malaghans Valley. 

The only parts of the proposal that will be located in the WBRAZ are some earthworks, one or two 
of the water tanks (and associated earthworks and landscaping) and the proposed spa pool.    

The proposed water tanks and spa are not considered to meet the PDP definition of a ‘building’. 
The definition of building excludes any structures which are less than 5m2 in area and in addition 
less than 2m in height above ground level; this applies to the proposed spa.  The definition also 
does not apply to any exemptions under the Building Act 2004.  Section 23(1)(g) outlines that tanks 
and pools (including any structure in support of the tank or pool) does not require building consent 
if it does not exceed 35,000 litres capacity and is supported directly on the ground (for example is 
not raised) 4. The three tanks proposed are each 26,000L in volume and will be partially buried, so 
are not defined as a building under the PDP.  

The definition of ‘building’ is relevant, as this determines that no consents are required for 
buildings in the WBRAZ.  It is noted that the tanks and spa will be assessed under Rule 21.4.11, as 
physical activities associated with the construction of the dwelling in the Rural Zone.  

Earthworks – Chapter 255 

As noted above, the site is split zoned.   

The earthworks will mainly be undertaken in the Rural Zone part of the site and will comply with 
the permitted volume of 1000m³ for that zone.  However, in accordance with 25.3.2.10 
(Interpreting and Applying the Rules), the earthworks volumes have been calculated per site, 
meaning that the maximum permitted volume for the WBRAZ is breached.  This is considered to 
be a technical non-compliance.  

The proposal requires resource consent for the following activities in Chapter 25: 

 A restricted discretionary activity pursuant to Rule 25.4.2 for a total volume of greater 
than 400m³ on a site in the WBRAZ.  The total volume will be approximately 650m³. 

 

3 Chapter 24 Proposed District Plan Annotated Appeals Version March 2023 
4 Exemptions Guidance for Schedule 1 of the Building Act 2002 First Edition August 2020. 
5 Chapter 25 Proposed District Plan Annotated Appeals Version December 2022 
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 A restricted discretionary activity pursuant to Rule 25.5.15 for the height of cut being 
greater than 2.4m. The maximum cut height will be 2.5m.   

Council’s discretion is limited to the following matters for both of these earthworks breaches: 

a. Soil erosion, generation and run-off of sediment.  
b. Landscape and visual amenity values.  
c. Effects on infrastructure, adjacent sites and public roads.  
d. Land stability.  
e. Effects on water bodies, ecosystem services and biodiversity. 
f. Cultural, heritage and archaeological sites.  
g. Nuisance effects.  
h. Natural Hazards. 
i. Functional aspects and positive effects. 

The proposal will meet the following standards in Chapter 25 relating to earthworks: 

 21.5.11 regarding earthworks over a contiguous area of land; 
 25.5.12 regarding the implementation of erosion and sediment control measures; 
 25.5.13 regarding the implementation of dust control measures; 
 25.5.14 regarding accidental discovery; 
 25.5.16 requiring a maximum fill depth of 2m; 
 25.5.17 regarding the construction of rural accessways; 
 25.5.18 regarding minimum setbacks from boundaries; 
 25.5.19 regarding minimum setbacks from waterbodies; 
 25.5.20 regarding earthworks below aquifers, or which cause artificial drainage of any 

aquifer; and 
 25.5.21 requiring that no more than 300m³ of cleanfill material be transported by road to 

or from any earthworks site. 

4.3 NES for Assessing and Managing Contaminants in Soil  

Section 104(1)(b) of the RMA requires assessment of the activity against any relevant provisions of 
other legislation.  

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

The proposal will result in a change of use of part of the site from farmland to residential. A 
Preliminary Site Investigation prepared by E3 Scientific is attached as Appendix 6. This confirms 
that the site is not a piece of land described in regulation 5(7) and therefore the change of use 
associated with the current consent application is not subject to the NESCS. 

4.4  Overall Activity Status 

The application is to be assessed overall as a discretionary activity, as this is the most onerous 
activity status applying to the proposal as a whole.   

Applications for discretionary activities are to be assessed against the matters set out in section 
104 of the RMA. Section 104B sets out that the consent authority may grant or refuse a consent 
application for a discretionary activity, and may impose conditions under section 108.   
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5.0 ASSESSMENT OF EFFECTS 

This assessment covers the actual and potential effects of the activity on the environment in 
accordance with s104(1)(a). The level of detail corresponds with the scale and significance of the 
effects that the activity may have on the environment.  

5.1 Receiving Environment 

The site neighbours the Northridge subdivision, which includes several large dwellings located 
along the top of the ridge facing Coronet Peak.  Residential building platforms, as yet undeveloped, 
have also been approved on the adjoining land to the south and south west.  

The part of the site fronting Malaghans Road, and neighbouring land to the north east, is pastoral 
in appearance.  To the south west of the site, the landform drops away into a small ice-carved 
basin, bordered by steep cliffs, which together form part of the ONL.  

5.2 Permitted Baseline 

Under section 104(2) of the RMA the Council may disregard an adverse effect of a proposed activity 
on the environment if a rule or National Environmental Standard permits an activity with that 
effect.   

Given the area of the site, all buildings (whether for residential or farming use) require resource 
consent.  As such, there is no permitted baseline relevant to this proposal.  

5.3 General  

In respect of Schedule 4 of the RMA, the assessment of effects is framed around the basis that:  

 The proposal will not result in any significant adverse effect on the environment (so a 
description of any possible alternative locations or methods for undertaking the activity 
has not been provided). 

 The proposal does not include the use of hazardous substances or installations, so will not 
result in any risk to the neighbourhood, the wider community, or the environment through 
such use. 

 The proposal does not include the discharge of any contaminant. (A discharge permit has 
been obtained from the ORC for the on-site disposal of domestic wastewater.) 

 The scale and significance of the activity’s effects are not such that monitoring is required.  
 The proposal will not adversely affect the exercise of any protected customary right. 
 The proposal will not adversely affect any ecosystems or habitats. 
 The proposal will not adversely affect any natural or physical resources having any known 

recreational, scientific, historical, spiritual, cultural or other special values. 

5.4 Landscape and Visual Effects 

The Landscape and Visual Effects Assessment, attached as Appendix 3, includes an assessment 
of the proposal against the relevant assessment matters for development in the Rural Character 
Zone, found in Chapter 21 of the PDP.  These assessment matters are subject to appeals, but have 
been derived from policies in Chapters 3 and 6, which set out the strategic direction of the PDP, 
and have been resolved by the Environment Court6.  

 

6 Environment Court Decision [2021] NZEnvC 155 (Decision 2.12) 
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The findings of the Landscape and Visual Effects Assessment are summarised below, and have 
been adopted for the purposes of this AEE: 

 The proposed dwelling and its curtilage activities will be well separated (physically and 
visually) from the ice-carved basin to the west in the ONL.  The quality and character of the 
ONL will not be affected. 

 The design and location of the proposed dwelling and shed will maintain the current rural 
character and quality of the RCL in which they will be located. 

 The proposed buildings will be well screened from Malaghans Road, and will only be visible 
in any material way from Coronet Peak Road and adjacent elevated land.  The closest 
views, from Coronet Peak Road, are at a distance of approximately 1km and only 
intermittent.  Broad views of the landscape are available at distances of 1.5km and greater 
from the site.  In such views, the proposed buildings will be a small part of an expansive 
landscape scene and will sometimes appear as rural utilitarian buildings rather than a 
residential dwelling, partly due to the proposed cladding materials.  Effects on visual 
amenity will be up to a low degree at most – from the closer viewpoints at 1km away.  

 Screening of the proposed buildings will be primarily from the existing topography rather 
than proposed planting or earthworks. 

 The proposed landscaping is minimal and of a rural rather than gardenesque nature, and 
will be contained within the low topographical part of the site. 

 The proposed dwelling will share the existing access point and driveway onto Malaghans 
Road.   

 The proposed dwelling will cumulatively add to built form in the RCL, but in a particularly 
slight and inconspicuous way. 

 Overall, any adverse effects on landscape character and values will be low at most.  

5.5  Earthworks Effects 

The total volume of earthworks is relatively small as the house, water tanks and shed have been 
designed to fit into the existing rolling landform.  The new section of driveway will be formed 
across a flatter part of the site, so cut and fill batter heights will comply with the permitted 
standards for access construction.  All cut and fill batters will be shaped to blend with the existing 
topography.   

Excess cut material will be used within the site to raise the height of any existing mound to the 
north west of the proposed dwelling which will assist in screening it from Malaghans Road.   

There will be no adverse effects on the stability of adjoining land.  

Due to the topography, it is expected that any sediment run-off from earthworks will be contained 
within the site.  There are no water bodies in the vicinity of the earthworks area that will be 
affected.  Standard site management techniques will be implemented as necessary to mitigate any 
adverse effects associated with the earthworks.   

5.6 Infrastructure Effects 

The new dwelling will be provided with connections to all necessary services infrastructure, 
including a potable water supply, on-site wastewater disposal system, power supply and internet.   

An existing, consented bore on the site can supply the proposed dwelling with a potable water 
supply in accordance with Council’s requirements.  It is proposed to install three partially-buried 
water tanks at the base of the escarpment to the east of the proposed dwelling, where the existing 
shed (to be removed) is currently located. Grey shrubland planting is proposed on the bank behind 
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the tanks and to screen them from the proposed dwelling to the west.  The tanks are unlikely to 
be noticeable from beyond the site.  

The Council’s requirements for fire-fighting water supply will be met, including on-site storage and 
provision of a hardstand parking area for a fire-fighting appliance.   

Consent has been obtained from the Otago Regional Council for the on-site wastewater system as 
the site is located within the Lake Hayes Catchment.  The proposed system will ensure that effluent 
is treated to a suitable standard to minimise any adverse effects on water quality.  

Any new power connections will be made underground to avoid adverse visual effects.  

For these reasons, it is not considered that there will be any adverse effects in terms of 
infrastructure.  

5.7 Traffic and Access Effects 

The proposed dwelling will share the access to the existing house on the site.  

The existing vehicle crossing onto Malaghans Road meets the PDP requirements for a private 
access onto an arterial road.   

It is proposed to form two widened passing areas along the existing driveway, as shown on the 
plans in Appendix 2. This will ensure that the access is suitable to accommodate the additional 
traffic movements from the proposed dwelling.  

Overall, it is not considered that there will be any adverse effects in terms of traffic or access.  

5.8 Natural Hazards 

A Geotechnical Report, prepared by Geosolve, is attached as Appendix 4. This confirms that the 
site is suitable for the proposed development from a geotechnical perspective. 

The final design of the proposed buildings will be undertaken in accordance with Geosolve’s 
recommendations with regard to foundation materials and the provision of a freeboard to the 
floor level of the dwelling to mitigate against any risk of overland flows or ponding during extreme 
rainfall events.   

Subject to Geosolve’s recommendations being implemented, any potential adverse effects 
associated with natural hazards will be suitably mitigated.  

5.9 Effects on Persons 

Under section 104(3)(a)(ii) of the RMA, the consent authority must not have regard to effects on 
any person who has provided written approval to the application.  

The applicant has consulted with neighbouring landowners.  Those written approvals already 
obtained are attached in Appendix 7 and outlined in the table below.  The locations of these 
properties in relation to the site are shown in Figure 7.  

The establishment of another dwelling on the site could potentially affect the existing rural 
amenity experienced by other residents in the area.  In this case, all of the directly adjoining 
landowners have provided approval, or a letter of support (in the case of Northridge).  

The location of the proposed dwelling at the toe of the slope mitigates effects on rural outlook as 
all of the neighbours are separated by both elevation and topography.  

The dwelling may be visible from elevated properties on Coronet Peak Road; however, the 
Landscape and Visual Effects Assessment concludes that any adverse effects on views will be, at 
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most, low.  Any impact on views from private properties is considered to be a less than minor 
effect in terms of the RMA.  At those distances, there will be no other effects on rural amenity, for 
example with regard to loss of privacy or noise.  In summary, it is not considered that any persons 
who have not already provided their written approval will be affected in terms of section 95E.

Name Address Map Reference

Chilcotin Holdings Ltd 59 Littles Road 1

Manners-Wood 101 Malaghans Road 2

Baker 224 Malaghans Road 3

Northridge Residents’ 
Association

Various – North Ridge Road and Toka Road 4

Kerr 18 Malaghans Road 5

Figure 7: Locations of Landowners Providing Written Approval or Support to the Proposal

6.0 NATIONAL POLICY STATEMENT FOR HIGHLY PRODUCTIVE LAND

The National Policy Statement for Highly Productive Land 2022 (NPS – HPL) was developed with 
the objective of protecting New Zealand’s most productive land for use in land-based primary 
production, both now and for future generations.

1

3

2

4

5
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The NPS – HPL requires Councils to map highly productive land and include these maps in an 
operative regional policy statement. Where such maps have not yet been included in an operative 
regional policy statement, which is the case for Otago, rural land which is identified as Land Use 
Capability (LUC) 1, 2, or 3 is to be treated as highly productive land.   

On its website, Manaaki Whenua Landcare Research describes the LUC system as follows: 

‘The Land Use Capability system categorises land into eight classes according to its long-term 
capability to sustain one or more productive uses based on physical limitations and site specific 
management needs. Productive capacity depends on physical qualities of the land, soil and 
environment. Differences between ideal and actual land qualities may be regarded as 
limitations which will affect productivity and land management options.’ 

Figure 8 below is a snip from the LUC maps on the Manaaki Whenua Landcare Research website: 

 
Figure 8: Map of Land Use Capability Units at 1:25,000 scale (Source: Manaaki Whenua Landcare Research) 

Only the lower part of the site, adjoining Malaghans Road, is classed as LUC Class 3.  It appears 
that the proposed new dwelling and associated curtilage area will be located on the boundary of 
the LUC Class 3 and LUC Class 6 areas.  Mapping is not accurate at a closer scale than 1:25,000, so 
the boundaries are not clearly defined.  It can however be inferred that the LUC Class 3 
classification applies to the valley floor, and the LUC Class 6 to the sloping escarpment face.   

The NPS – HPL includes the following policies which are relevant to this application:  

Policy 1:  Highly productive land is recognised as a resource with finite characteristics and 
longterm values for land-based primary production. 

Policy 4:  The use of highly productive land for land-based primary production is prioritised and 
supported. 

Policy 6: The rezoning and development of highly productive land as rural lifestyle is  avoided, 
except as provided in this National Policy Statement.  

Policy 7: The subdivision of highly productive land is avoided, except as provided in this National 
Policy Statement.  

Policy 8: Highly productive land is protected from inappropriate use and development.  
Policy 9:  Reverse sensitivity effects are managed so as not to constrain land-based primary 

production activities on highly productive land. 

While the NPS – HPL states that Councils must avoid the inappropriate use or development of 
highly productive land that is not land-based primary production, it does provide for the 
development of land classed as highly productive land in some situations, including small-scale 
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activities that have no impact on the productive capacity of the land7.  In this case, the part of the 
site which is identified as LUC Class 3 is too small to be farmed economically on its own.  Due to 
the limitations of the topography, grazing is the most viable productive use of the part of the site 
where the dwelling and curtilage area are to be located. The applicants consider that the potential 
loss of some LUC Class 3 land within the site for the proposed residential curtilage area will have 
a negligible effect on the overall productive potential of the site, and will not result in any reverse 
sensitivity effects.  The proposal does not include further subdivision of the site into smaller land 
units. The intention of the applicants is to remain living on the site so that it can continue to be 
farmed.  The applicants currently graze stock on the site and neighbouring land.   

For these reasons, it is considered that the proposed dwelling is not an inappropriate development 
in terms of the NPS – HPL. 

7.0 DISTRICT PLAN OBJECTIVES & POLICIES  

The attached Annexure 1 contains a detailed assessment of the proposal against the relevant 
objectives and policies of the PDP.   

Little weight needs to be given to the ODP given the advanced stage of the PDP.  However, a 
number of provisions relating to the Wakatipu Basin Rural Amenity Zone are yet to be finalised.  
The proposal has therefore been considered in terms of the objectives and policies in the relevant 
sections of the ODP.   

Section 4: District Wide Issues includes Objective 4.2.5 and associated policies which require 
development is undertaken so as to avoid, remedy or mitigate adverse effects on landscape and 
visual amenity values.  Under the ODP, the site is located in a Visual Amenity Landscape.  The 
proposal is not highly visible from public places, including public roads, and has been assessed in 
the Landscape and Visual Effects Assessment as not resulting in cumulative degradation of the 
landscape to the point where any further development would be inappropriate.  The proposed 
location and design of the buildings and water tanks are not contrary to policies regarding 
structures.  

Regarding Section 5: Rural Areas, the proposal is consistent with: Objective 1, which is to protect 
the character and landscape value of the rural area; Objective 3, which relates to effects on Rural 
Amenity; and Objective 4 which is to safeguard the Life Supporting Capacity of Water. 

The objectives and policies in Section 22 – Earthworks are similar those in the PDP, covering effects 
of earthworks on the natural landform and ONL, management of the environmental effects of 
earthworks, land stability and hazards.  Likewise, the relevant objectives and policies in Section 15: 
Subdivision, Development and Financial Contributions, regarding the provision of services and 
access to developments, are similar to those in Chapter 27 of the PDP.  The proposal is consistent 
with these provisions.  

In summary, it is considered that the proposal is generally consistent with the overall policy 
direction provided for in both the ODP and PDP. 

 

7 National Policy Statement for Highly Productive Land 2022 – Section 3.9(2)(g) 
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8.0 ASSESSMENT IN TERMS OF PART 2 OF THE RMA 

In accordance with Clause 2(1)(f) of Schedule 4, an assessment of the activity against the matters 
set out in Part 2 is required for all resource consent applications.  

The proposal is consistent with the definition of sustainable management in Part 2, as it will enable 
the applicant to provide for its social and economic wellbeing, while ensuring that any adverse 
effects on the environment are suitably avoided, remedied or mitigated.    

With regard to matters of national importance, the proposal will not adversely affect the natural 
character or landscape values of the adjoining ONL and the dwelling will not be unduly susceptible 
to any natural hazards. The proposal also does not contravene any of the principles of the Treaty 
of Waitangi.  

In summary, the proposal is consistent with the purpose and principles of the RMA.  

9.0 NOTIFICATION ASSESSMENT  

This section provides an assessment of the proposal under section 95 of the Act to determine 
whether notification of the application for resource consent is required. 

9.1 Public Notification 

Section 95A sets out the steps that must be followed, in the order given, to determine whether an 
application should be publicly notified: 

Step 1 – mandatory public notification  

 The applicant has not requested public notification of the application (s95A(3)(a)). 
 Notification is not required under s95C as the applicant has not refused to provide further 

information or refused the commissioning of a report (s95A(3)(b).  
 The application is not being made jointly with an application to exchange recreation 

reserve land (s95A(3)(c)). 

Therefore, public notification is not required by Step 1.  

Step 2 – public notification precluded  

 Public notification is not precluded by any rule or national environmental standard 
(s95A(5)(a)).  

 The activity is not a controlled activity or a boundary activity (s95A(5)(b)). 

Therefore, public notification is not precluded by Step 2.  

Step 3 – public notification is required in certain circumstances  

 Public notification is not specifically required under a rule or national environmental 
standard (s95A(8)(a)).  

 The assessment of effects included in this report confirms that the proposed activity will 
not have, or be likely to have, adverse effects on the environment that are more than minor 
(s95A(8)(b)).  

Therefore, public notification is not required under Step 3.  

Step 4 – public notification in special circumstances  
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 There are no special circumstances in relation to this application that warrant public 
notification. 

9.2 Limited Notification 

Section 95B sets out the steps that must be followed, in the order given, to determine whether to 
give limited notification of an application for a resource consent, if the application is not publicly 
notified under section 95A: 

Step 1: certain affected groups and affected persons must be notified  

 The proposal does not affect any protected customary rights groups (s95B(2)(a)). 
 The proposal does not affect any customary marine title group (s95B(2)(b)). 
 The proposed activity is not on or adjacent to, and will not affect, land that is the subject 

of a statutory acknowledgement (s95B(3)(a)). 

Therefore, limited notification is not required under Step 1. 

Step 2: if not required by Step 1, limited notification precluded in certain circumstances  

 The proposal is not subject to a rule or national environmental standard that precludes 
limited notification (s95B(6)(a)).  

 The proposal is not a controlled activity (s95B(6)(b)).  

Therefore, limited notification is not precluded by Step 2. 

Step 3: if not precluded by Step 2, certain other affected persons must be notified  

 The activity is not a boundary activity ((s95B(7)(a)). 
 The effects of the proposed activity have been assessed in this report. The conclusion 

reached is that in terms of section 95E there are no affected persons (s95B(8)).  Written 
approvals (or letters of support) have been obtained from the directly adjoining 
neighbours.  

Therefore, limited notification is not required under Step 3. 

Step 4: further notification in special circumstances  

 There are no special circumstances that warrant limited notification to any other person 
not already considered in this assessment. 

Therefore, limited notification is not required under Step 4. 

10.0 CONCLUSION 

It is proposed to construct a second residential unit and shed at 134 Malaghans Road, and to 
undertake associated physical activities including earthworks, landscaping, and the installation of 
water tanks and a spa pool.  

A Landscape and Visual Effects Assessment has been undertaken, which concludes that any 
adverse effects on landscape character and values will be low at most.  The proposed buildings 
will not be visible from Malaghans Road (except for part of a chimney) due to the existing 
topography of the site.  

The proposed dwelling can be serviced and will share the existing access to the site.   
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Overall, it is assessed that the effects on the environment will not be more than minor, and no 
persons who have not provided their written approval or support to the proposal will be adversely 
affected.  The application therefore does not require notification.  

The proposal is consistent with, and is not contrary to, any relevant objectives and policies of the 
PDP, and is consistent with Part 2 of the RMA. 
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ANNEXURE 1: PROPOSED DISTRICT PLAN OBJECTIVES AND POLICY ASSESSMENT  

The following tables assess the proposals against the relevant objectives and policies of the District Plan.  Each table relates to a different chapter.  

Those provisions highlighted in red remain subject to appeal. 

 

Table 1 - Chapter 3: Strategic Direction   

Clause Provision Comment 
Objective 3.2.1 The development of a prosperous, resilient and 

equitable economy in the District (addresses Issue 1). 
With regard to Objectives 3.2.1 and 3.2.5 and their associated policies, the 
application provides for an additional rural living opportunity on the site, 
that will not diminish the landscape values of the nearby ONL and will 
maintain the existing landscape character and visual amenity values of the 
surrounding rural area.  Existing nature conservation values will be 
maintained and there will be no known effects on any Ngāi Tahu values, 
interests or customary resources. 

Policy 3.2.1.8 Diversification of land use in rural areas beyond 
traditional activities, including farming, provided that: 

a. the landscape values of Outstanding Natural 
Features and Outstanding Natural Landscapes 
are protected; 

b. the landscape character of Rural Character 
Landscapes is maintained and their visual 
amenity values are maintained or enhanced; 
and 

c. significant nature conservation values and Ngāi 
Tahu values, interests and customary resources, 
are maintained.  

Objective 3.2.5 The retention of the district’s distinctive landscapes. 
Policy 3.2.5.5 Within Rural Character Landscapes, adverse effects on 

landscape character and visual amenity values from 
subdivision, use or development are anticipated and 
effectively managed, through policies and rules, so that: 

a. landscape character is maintained; and 
b. visual amenity values are maintained or 

enhanced. 
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Policy 3.2.5.6 In Rural Character Landscapes, new subdivision, use 
and development in proximity to any Outstanding 
Natural Feature or Outstanding Natural Landscape does 
not compromise the landscape values of that Feature or 
Landscape. 

The proposed dwelling will be located in proximity to the ONL but will not 
compromise its landscape values as it is separated visually and physically 
by the topography of the site.   

 

Table 2 – Chapter 6: Landscapes & Rural Character  

Clause Provision Comment 
Policy 6.3.2.2 Ensure that the location and direction of lights does not 

cause excessive glare and avoids unnecessary 
degradation of views of the night sky and of landscape 
character, including of the sense of remoteness where it 
is an important part of that character. 

Outside lights will be directed downwards to avoid excessive glare or 
degradation of views of the night sky.  It is anticipated that this would be 
controlled by a condition of consent. 

Policy 6.3.2.7 Ensure that subdivision and development in the 
Outstanding Natural Landscapes and Rural Character 
Landscapes in proximity to an Outstanding Natural 
Feature or Outstanding Natural Landscape does not 
compromise the landscape values of that Outstanding 
Natural Feature or Outstanding Natural Landscape. 

Refer to comments regarding Policy 3.2.5.6 above. 

Policy 6.3.2.8 Encourage any landscaping to be ecologically viable and 
consistent with the established character of the area. 

Minimal landscaping is proposed, to maintain the existing pastoral 
appearance of the site.  Proposed planting is considered to be consistent 
with the established character of the area, including native grey shrubland 
planting consistent with that on the face of the escarpment in the vicinity 
of the site. 

Policy 6.3.4.1 Recognise that subdivision and development is 
unsuitable in many locations in Rural Character 
Landscapes and successful applications will need to be, 
on balance, consistent with the objectives and policies of 
the Plan. 

The application includes this assessment against the objectives and policies 
of the PDP, to ensure that it is consistent with Policy 6.3.4.1. 

Policy 6.3.4.3 Require that proposals for subdivision or development 
for rural living in the Rural Zone: 

The attached Landscape and Visual Effects Assessment considers existing 
development within the landscape character area in assessing the 
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a. take into account all subdivision and 
development that is in existence or is consented 
for all land within the relevant landscape 
character area as at 14 May 2021; and 

b. assess the potential for adverse cumulative 
effects on the landscape character of that area 
and its wider landscape context. 

cumulative effects of the proposal, and notes that there are no consented 
(but unimplemented) developments of relevance. 

Policy 6.3.4.4 Have particular regard to the potential adverse effects on 
landscape character and visual amenity values where 
further subdivision and development would constitute 
sprawl along roads. 

The proposed buildings will not be visible from Malaghans Road (with the 
exception of part of a chimney) and will share the existing accessway to the 
site.  It is not considered that this development would result in sprawl along 
the road.  

Policy 6.3.4.5 Ensure incremental changes from subdivision and 
development do not degrade landscape character, or 
important views as a result of activities associated with 
mitigation of the visual effects of proposed 
development such as screen planting, mounding and 
earthworks. 

With regard to Policies 6.3.4.5 and 6.3.4.8, the proposal relies on the 
existing topography for screening in closer views of the site, rather than 
mitigation in the form of significant earthworks, mounding or screen 
planting.  It will not be visible from Malaghans Road or be seen in the 
foreground of views of the ONL in views from that road. 
 
In views from Coronet Peak Road and adjoining elevated land, the 
Landscape and Visual Effects Assessment concludes that the proposed 
development will not degrade landscape character, as it will form only a 
small part of a much wider view and may appear as farm buildings at those 
distances.   

Policy 6.3.4.8 Avoid adverse effects on visual amenity from 
subdivision, use and development that: 

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

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

Policy 6.3.4.9 In the Wakatipu Basin, avoid planting and screening, 
particularly along roads and boundaries that would 
degrade openness where such openness is an important 
part of its landscape character. 

The proposed dwelling and shed will be located in a low part of the site 
where they will be screened by topography, and will not degrade the 
existing openness of the site. No planting is proposed along any roads or 
boundaries.   
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Policy 6.3.4.11 Encourage development to utilise shared accesses and 
infrastructure, and to locate within the parts of the site 
where it will minimise disruption to natural landforms 
and to rural character. 

The proposed dwelling will share the access to the existing dwelling on the 
site.  It has been designed to sit within a low part of the natural landform 
where it will not be visible from Malaghans Road.    

 

Table 3 – Chapter 21: Rural  

Clause Provision Comment 
Objective 21.2.1 A range of land uses, including farming, are enabled 

while: 
a. Protecting the landscape values of 

Outstanding Natural Features and 
Outstanding Natural Landscapes; 

b. Maintaining the landscape character of Rural 
Character Landscapes and maintaining or 
enhancing their visual amenity values; 

c. Maintaining or enhancing amenity values 
within the rural environment; and 

d. Maintaining or enhancing nature 
conservation values. 

With regard to Objective 21.2.1, the application provides for an additional 
rural living opportunity on the site, and the proposed shed will enable 
farming activities to also continue on the site.  The proposal will not 
diminish the landscape values of the nearby ONL and will maintain the 
existing landscape character and visual amenity values of the surrounding 
rural area.  Existing nature conservation values will be maintained. 

Policy 21.2.1.2 Allow Farm Buildings associated with landholdings of 100 
hectares or more in area while managing effects of the 
location, scale and colour of the buildings on landscape 
values. 

The landholding is less than 100ha but the proposed shed will replace 
existing farm buildings that are to be removed.  The shed has been 
designed to have a rustic appearance and will not be highly visible from 
beyond the site. 

Policy 21.2.1.3 Require buildings to be set back a minimum distance 
from internal boundaries and road boundaries in order 
to mitigate potential adverse effects on landscape 
character, visual amenity, outlook from neighbouring 
properties and to avoid adverse effects on established 
and anticipated activities. 

The proposed dwelling and shed locations meet the minimum setback 
requirements from internal and road boundaries.  (Water tanks do not 
meet the definition of a ‘building’.) 
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Policy 21.2.1.5 Have regard to the location and direction of lights so they 
do not cause glare to other properties, waterbodies, 
roads, public places or views of the night sky. 

As noted above, any outside lighting will be directed downwards and this 
can be covered by a condition of consent. 

Policy 21.2.1.6 Avoid adverse cumulative impacts on ecosystem services 
and nature conservation values. 

It is not anticipated that there will be any adverse cumulative impacts on 
ecosystem services.   The Landscape and Visual Effects Assessment has 
concluded that the proposal will add to the built form within the RCL, but 
will do so in a particularly inconspicuous way.  It is therefore considered 
that any adverse cumulative impacts on nature conservation values, 
including landscape values, will be minimal.  

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

There will be no known effects on the beliefs, traditions or practices of 
Tangata whenua. 

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

The proposed dwelling will not be located in proximity to any vegetation 
that might be a fire risk, and no planting is proposed that might cause a fire 
risk to other properties.  

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

A fire fighting water supply and vehicle access will be provided in 
accordance with the Fire Service’s requirements.  

Objective 21.2.2 The life supporting capacity of soils is sustained. With regard to Objective 21.2.2 and the associated policies, it is proposed 
to use a small area of land within the site to establish a second residential 
unit.  The remainder of the lower part of the site will continue to be used 
for grazing stock.  There will be no clearance of any significant areas of 
existing indigenous vegetation or planting of any exotic wilding species.  

Policy 21.2.2.1 Allow for the establishment of a range of activities that 
utilise the soil resource in a sustainable manner. 

Policy 21.2.2.2 Maintain the productive potential and soil resource of 
Rural Zoned land and encourage land management 
practices and activities that benefit soil and vegetation 
cover 

Policy 21.2.2.3 Protect the soil resource by controlling activities 
including earthworks, indigenous vegetation clearance 
and prohibit the planting and establishment of identified 
wilding exotic trees with the potential to spread and 
naturalise. 

Objective 21.2.3 The life supporting capacity of water is safeguarded 
through the integrated management of the effects of 
activities. 

The proposed activity will not adversely affect the quality of groundwater 
or surface waterbodies.  Consent has been obtained from the ORC for the 
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Policy 21.2.3.1 In conjunction with the Otago Regional Council, regional 
plans and strategies: 

a. encourage activities that use water efficiently, 
thereby conserving water quality and quantity; 

b. discourage activities that adversely affect the 
potable quality and life supporting capacity of 
water and associated ecosystems. 

proposed on-site wastewater treatment system, to ensure that it will 
provide a suitable level of treatment prior to discharge to land.  
 
During earthworks, sediment control measures will be installed as 
necessary to avoid any sediment run-off from the site. 

Objective 21.2.4 Situations where sensitive activities conflict with 
existing and anticipated activities are managed to 
minimise conflict between incompatible land uses. 

Objective 21.2.4 and the associated policies relate to reverse sensitivity 
issues in the rural area.  The applicants, who already reside on the site, will 
occupy the proposed dwelling. The applicants intend to continue using the 
remainder of the site for grazing stock.  In this case, is not anticipated that 
a second dwelling on the site will result in conflict with permitted and 
established activities in the surrounding area.  

Policy 21.2.4.1 New activities must recognise that permitted and 
established activities in the Rural Zone may result in 
effects such as odour, noise, dust and traffic generation 
that are reasonably expected to occur and will be 
noticeable to residents and visitors in rural areas. 

Policy 21.2.4.2 Control the nature, scale and location of activities 
seeking to establish in the Rural Zone, so as to minimise 
conflict with permitted and established activities, that 
may be incompatible with those activities. 

Objective 21.2.9 Provision for diversification of farming and other 
rural activities that protect landscape and natural 
resource values and maintains the character of rural 
landscapes. 

As noted above, it is proposed to continue using the remainder of the site 
for grazing stock.  The proposed second dwelling on the site will not 
diminish existing landscape values or the amenity values of the rural 
environment, and will not adversely affect nature conservation values.  

Policy 21.2.9.1 Enable revenue producing activities that can support 
the long term sustainability of the rural areas of the 
District, provided that such activities: 

a. utilise natural and physical resources efficiently 
(including existing buildings and infrastructure); 

b. protect landscape values of Outstanding Natural 
Features and Outstanding Natural Landscapes; 

c. maintain the landscape character of Rural 
Character Landscapes and maintain or enhance 
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their visual amenity values; 
d. maintain or enhance amenity values within the 

rural environment; and 
e. maintain or enhance nature conservation values. 

 

Table 4 – Chapter 24: Wakatipu Basin  

Clause Provision Comment 
Objective 24.2.1 Landscape character and visual amenity values in 

the Wakatipu Basin Rural Amenity Zone are 
maintained or enhanced. 

The site is partly located in the ‘Malaghans Valley’ Landscape Character 
Unit.  The values identified in Schedule 24.8 include the sense of openness 
and spaciousness associated with the predominantly pastoral landscape, 
subservience of buildings within the overall unit, dramatic views from 
Malaghans Road to the mountain range, and highly attractive rural views 
from Malaghans Road to the Wharehuanui hillslopes and escarpment 
faces.   
 
As outlined above, the proposed buildings and access have been designed 
and located to minimise modification to the landform.  The proposed water 
tanks, and associated landscaping and earthworks, are the only parts of the 
proposal located in the WBRAZ.  The tanks will be dark green in colour and 
placed in the location of the existing shed to be removed, at the base of the 
escarpment.  They will be partially buried, and surrounded by existing and 
proposed native grey shrubland planting similar to that found naturally on 
the escarpment.  For these reasons, it is considered that the proposal will 
maintain existing landscape character and visual amenity values within the  
WBRAZ.  
 
 
 

Policy 24.2.1.2 Ensure subdivision and development is designed 
(including accessways, services, utilities and building 
platforms) to minimise inappropriate modification to the 
natural landform. 

Policy 24.2.1.3 Ensure that subdivision and development maintains or 
enhances the landscape character and visual amenity 
values identified in Schedule 24.8 - Landscape Character 
Units. 

Policy 24.2.1.4 Maintain or enhance the landscape character and visual 
amenity values associated with the Rural Amenity Zone 
including the Precinct and surrounding landscape 
context by:  

a. controlling the colour, scale, form, coverage, 
location (including setbacks from boundaries) 
and height of buildings and associated 
infrastructure, vegetation and landscape 
elements;  

Policy 24.2.1.9 Control earthworks and vegetation clearance to 
minimise adverse effects on landscape character and 
visual amenity values. 

There will be no clearance of any significant areas of existing vegetation.  
The volume of earthworks is relatively modest, as the buildings and access 
have been designed to fit into the existing topography.   
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Policy 24.2.1.11 Provide for activities that maintain a sense of 
spaciousness in which buildings are subservient to 
natural landscape elements. 

No buildings will be located within the WBRAZ.  The proposed buildings and 
curtilage area are located in a low part of the site where they will be 
screened by the natural topography.  

Policy 24.2.1.12 Manage lighting so that it does not cause adverse glare 
to other properties, roads or public places or degrade 
views of the night sky. 

As noted above, any exterior lighting will be downward facing so it will not 
result in adverse glare.  There is unlikely to be any lighting within the 
WBRAZ.  

Policy 24.2.1.13 Have regard to the spiritual beliefs, cultural traditions 
and practices of Tangata Whenua in the manner directed 
in Chapter 5: Tangata Whenua. 

The site is not within any wāhi tūpuna overlay areas (Stage 3 PDP). If any 
accidental or unanticipated archaeological discoveries are found on site, 
the correct protocol under the Heritage New Zealand Pouhere Taonga Act 
2014 will be followed. 

Policies 24.2.1.15 Require buildings, or building platforms identified 
through subdivision, to maintain views from roads to 
Outstanding Natural Features and the surrounding 
mountain Outstanding Natural Landscape context, 
where such views exist; including by:  

a. implementing road setback standards; and  
b. ensuring that earthworks and mounding, and 

vegetation planting within any road setback, 
particularly where these are for building 
mitigation and/or privacy, do not detract from 
views to Outstanding Natural Features or 
Outstanding Natural Landscapes; while  

c. recognising that for some sites, compliance with 
a prescribed road setback standard is not 
practicable due to the site size and dimensions, 
or the application of other setback requirements 
to the site. 

The proposed activities within the WBRAZ will maintain the existing views 
of the ONL from Malaghans Road and Coronet Peak Road.  The water tanks 
will not be located within the minimum required road setback.  

Objective 24.2.3 Reverse sensitivity effects are avoided or mitigated 
where rural living opportunities, visitor and tourism 
activities, community and recreation activities 
occur. 

Refer to comments above regarding Objective 21.2.4 and the associated 
policies relating to reverse sensitivity issues in the rural area.  The 
applicants, who already reside on the site, will occupy the proposed 
dwelling. The applicants intend to continue using the remainder of the site 
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Policy 24.2.3.2 Ensure reverse sensitivity effects on rural living and non-
residential activities are avoided or mitigated. 

for grazing stock.  In this case, is not anticipated that a second dwelling on 
the site will result in conflict with permitted and established activities in the 
surrounding area. Policy 24.2.3.3 Support productive farming activities such as agriculture, 

horticulture and viticulture in the Rural Amenity Zone by 
ensuring that reverse sensitivity issues do not constrain 
productive activities. 

24.2.4 Objective – Subdivision and development, and use of 
land, maintains or enhances water quality, ecological 
quality, and recreation values while ensuring the 
efficient provision of infrastructure. 

The site is located within the Lake Hayes Catchment.  Activities proposed 
within the WBRAZ include the installation of water tanks and associated 
earthworks and landscaping.  These activities are unlikely to affect water 
quality in the catchment.  Standard sediment control measures will be 
installed as necessary during earthworks to avoid sediment run-off from 
the site; due to the existing topography and distance to surface 
waterbodies this is not considered likely to be an issue.  
 
Policy 24.2.4.2 does not technically apply to the proposed dwelling, as it is 
not located in the WBRAZ.  However, the proposed on-site disposal area for 
treated domestic wastewater is within the WBRAZ part of the site, and the 
issue of water quality is relevant as the site is located in the Lake Hayes 
Catchment.  An ORC discharge permit (reference 23.065) has already been 
obtained for this activity.  As part of that process, ORC’s Resource Science 
Unit (RSU) assessed the suitability of the system design.  The ORC officer’s 
report (attached as Appendix 8) notes that the discharge has the potential 
to introduce and increase nitrogen and pathogen concentrations within 
groundwater.  It concludes that the low application rate proposed will 
ensure that it does not have any adverse effects on groundwater nitrogen 
concentrations providing the disposal system is effectively managed.  Also, 
given the relatively small volume of discharge and the proposed quality of 
the discharge, attenuation of pathogens should be achieved through the 
underlying soils prior to reaching any groundwater.   
 
With regard to effects on the Lake Hayes catchment, the ORC officer’s 
report states: 

Policy 24.2.4.1 Avoid adverse cumulative impacts on ecosystem services 
and nature conservation values. 

Policy 24.2.4.2 Restrict subdivision, development and use of land in the 
Lake Hayes catchment, unless it can contribute to water 
quality improvement in the catchment commensurate 
with the nature, scale and location of the proposal. 
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“The wastewater discharge is located within the Lake Hayes catchment. 
The distance from the disposal field to Lake Hayes is over 8 km and is 
unlikely to have any effect on surface water quality. The disposal field 
is also located over 3km from Dan O’Connell Creek which is a direct 
tributary of Lake Hayes. RSU also noted that any groundwater will take 
a long time to get to a surface water body. Furthermore, due to its 
proximity to the Lake Hayes/ Shotover catchment boundary, RSU noted 
that there is potential for the discharge to end up in the Shotover 
catchment, or only partially within the Lake Hayes catchment. Given the 
separation distances from both water bodies discussed above and the 
level of treatment proposed, adverse effects on surface water and the 
wider Lake Hayes catchment will be less than minor.” 

 
The ORC report also considers cumulative effects:  

“Council staff are not aware of any adverse cumulative effects resulting 
from multiple wastewater discharges in the area. The likelihood of such 
effects can be avoided or mitigated, provided discharges are properly 
managed and appropriate conditions applied to discharge permits. 
Cumulative effects are expected to be no more than minor.” 
 

In summary, while the proposal will not improve water quality in the 
catchment, the scale of any adverse effects on water quality will be very low 
given the nature and scale of the development.  The proposed on-site 
wastewater system will treat effluent to a high standard prior to discharge 
to land, and the application rate will be low.  Furthermore, the weighting 
given to Policy 24.2.4.2 should take into account that the dwelling is not 
actually located in the WBRAZ.   

Policy 24.2.4.4 Provide adequate firefighting water and emergency 
vehicle access to ensure an efficient and effective 
emergency response. 

Firefighting water supply and access for emergency vehicles will be 
provided in accordance with the Fire Service’s requirements.  
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Policy 24.2.4.5 Ensure development has regard to servicing and 
infrastructure costs that are not met by the developer. 

The proposed dwelling (which is not actually located in the WBRAZ) is 
intended to be occupied by the applicants and will be fully serviced to meet 
their requirements.  

Policy 24.2.4.6 Facilitate the provision of walkway and cycleway 
networks and consider opportunities for the provision of 
bridle path networks. 

RM200336 has been granted to the Queenstown Trails Trust to construct a 
trail from Arthur’s Point to Arrowtown, which includes a section along the 
Malaghans Road frontage of the site.  

Policy 24.2.4.8 Encourage the removal of wilding exotic trees. There are no wilding exotic trees within the site.  
Policy 24.2.4.9 Encourage the planting, retention and enhancement of 

indigenous vegetation that is appropriate to the area and 
planted at a scale, density, pattern and composition that 
enhances indigenous biodiversity values, particularly in 
locations such as gullies and riparian areas, or to provide 
stability. 

Small areas of native grey shrubland planting are proposed within the 
WBRAZ, similar to that found naturally on the escarpment, to screen the 
water tanks and stabilise the cut batter to the rear of the tanks.  

 

Table 5 – Chapter 25: Earthworks  

Clause Provision Comment 
Objective 25.2.1 Earthworks are undertaken in a manner that 

minimises adverse effects on the environment, 
including through mitigation or remediation, and 
protects people and communities. 

The proposed earthworks are to prepare the site for residential 
development. The proposed buildings have been designed to fit into the 
existing topography. 
 
The scale and extent of earthworks will maintain existing amenity values 
of the surrounding rural landscape.  There will be no earthworks within the 
ONL or on any other prominent landscape features.  An existing mound 
will be raised slightly using excess fill material; this will be shaped to appear 
natural and re-grassed.  
 
The proposed new section of driveway will be formed across a flattish part 
of the site and will not require any significant cut or fill batters. 
 
Cut and fill batters will be shaped to blend with the existing topography, 
and planted or re-grassed.  

Policy 25.2.1.1 Ensure earthworks minimise erosion, land instability, and 
sediment generation and offsite discharge during 
construction activities associated with subdivision and 
development. 

Policy 25.2.1.2 Manage the adverse effects of earthworks to avoid 
inappropriate adverse effects and minimise other adverse 
effects, in a way that:  

a. Protects the values of Outstanding Natural 
Features and Landscapes;  

b. Maintains the amenity values of Rural Character 
Landscapes  
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c. Protects the values of Significant Natural Areas and 
the margins of lakes, rivers and wetlands;  

d. Minimises the exposure of aquifers, in particular 
the Wakatipu Basin, Hāwea Basin, Wanaka Basin 
and Cardrona alluvial ribbon aquifers;  

e. Protects Māori cultural values, including wāhi tapu 
and wāhi tūpuna and other sites of significance to 
Māori;  

f. Protects the values of heritage sites, precincts and 
landscape overlays from inappropriate subdivision, 
use and development; and  

g. Maintains public access to and along lakes and 
rivers. 

Standard site management measures will be implemented as necessary to 
mitigate adverse environmental effects.  It is anticipated that standard 
conditions of consent will be imposed to ensure that these measures are 
properly installed and maintained throughout the construction stage.  
 
Earthworks will not affect the stability of adjoining land as no significant 
depths of cut or fill are proposed close to site boundaries.   

Policy 25.2.1.3 Avoid, where practicable, or remedy or mitigate adverse 
visual effects of earthworks on visually prominent slopes, 
natural landforms and ridgelines. 

Policy 25.2.1.4 Manage the scale and extent of earthworks to maintain the 
amenity values and quality of rural and urban areas.    

Policy 25.2.1.5 Design earthworks to recognise the constraints and 
opportunities of the site and environment. 

Policy 25.2.1.6 Ensure that earthworks are designed and undertaken in a 
manner that does not adversely affect infrastructure, 
buildings and the stability of adjoining sites.  

Policy 25.2.1.7 Encourage limiting the area and volume of earthworks 
being undertaken on a site at any one time to minimise 
adverse effects on water bodies and nuisance effects of 
adverse construction noise, vibration, odour, dust and 
traffic effects. 

Policy 25.2.1.8 Undertake processes to avoid adverse effects on cultural 
heritage, including wāhi tapu, wāhi tūpuna and other 
taonga, and archaeological sites, or where these cannot be  
avoided, effects are remedied or mitigated.    

The site is not located within an identified wāhi tūpuna area.  If any 
accidental discoveries are made, the appropriate protocols will be 
followed.  This can be covered by a condition of consent.  
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Policy 25.2.1.9 Manage the potential adverse effects arising from exposing 
or disturbing accidentally discovered material by following 
the Accidental Discovery Protocol in Schedule 25.10. 

Policy 25.2.1.10 Ensure that earthworks that generate traffic movements 
maintain the safety of roads and accesses, and do not 
degrade the amenity and quality of surrounding land. 

The proposed earthworks are not anticipated to generate significant traffic 
movements.  The existing access is suitable for temporary use by 
construction vehicles.  

Policy 25.2.1.11 Ensure that earthworks minimise natural hazard risk to 
people, communities and property, in particular 
earthworks undertaken to facilitate land development or 
natural hazard mitigation. 

The proposed earthworks will not exacerbate any natural hazard risks.  

Objective 25.2.2 The social, cultural and economic wellbeing of people 
and communities benefits from earthworks. 

The proposed earthworks will benefit the applicants by providing for the 
construction of their new home, and a purpose-built shed to enable the 
continuation of farming activities on the remainder of the site.  Policy 25.2.2.1 Enable earthworks that are necessary to provide for people 

and communities wellbeing,  having particular regard to the 
importance of:   

a. Nationally and Regionally Significant Infrastructure;   
b. tourism infrastructure and activities, including the 

continued operation, and provision for future 
sensitive development of recreation and tourism 
activities within the Ski Area Sub Zones and the 
vehicle testing facility within the Waiorau Ski Area 
Sub Zone;   

c. minimising the risk of natural hazards;  
d. enhancing the operational efficiency of farming 

including maintenance and improvement of track 
access and fencing;  

e. the use and enjoyment of land for recreation, 
including public walkways and trails; and  

f. maintaining or enhancing the operational efficiency 
of existing infrastructure. 
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Table 6 – Chapter 27: Subdivision & Development   

Clause Provision Comment 
Objective 27.2.5 Infrastructure and services are provided to new 

subdivisions and developments. 
Access and services will be provided to the proposed dwelling in 
accordance with the relevant standards.  

Policy 27.2.5.2 Ensure safe and efficient pedestrian, cycle and vehicular 
access is provided to all lots created by subdivision and to 
all developments. 

Safe and efficient vehicle access will be provided to the new dwelling.  

Policy 27.2.5.4 Ensure the physical and visual effects of subdivision and 
roading are minimised by utilising existing topographical 
features. 

The dwelling will share the existing driveway on the site.  A section of new 
driveway to access the dwelling will be formed across the flatter part of the 
site, to minimise earthworks.  

Policy 27.2.5.7 Ensure water supplies are of a sufficient capacity, including 
fire fighting requirements, and of a potable standard, for 
the anticipated land uses on each lot or development.  

Water supply will be from a consented bore within the site.  The water will 
be treated if necessary to meet the relevant standards for potable supplies.  
 
Fire fighting water storage and access for Fire Service vehicles will be 
provided in accordance with the Fire Service’s requirements.  

Policy 27.2.5.10 Ensure appropriate water supply, design and installation by 
having regard to: 

a. the availability, quantity, quality and security of the 
supply of water to the lots being created; 

b. water supplies for fire fighting purposes; 
c. the standard of water supply systems installed in 

subdivisions, and the adequacy of existing supply 
systems outside the subdivision; 

d. any initiatives proposed to reduce water demand 
and water use.  

Policy 27.2.5.11 Ensure appropriate stormwater design and management 
by having regard to: 

a. any viable alternative designs for stormwater 
management that minimise run-off and recognises 
stormwater as a resource through re-use in open 
space and landscape areas; 

b. the capacity of existing and proposed stormwater 
systems; 

Stormwater from impervious areas will be disposed of to ground within 
the site.  The design of soak pits will be assessed as part of the building 
consent process.   
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c. the method, design and construction of the 
stormwater collection, reticulation and disposal 
systems, including connections to public reticulated 
stormwater systems; 

d. the location, scale and construction of stormwater 
infrastructure; 

e. the effectiveness of any methods proposed for the 
collection, reticulation and disposal of stormwater 
run-off, including opportunities to maintain and 
enhance water quality through the control of water-
borne contaminants, litter and sediments, and the 
control of peak flow.  

Policy 27.2.5.13 Treat and dispose of sewage in a manner that: 
a. maintain public health; 
b. avoids adverse effects on the environment in the 

first instance; and 
c. where adverse effects on the environment cannot 

be reasonably avoided, mitigates those effects to 
the extent practicable.  

Consent has been granted by the ORC for the proposed on-site wastewater 
treatment system, deeming that it will provide a suitable level of treatment 
prior to discharge to land to avoid adverse effects on water quality in the 
Lake Hayes catchment.  

Policy 27.2.5.14 Ensure appropriate sewage treatment and disposal by 
having regard to: 

a. the method of sewage treatment and disposal; 
b. the capacity of, and impacts on, the existing 

reticulated sewage treatment and disposal system; 
c. the location, capacity, construction and 

environmental effects of the proposed sewage 
treatment and disposal system.  

Policy 27.2.5.16 Ensure adequate provision is made for the supply and 
installation of reticulated energy, including street lighting, 
and communication facilities for the anticipated land uses 
while: 

The dwelling will be connected to power reticulation.  The connection will 
be made underground.  
 
It is proposed to provide wireless telecommunications services using 
LightSpeed. 
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a. providing flexibility to cater for advances in 
telecommunication and computer media 
technology, particularly in remote locations; 

b. ensure the method of reticulation is appropriate for 
the visual amenity and landscape values of the area 
by generally requiring services are underground, 
and in the context of rural environments where this 
may not be practicable, infrastructure is sited in a 
manner that minimises visual effects on the 
receiving environment; 

c. generally require connections to electricity supply 
and telecommunications systems to the boundary 
of the net area of the lot, other than lots for access, 
roads, utilities and reserves.  
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 Client Reference

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier 16487
 Land Registration District Otago
 Date Issued 23 January 2002

Prior References
4015 OT6B/467

 Estate Fee Simple
 Area 4.3423 hectares more or less

 
Legal Description Lot        1 Deposited Plan 304103 and Lot 1

  Deposited Plan 15343
Registered Owners
Barbara       Ann Hay as to a 1/2 share
James       Martin Hay as to a 1/2 share

Interests

Appurtenant                    to Lot 1 DP 15343 is a right to convey water created by Transfer 502922.1 - 7.9.1978 at 10:59 am

Appurtenant                      to Lot 1 DP 304103 is a right to convey electricity and draw and convey water created by Transfer 953389.2 -
   25.8.1998 at 3:15 pm

Appurtenant                   to lot 1 DP 304103 are rights to convey electricity & telephone communications, rights to convey water &
                  electricity, rights to convey water & electricity & telephone communications, rights to draw and convey water & convey

                  electricity,rights of way & rights to convey water & electricity & telephone communications, rights to store and convey
             water & convey electricity specified in Easement Certificate 5028260.7 - 29.3.2001 at 9:00 am

The                easements specified in Easement Certificate 5028260.7 are subject to Section 243 (a) Resource Management Act 1991

Land              Covenant in Transfer 5057644.3 - 10.7.2001 at 3:56 pm (Affects Lot 1 DP 304103)

Land              Covenant in Deed 5057644.5 - 10.7.2001 at 3:56 pm (Affects Lot 1 DP 304103)

5057644.7                   Consent Notice pursuant to Section 221 Resource Management Act 1991 - 10.7.2001 at 3:56 pm (Affects Lot 1
 DP 304103)

Appurtenant                       to Lot 1 DP 15343 is a right to convey water and a right to pump and store water created by Transfer
     5057644.10 - 10.7.2001 at 3:56 pm

Land           Covenant in Transfer 5057644.10 - 10.7.2001 at 3:56 pm

Subject           to Section 241(2) Resource Management Act 1991 (affects DP 304103 )

8991234.3           Mortgage to ANZ National Bank Limited - 27.2.2012 at 9:55 am

Land          Covenant in Covenant Instrument 11828075.2 - 12.8.2020 at 8:52 am

12208183.2           CAVEAT BY QUEENSTOWN TRAILS TRUST - 8.2.2022 at 2:46 pm

Version: 1, Version Date: 15/05/2023
Document Set ID: 7621774



 Identifier 16487

Register Only
Search Copy Dated 03/05/23 2:59 pm, Page  of 2 2 Transaction ID 944018

 Client Reference
Version: 1, Version Date: 15/05/2023
Document Set ID: 7621774



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609395



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609395



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609395



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609396



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609396



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609396



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609396



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609396



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609396



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609396



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609396



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609396



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609394



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609394



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609394



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609394



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609394



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609394



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609397



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609393



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609393



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609393



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609393



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



Version: 1, Version Date: 03/05/2023
Document Set ID: 7609408



 

Version: 1, Version Date: 11/05/2023
Document Set ID: 7618844



 

1 
J Hay – Landscape and visual effects assessment - vivian+espie 

 

Version: 1, Version Date: 11/05/2023
Document Set ID: 7618844



 

2 
J Hay – Landscape and visual effects assessment - vivian+espie 

 

Version: 1, Version Date: 11/05/2023
Document Set ID: 7618844



 

3 
J Hay – Landscape and visual effects assessment - vivian+espie 

 

 
 

Version: 1, Version Date: 11/05/2023
Document Set ID: 7618844



 

4 
J Hay – Landscape and visual effects assessment - vivian+espie 

 

the mountain slopes that 

form the northern backdrop to the Wakatipu Basin and Arrowtown

exposed schist outcrops and bluffs … along the east side of the small ice-melt basin in 

the vicinity of Littles Road

The unnamed relatively gently sloping streams and kettle lake in the ice-melt basin around 

Littles Road which drain south-westward to Kimiākau (Shotover River).”

Physical Attributes4
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Associative Attributes5

Perceptual Attributes6

Landscape Values7 

 
 

the intangible things that influence how places are perceived – such as history, 
identity, customs, laws, narratives, creation stories, and activities specifically associated with a landscape

both sensory experience and interpretation. Sensory appreciation typically 
occurs simultaneously with interpretation, knowledge, and memory

the reasons a landscape is valued – the aspects that are important 
or special or meaningful” “values are embodied in certain attributes hybrid terms such as 
‘visual amenity’, ‘rural amenity’ and natural amenity’ ‘landscape values that contribute to amenity values’”
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STRATEGIC OBJECTIVES

Rural Character Landscapes

3.2.5.5 Within Rural Character Landscapes, adverse effects on landscape character and visual amenity values 

from subdivision, use or development are anticipated and effectively managed, through policies and 

rules, so that:

a. landscape character is maintained; and

b. visual amenity values are maintained or enhanced.

3.2.5.6 In Rural Character Landscapes, new subdivision, use and development in proximity to any Outstanding 

Natural Feature or Outstanding Natural Landscape does not compromise the landscape values of that 

Feature or Landscape.

3.3.33 For Rural Character Landscapes, identify landscape character to be maintained, and visual amenity 

values to be maintained or enhanced and related landscape capacity: 

b. outside of identified Priority Areas, in accordance with the landscape assessment methodology in 

SP 3.3.45, and through best practice landscape assessment methodology; and 

c. through associated District Plan rules setting measurable spatial or other limits, and related 

assessment matters, as to cumulative subdivision and development including as to location, 

quantity, density and design.
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3.3.35 In any Rural Character Landscape that is not a Priority Area, or is a Priority Area that has not achieved 

the requirements of SP 3.3.33, do not allow new subdivision or development for the purposes of Rural 

Living except where: 

a. according to the methodology in SP 3.3.45 and having regard to the wider landscape context: 

i. a landscape character area for assessment purposes is identified at an appropriate landscape 

scale including by mapping; 

ii. the landscape character and visual amenity values of that landscape character area are 

identified; and

iii. the landscape capacity of that landscape character area is assessed so as to soundly inform a 

determination that the requirements of SP 3.3.23 are met; and b. the approval of new subdivision 

or development for the purposes of Rural Living maintains the landscape character and

maintains or enhances the visual amenity values identified in relation to that landscape character 

area and the wider landscape context.

b. the approval of new subdivision or development for the purposes of Rural Living maintains the 

landscape character and maintains or enhances the visual amenity values identified in relation to 

that landscape character area and the wider landscape context.

6.3.4.1 Recognise that subdivision and development is unsuitable in many locations in Rural Character 

Landscapes and successful applications will need to be, on balance, consistent with the objectives and 

policies of the Plan.

6.3.4.3 Require that proposals for subdivision or development for rural living in the Rural Zone: 
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a. take into account all subdivision and development that is in existence or is consented for all land 

within the relevant landscape character area as at 14 May 2021; and 

b. assess the potential for adverse cumulative effects on the landscape character of that area and its 

wider landscape context.

6.3.4.4 Have particular regard to the potential adverse effects on landscape character and visual amenity values 

where further subdivision and development would constitute sprawl along roads.

6.3.4.5 Ensure incremental changes from subdivision and development do not degrade landscape character, or 

important views as a result of activities associated with mitigation of the visual effects of proposed 

development such as screen planting, mounding and earthworks.

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

a. is highly visible from public places and other places which are frequented by members of the public 

generally (except any trail as defined in this Plan); or

b. forms the foreground for an Outstanding Natural Feature or Outstanding Natural Landscape when 

viewed from public roads

Visual catchment and viewing audiences
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EFFECTS ON VIEWS AND VISUAL AMENITY

“effects on landscape values as experienced in views. … A proposal that is in keeping with the landscape values, for 

example, may have no adverse visual effects even if the proposal is a notable change to the view. Conversely, a 

proposal that is completely out of place with landscape values may have adverse effects even if only occupying a 

portion of the view”8.

Malaghans Road
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Coronet Peak Road
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Elevated public and private land
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LANDSCAPE EFFECTS 

“A landscape effect is a consequence of changes in a landscape’s physical attributes on that landscape’s values. 

Change is not an effect: landscapes change constantly. It is the implications of change on landscape values that is 

relevant. To assess effects, it is therefore necessary to first identify the landscape’s ‘values’ – and the attributes on 

which such values depend”9.
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