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File Number RM240347 

 
 

QUEENSTOWN  LAKES  DISTRICT  COUNCIL 
 

SERVICE OF NOTICE / LIMITED NOTIFICATION 
 
 
Service of Notice for Limited Notification of a Resource Consent application under Section 95B 
of the Resource Management Act 1991. 
 
 
The Queenstown Lakes District Council has received an application for a resource consent 
from:  
 
Aluume Limited 
 
What is proposed: 
 
The applicant is seeking land use consent for a structure (a floating electronically powered sauna 
building) and for the operation of a commercial recreation activity (a sauna and plunge activity) at the 
end of Pier C of Frankton Marina on the surface of Lake Wakatipu. 
 
The location in respect of which this application relates is situated at: 
 
The subject site is situated Frankton Marina, on the surface of Lake Wakatipu, within an 18m berth at 
the end of Pier C.  
 
The legal description is:  
 

Lake Bed – LINZ (no title)  
 Area 5, 7 DP 583867, Record of Title 1096480 (Leasehold) 
 

Accessed via Section 48 and Section 52-53 Block XXI Shotover Survey District, Record of Title 
OT7B/844; and  Area 1-4, 6 DP 583867, Record of Title 1096479 

 
A full copy of this Limited Notified package is available for you to download on the following 
link: 
 
https://www.qldc.govt.nz/services/resource-consents/notified-resource-consents#limited-not-rc or via 
our edocs website using RM240347 as the reference https://edocs.qldc.govt.nz/Account/Login 
 
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).   

 
The Council planner processing this application on behalf of the Council is Tara Enright, who may be 
contacted by phone at 027 276 9797 or e-mail at tara.enright@qldc.govt.nz 
 
Any person who is notified of this 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. 

https://www.qldc.govt.nz/services/resource-consents/notified-resource-consents#limited-not-rc
https://edocs.qldc.govt.nz/Account/Login
mailto:tara.enright@qldc.govt.nz


 
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: 
 
Friday 24th  January 2025. 
 
The submission must be dated, signed by you and must include the following information: 
 
a) Your name and postal address and phone number/fax number. 
b) Details of the application in respect of which you are making the submission including location. 
c) Whether you support or oppose the application. 
d) Your submission, with reasons. 
e) The decision you wish the consent authority to make. 
f) Whether you wish to be heard in support of your submission. 
 
You may make a submission by sending a written or electronic submission to Council (details below). 
The submission should be in the format of Form 13. Copies of this form are available Council website: 
 
https://www.qldc.govt.nz/services/resource-consents/application-forms-and-fees#other_forms 
 
You must serve a copy of your submission to the applicant (Aluume Limited, 
tim.mcmahon@aluume.com) as soon as reasonably practicable after serving your submission to 
Council: 
 
C/- Gabriela Glory 
gabriela@vivianespie.co.nz  
Vivian and Espie Limited  
PO Box 2514 
Wakatipu 
Queenstown 9349 
 
QUEENSTOWN LAKES DISTRICT COUNCIL 
 
 
 

 
__________________________________________ 
 
(signed by Ian Bayliss, Senior Planner, Resource Consents pursuant to a delegation given under 
Section 34A of the Resource Management Act 1991) 
 
 
Date of Notification: Thursday 5th December 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:gabriela@vivianespie.co.nz
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CORRESPONDENCE DETAILS   / /   If different than above – E.g. consultant or agent 

Name & Company:

Phone Numbers: Day	 Mobile:

Email Address:

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

APPLICANT  // 

Under Section 88 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 will not be accepted for 
processing. 

*Attention:

*Postal Address: *Post code:

*Please provide an email AND full postal address.

*Email:

Applicant: Agent: Other, please specify:

Email: Post:

• 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. 

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

*All trustee names (if applicable):

Contact Name if 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:

 The Applicant is:  
Owner

Occupier

 Lessee

O Pther - lease Specify

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.

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

FOR A WATER-BASED 
ACTIVITY



DE TAILS OF S ITE
Address / Location to which this application relates: Provide the name of the waterbody (i.e. lake or river) where the proposed 
works/activity will take place. Include proximity to any well-known landmark and land address for any associated land based activity/ landing points:

Owners/Occupiers:

District Plan Zone: 

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 above

Applicant: Other, please specify:

*Attention:

*Email:

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

        NO 

        NO

YES	         NO

SITE 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

	         NO 

	         NO

YES	         NO

PRE-APPLICATION MEETING 

Have you had a pre-application meeting with QLDC regarding this proposal?

Yes                                  No Copy of minutes attached

If ‘yes’, provide the reference number:

Click here for further information and our estimate request form

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. For more information please see appendix 2 at the end of this form. 

Please select a preference for who should receive any invoices.

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

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

GPS LOCATION OF PROPOSED WORKS //
(Note: this must be supplied for all mooring and jetty applications, and any other waterbased activity that does not have an associated land parcel 
attached to the operation)

GPS co-ordinates: Note: you must specify which GPS co-ordinate system* was used to identify the GPS location - Decimal Degrees (DD) or Degrees 
Minutes Seconds (DMS) (*The Harbourmaster prefers the Decimal Degrees (DD) co-ordinate systems, but either can be used)

Legal Description:

For any land based areas:

Other Users:  Identify other occupiers/users in particular consent holders, of the relevant waterbody

Permit Number: If you have a current permit for your activity from QLDC (i.e. an existing mooring permit), specifiy your permit 
number and the name of the person / entity that the permit is issued to

https://www.qldc.govt.nz/planning/development-contributions/


CONSENT(S)  APPLIED FOR

OTHER CONSENTS

Land use consent to establish and operate a water based activity comprising: 

Erect or place a new structure

Alter / extend an existing structure

Replace / demolish an existing structure 
Transfer of consent(s):
(Please provide a letter from both the current 
& new consent holders authorizing this request)

Are any additional consent(s) required that have been applied for separately?  
Otago Regional Council — Use of bed of lake or river (note if has/has not been applied for):

Yes No

N/A

BRIEF DESCRIPTION OF THE PROPOSAL

	 (Lake / River)

	 (dates / duration) 

	 (number persons) 

Brief description of activity: 

Further Description to be provided in an assessment attached. See below.

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

To be accepted for processing, your application must include the following information where relevant to your proposed activity:

A site plan or map showing the locality and extent of the activity and the proximity of any nearby 
activities (e.g. other moorings and the extent of their swing in relation to your proposed mooring)

Demonstrate compliance with the most up to date QLDC Swing Moorings Booklet (if relevant)

Details of any associated land based buildings or structures, parking areas.  
Details of any signage & locations.

	








Consultation required where relevant: 
Guardians of Lake Wanaka 
Guardians of Lake Hawea
Department of Conservation 
Land Information New Zealand

An Assessment of Effects (AEE). 
An AEE is a written document outlining how the potential effects of the activity have been considered:  
safety, noise, traffic and parking, signage and impact on the waterbody including other users.  
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 – see Appendix 3 -      Naming of Documents Guide 
Please ensure documents are scanned at a minimum resolution of 300 dpi.  
Each document should be no greater than 10mb

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

P: 03 441 0499 
E: resourceconsent@qldc.govt.nz 
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Are you seeking consent from both QLDC and ORC in this one application (i.e. for a jetty or mooring):

Yes 

N/A

No

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

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           



PRIVACY INFORMATION

FEES 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.

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.

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

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

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

MONITORING FEES – Please also note that the fee paid at lodgement includes an initial monitoring fee of $273 for land 
use resource consent applications and designation related applications, as once Resource Consent 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.
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APPLICATION & DECLARATION

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

If lodging this application as the Applicant:   

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

If lodging this application as agent of the Applicant:   

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

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

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

Full name of person lodging this form

Firm/Company				 Dated   

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

OR:

PLEASE TICK

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: 	

*Reference 

*Amount Paid

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

*Date of Payment

Please reference your payments as follows: 

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

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

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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Bank transfer to account 02 0948 0002000 000 (If paying from overseas swiftcode is – BKNZNZ22)

Invoice for initial fee requested and payment to follow

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



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

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

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

1 INFORMATION MUST BE SPECIFIED IN SUFFICIENT DETAIL

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

2 INFORMATION REQUIRED IN ALL APPLICATIONS

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

• (a) a description of the activity:

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

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

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

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

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

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

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

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

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

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

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

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

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

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

ADDITIONAL INFORMATION REQUIRED IN SOME APPLICATIONS

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

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

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

Information 
provided 
within the 
Form above

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

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

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

Clause 6: Information required in assessment of environmental effects

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

APPENDIX 3   //   Naming of documents guide

APPENDIX 2   //   Development Contributions

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

Application Form 9

Assessment of Environmental Effects (AEE) 

Affected Party Approval/s

Safety Management Plan

Traffic Report 

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

P: 03 441 0499 
E: resourceconsent@qldc.govt.nz 
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https://www.qldc.govt.nz/planning/development-contributions/
https://www.qldc.govt.nz/media/vulhyfsb/qldc-development-contributions-assessment-and-estimates-form-july-18-non-editable.pdf
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1. Key Information 
Address Frankton Marina, Sugar Lane, Queenstown 
Legal Description  Lake bed – LINZ (no title) 

 Area 5, 7 DP 583867, Record of Title 1096480 (Leasehold) (Attachment 
[B1]) 

The marina is accessed via: 
 Section 48 and section 52-53 Block XXI Shotover Survey District, Record of 

Title OT7B/844 (Attachment [B2]) 
 Area 1-4, 6 DP 583867, Record of Title (Attachment [B3]) 

Site Area [B1] –6.9 hectares leasehold – Lakes Marina Projects Limited  
[B2] – 1.35 hectares – QLDC Recreation Reserve  
[B3] – 7924m2 – Lakes Marina Projects Limited 

Owners Lakes Marina Projects Limited (leaseholder), LINZ (lake bed) and Queenstown-
Lakes District Council (land-based recreation reserve). 

Occupier Lakes Marina Projects Limited 
Applicant Lakes Marina Projects Limited and Aluume Ltd 
Operative District Plan Zone  Rural General Zone (where the floating structure is proposed) 
Proposed District Plan Zone  Rural Zone - surface of Lake Wakatipu (where the floating structure is proposed) 
Designations & Special 
Provisions 

 NOT within an ONL or RCL landscape (refer Policy 6.3.1.2)  
 Lake Wakatipu is a Statutory Acknowledgement area  
 Wāhi Tūpuna  
 Within the Outer Control Boundary  
 The Marina car park subject to Designation 165 – QLDC  

Proposal  To place a structure (a floating electrically powered sauna building) at the end of 
Pier C of the Frankton Marina on the surface of Lake Wakatipu.  
 

Consents Required  Operative and Proposed District Plans 
The location of the proposed structure zoned Rural General under the Operative 
District Plan (ODP), and Rural under the Proposed District Plan (PDP).  
 
The relevant rules under the PDP are no longer under appeal, and as such the 
equivalent ODP rules must be treated as inoperative under s86F. 
 
Rural Zone: 

 A restricted discretionary activity under Rule 21.7.2 for buildings. The 
proposal does not fall within the definition of ‘boat’ as it is not capable 
of navigation, so would fall within the definition of building which 
includes structures (as defined). 

 A discretionary activity under Rule 21.15.8 for structures that pass 
through the surface of any lake. The proposal does not fall within the 
definition of ‘boat’ and is considered to be a structure. 
 

 A discretionary activity under Rule 21.9.1 for commercial recreation 
activities not located entirely outdoors. 

 
Please Note: Rule 21.15.9 does not apply, as the Frankton Marina area is not 
shown on the planning maps as being an area where jetties and moorings are 
non-complying.  
 
Signs: 

 A discretionary activity under Rule 31.11.1 for signage within the Rural 
Zone which will have a component of external illumination. The 
individual letters of the proposed signage will be dimly backlit by 
subdued lighting. 

Wahi Tupuna: 
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 A restricted discretionary activity under Rule 39.5.3.1 for buildings 
located within 20m of the boundary of any wetland, or the bed of any 
river or lake within the Rural Zone. 

 
Resource Management Act 1991: 
A discretionary activity under s127 of the Resource Management Act 1991, to 
vary condition 53(b) of RM140061 (as varied by RM170894, RM181250, 
RM230234, RM230576, RM230869 and RM230978), to enable the proposal. 
 
Overall, the application is for a discretionary activity. 

Written Approvals and 
Consultation 

Written approval from the owners (Lakes Marina Projects Limited) has been 
obtained, and consultation with Te Ao Marama Inc and Aukaha is  underway. 

Pre-application meeting N/A 
Other consents/permits N/A 

 

2. Introduction 
This report is submitted as part of the application by Lakes Marina Projects Limited and Aluume Limited (“the 

Applicant”) to enable the placement of a structure (a floating electrically powered sauna building) at the end of Pier 

C at Frankton Marina, on Lake Wakatipu, Queenstown. The overall activity status remains as a discretionary 

activity under either scenario. 

The completed Form 9 is provided as Attachment [A]. The three Records of Title for the site are appended as 

Attachments [B1] – [B3] (“the site”). One land covenant is registered on Record of Title [B3] and is appended as 

Attachment [B4].  The proposed plans are appended as Attachment [C]. 

3. Background 
In February 2014, following a joint hearing, the Queenstown Lakes District Council (QLDC) and Otago Regional 

Council (ORC) granted Lakes Marina Projects Limited (LMPL) resource consent RM140061 (QLDC) and 

RM14.026.01-03 (ORC) to establish and operate a 195-berth marina including wave attenuator, ancillary 

commercial buildings, car parking, open space, landscaping and earthworks at Sugar Lane, Frankton, 

Queenstown. This decision was appealed to the Environment Consent and a Consent Order resolving the areas 

of dispute was issued in June 2015. Since that time a number of variations have been approved as follows: 

 RM170894 granted a variation of the retaining wall and lake bed anchor system design for the pier, 

walkway and wave attenuator. 

 RM181250 granted a variation to increase the size of the toilets and change the building colours. 

 RM230234 granted a variation to enable commercial activity not directly ancillary to the constructed 

marina to provide for a more socially and commercially vibrant marina. 

 RM230576 granted a variation for Stage 2 of the marina. 

 RM230869 granted a variation to enable an electric boat charging infrastructure to be installed on the 

northern end of Pier C, which includes the removal of berths and fingers to accommodate this new 

charging infrastructure. 
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 RM230978 granted a variation to enable temporary events in four of the sheds for 365 days, and to extend 

the hours of operation for food and beverage premises till midnight. 

 RM240534 granted consent to signage platforms and pergolas (Attachment [D]) 

RM140061 is the overarching resource consent for the Frankton Marina development and the resource consents 

listed above varied this original consent. As such, the approved Frankton Marina development from hereon is 

referenced as RM140061 (as varied by RM170894, RM181250, RM230234, RM230576, RM230869, RM230978 

and RM240534).  RM240534 has been appended as Attachment [D] as it contains the latest set of consent 

conditions for the marina. 

4. Site and Surrounding Environment 
RM140061 (as varied by RM170894, RM181250, RM230234, RM230576, RM230869, RM230978 and RM240534) 

approved the Frankton Marina and has been given effect to, with Stage 1 of the marina completed and in use. 

Construction of Stage 2 is also now complete.  The full consented marina development for both Stage 1 and Stage 

2 therefore forms part of the receiving environment.  Figure 1 below shows the extent of Stage 1 which has already 

been constructed as indicated on the aerial imagery, and extent of Stage 2 to be constructed. 

 
Figure 1: Aerial imagery of the constructed marina (Stage 1), car park and buildings, and overlay of Stage 2 marina 

plans (approved and to be constructed) 

The marina area includes part of the Frankton Marina Local Purpose Reserve and the adjacent surface and bed 

of Lake Wakatipu. 
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Access to the marina is from Sugar Lane off Frankton Road (State Highway 6A). The first portion of Sugar Lane is 

legal road and the balance of Sugar Lane is a Right of Way over the reserve that serves adjacent properties.  Sugar 

Lane provides access to a variety of commercial and residential activities which are now zoned Business Mixed 

Use. Land immediately to the north west of Sugar Lane includes a commercial area occupied by a diverse mixture 

of commercial activities some of which are marine related, including offices, a brewery, a tyre service premises 

and garaging / storage areas.  Sugar Lane also provides access to the historic boat shed which is now operated 

as a café and which is located to the west of the boat ramp and Fisherman’s Pier. 

The Frankton Track that forms part of the Queenstown Trail passes through the marina site, either via the footpath 

adjacent to Sugar Lane or the boardwalk esplanade area next to the floating sheds. Four land-based and 

seventeen floating buildings on pontoons have been placed next to or on the surface of the lake along the front of 

an esplanade that is located above the retaining wall.  These buildings are able to be used for ancillary and non-

ancillary commercial activities.  

Public access runs along the marina parallel to the lake front of the pontoon buildings and to the shore end of the 

breakwater. 

5. Proposal 
5.1 Proposed sauna activity 

The proposal is to place a structure (a sauna building on a floating pontoon) and undertake a commercial 

recreational activity at the end of Pier C of the Frankton Marina.  Plans of the building are appended as Attachment 

[C].  Pier C was partially constructed as part of Stage 1 (RM140061) and fully constructed as part of Stage 2, as 

were two mooring poles located at the end of Pier C which allows for an 18m boat to be moored in this location. 

The proposed sauna building will be placed on a floating pontoon, which will be attached to the existing mooring 

poles at the end of Pier C.  
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Figure 2: Council approved plan showing location of an 18m berth at the end of Pier C 

5.2 Details of pontoon and proposed floating sauna building 

Pontoon 

The proposed sauna building will be constructed on top of a floating concrete pontoon. The proposed pontoon 

(inclusive of the step onto the ponton) covers an area of approximately 192m2 (23.6m x 8.1m), which will be 

attached to the existing moorings at the end of Pier C.  The mooring poles have already been placed in the lake 

bed as approved by previous resource consents, therefore, no additional disturbance of the lake bed will be 

undertaken as part of the construction of this proposal.  

Sauna Building 

The sauna building itself comprises a covered entry, two (2) sauna rooms, two (2) changing rooms, a covered 

breakout deck and outdoor shower, and an open bottomed plunge pool into the lake. The total gross floor area of 

the sauna building sitting on top of the floating pontoon (inclusive of the step onto the ponton) covers an area of 

approximately 192m2. The built form measures approximately 153.4m2. 

The sauna building measures approximately 4.7 metres at its highest point (northern elevation), with a curved roof 

mimicking the hull of a boat sloping down towards Lake Wakatipu measuring approximately 3.05 metres at its 

lowest point (southern elevation).  

The sauna building will be clad in dark recessive timber batten which will be backed by glass or polycarbonate and 

Japanese Shou Sugi Ban Charred timber cladding. Proposed plans are appended as Attachment [C]. 

Proposed operation of the sauna activity 



 

9 

The proposed sauna and plunge activity has a capacity of 12 patrons. It will operate between the hours of 0700 

and 22003, consistent with the consented ancillary and non-ancillary commercial activities provided for in the 

floating sheds and land-based buildings at the Frankton marina. It is expected that each session will run for 

approximately one hour, with bookings made online, via phone and potential walk ins. 

Customers will arrive at the marina and visit floating shed 1 for check-in. They will then be directed to the floating 

building where they can use the change facilities prior to their sauna experience. Once customers have finished 

their experience, they will be able to refresh within the sauna building and proceed to return to the existing 

boatsheds and enjoy any of the other hospitality offerings at the marina. 

Customers will utilise the existing parking area at the Frankton Marina, or access the marina via public transport 

or active travel.  Access to the Pier will be available during opening hours and otherwise restricted to boat owners. 

Access into the Pier will be managed by staff, who will guide groups of customers to the sauna building at their 

designated times. 

5.3 Signage 

Signage is proposed on the building façade facing the Frankton Marina Pier, which measures approximately 0.3m2. 

The signage will be very subtly backlit, by dim lighting behind the individual letters. A technical non-compliance of 

the relevant signage rule has been triggered as the signage will be externally illuminated, albeit in a very minimal 

way. 

5.4 Servicing 

The proposed sauna will be electrically powered, through connections available and provided along the Pier. The 

building will also be connected to Council’s reticulated potable water and wastewater network via the usual 

‘Connection to Council’s Services’ process. Stormwater will be discharged to the Lake. 

5.5 Variation of conditions of RM140061 (as varied) 

Under the Proposed District Plan, the proposed sauna and plunge activity is a Commercial Recreational Activity, , 

being the provision of recreation facilities to clients for recreational purposes including the use of any building or 

land:4 

 

Under the original marina consent RM140061 (as varied), all commercial and commercial recreational activities, 

whether ancillary to the marina or not, are dealt with under conditions 53-54.  

 
3  Refer condition 54 of Attachment [D].   
4  The proposal does not fall within the definition of ‘boat’ as it is not capable of navigation, so would fall within the 

definition of building which includes structures (as defined).  
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The QLDC has indicated that the proposal is not considered to be ancillary to the marina, as such Condition 53(a) 

(relating to ancillary commercial activities) is not considered relevant to this proposal. 

Condition 53(a) enables ancillary commercial recreational activity under the ‘commercial activities’ umbrella for 

example 53(a)(viii) specifically provides for commercial recreational activities ancillary to the marina.  

Condition 53(b) also provides for commercial recreation activities under the heading of commercial activities, e.g. 

53(b)(iii) for wellbeing activities including, but not limited to day spas, yoga and massage, limited to the land based 

buildings and a maximum of four of the 17 floating buildings.   

Therefore, due to QLDC not considering the floating sauna is ancillary to the marina, it is necessary to vary 

Condition 53(b) which relates to non-ancillary commercial activities, to include the commercial recreational 

activities proposed by this application. 

 

6. Matters Requiring Consent 

6.1 National Environmental Standard for Assessing and Managing 
Contaminants in Soil to Protect Human Health 

The Resource Management (National Environmental Standard for Assessment and Managing Contaminants in 

Soil to Protect Human Health) Regulations 2011 (“the NES”) came into effect from 1 January 2012 and applies to 

all subdivision or other activity that will change the use of the land.   No change in land use is proposed, as 

commercial recreational activity is already consented in the marina.  The applicant has however undertaken a 

comprehensive review of District and Regional Council records (including the ORC online GIS database) and has 

found no record suggesting an activity on the HAIL has taken place on the piece of land which is subject to this 

application. 

6.2 Operative and Proposed District Plans 

The location is zoned Rural General under the Operative District Plan (ODP), and Rural under the Proposed 

District Plan (PDP). The relevant rules under the PDP are no longer under appeal, as such the relevant rules 

under the ODP must be treated as inoperative under s86F of the RMA.  

Proposed District Plan: 

Rural Zone: 

 A restricted discretionary activity under Rule 21.7.2 for buildings.  The proposal does not fall within the 

definition of ‘boat’ as it is not capable of navigation, so would fall within the definition of building which 

includes structures (as defined). 

 A discretionary activity under Rule 21.15.8 for structures that pass through the surface of any lake.  The 

proposal does not fall within the definition of ‘boat’ and is considered to be a building / structure. 
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 A discretionary activity under Rule 21.9.1 for commercial recreation activities not entirely located 

outdoors. The proposal is located partially indoors, with the plunge aspect of  the proposal being located 

outdoors. 

Please Note:  

 Rule 21.15.9 does not apply, as the Frankton Marina area is not shown on the planning maps as being 

an area where jetties and moorings are non-complying. 

  Rule 21.9.1 for commercial recreation activities notes activities undertaken on ‘land’. It is noted that the 

RMA definition of ‘land’, includes land covered by water. The proposal is therefore considered to only not 

comply with the ‘outdoors’ aspect of this rule. 

Signage: 

 A discretionary activity under Rule 31.11.1 for signage within the Rural Zone which will have a 

component of external illumination. The individual letters of the proposed signage will be dimly backlit by 

subdued lighting. 

Please Note:  

No variation to the existing marina consent (as varied) is considered necessary as no physical changes 

to the marina are proposed.  

Wahi Tupuna: 

 A restricted discretionary activity under Rule 39.5.3.1 for buildings located within 20m of the boundary 

of any wetland, or the bed of any river or lake within the Rural Zone. Council has considered that this rule 

applies, as the proposed floating sauna structure is located 20m from the bed of the lake. Council’s 

discretion is restricted to the following: 

o Effects on Manawhenua values 

6.3 Resource Management Act 1991 

A discretionary activity resource consent is required under section 127 of the Resource Management Act 1991 

to vary condition 53(b) of RM140061 (as varied by RM170894, RM181250, RM230234, RM230576, RM230869 

RM230978 and RM2405324) to enable the proposal.  

Added text as bold underline: 

53. Commercial use of the site shall be limited to the following activities: 

… 

b) In addition, the following non-ancillary commercial activities are authorised: 

… 
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(vii) Commercial recreational activity at the end of Pier C (as described in RM240347) 

 

6.4 Overall activity status 

Overall, the proposal can be assessed as a discretionary activity under the QLDC Proposed District Plan and the 

Resource Management Act 1991. 

7. Statutory Considerations 
Council’s decision on the proposal must have regard to the relevant matters in sections 104 to 108 of the Act. 

Under section 104B, a consent authority processing an application for a discretionary activity may grant or refuse 

the application, and if it grants the application, may impose conditions under section 108. 

8. Assessment of Environmental Effects 

8.1 Permitted Baseline  

Section 104(2) of the Act states that, in considering the effects of allowing an activity, a consent authority may 

disregard an adverse effect if the plan permits an activity with that effect. In this case, all structures over the 

surface of a lake requires a resource consent. No permitted baseline applies with regard to the structure itself. 

With regard to the commercial recreation activity within the Rural Zone, it is permitted activity to undertake 

commercial recreational activities, on land, outdoors, involving a group of less than 15 people. In this case, the 

proposed commercial recreation sauna activity is located partially outdoors, involves less than 15 people, however 

is floating on a pontoon on the lake. As noted in Section 6.2, the definition of ‘land’ under the RMA includes land 

covered by water.   As such the proposal only does not comply with the ‘outdoors’ component of this rule. The 

permitted baseline should therefore be applied with regard to the number of people which will utilise the sauna 

(12 people capacity), with regard to the plunge activity located outdoors, and located on land (covered by water 

as defined by the RMA).  The effects of the sauna activity located indoors will be assessed with regard to Rule 

21.9.1.  

With regard to signage, it is permitted activity to erect a sign measuring less than 2m2 with no internal or external 

illumination. In this case, signage proposed will measure less than 2m2, however, dimly illuminated behind each 

lettering. The permitted baseline is relevant with regard to the size of signage. The effects of the level of 

illumination are assessed below. 

8.2 Receiving Environment 

The resource consents which have been given effect to and granted (RM140061 as varied by RM170894, 

RM181250, RM230234, RM230576, RM230869 RM230978 and RM2405324), which includes Stage 1 and Stage 

2 of the marina development, forms part of the receiving environment.   
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Figure 1 of the application shows the location of the consented berth in the same location of the proposed sauna, 

thereby confirming that a large boat (18m long) moored in this location is anticipated and also forms part of the 

receiving environment. 

Condition 53(a)(vii)of RM140061 (as varied by RM170894, RM181250, RM230234, RM230576, RM230869 

RM230978 and RM2405324) enables the commercial use of the site for commercial recreational activities ancillary 

to the marina, therefore suggesting that commercial recreation activities in the dynamic marina environment are 

anticipated.  

Condition 54 of RM140061 (as varied by RM170894, RM181250, RM230234, RM230576, RM230869 RM230978 

and RM2405324) requires all commercial activities operating from the Marina to only be open from 7am to 10pm 

Monday to Sunday. Food and beverage outlets may open to 2400 subject to a noise management plan.  This forms 

part of the receiving environment. 

8.3 Effects of the commercial recreation activity in this location 

The effects arising from the commercial recreational activity are readily absorbed by the marina receiving 

environment, which has been developed to cater for these types of activities.  As noted in section 5.1, commercial 

recreation activity ancillary to the marina is already provided for in the marina consent under Condition 53(a)(vii)(a) 

of RM140061 (as varied) and forms part of the receiving environment. Commercial recreation activities, are 

therefore already provided for and anticipated within the this area.  One obvious example of this is the KJet boats 

regularly arriving and departing from the marina.  In the future it is also likely up to four of the land based buildings 

will be utilised for non-ancillary commercial recreational activities under condition 53(b)(iii), which provides for 

wellbeing activities, including, but not limited to day spas, yoga and massage, limited to the land based buildings 

and a maximum of four of the 17 floating buildings.  The floating sheds are currently being leased and it is likely 

these wellbeing activities will establish as provided for under the consent conditions.  

The proposed sauna activity in this location will not result in incompatible activities being undertaken within the 

Frankton Marina. The sauna facility will be open between 7am to 10pm Monday to Sunday; the same hours of 

operation approved for commercial activities operating from the marina buildings under Condition 54.  As noted in 

section 8.4 to follow, the sauna activity will not affect navigational safety or the day to day operation of the marina.  

The sauna activity is not noisy, and will not disturb the amenity values of the area.  Only small groups of up to 12 

people will utilise the premises, which will be indiscernible in the marina environment given the scale of the facility 

and the infrastructure in place, including a large car park and promenade.  

In addition, it is noted that commercial recreational activity is permitted in the Rural zone in groups of up to 15 

persons under Rule 21.9.1 on land5, however any buildings need resource consent. The proposed sauna and 

plunge activity within the marina is considered to be appropriate, as the built form is a floating ‘boat like’ structure 

deliberately located at the marina to allow enjoyment of the amenity values of the marina environment and the cold 

 
5  The RMA definition of ‘land’ includes “land covered by water”.   
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plunge into the lake. The proposed commercial recreation activity in this location supports the vibrancy of the 

marina as a mixed-use dynamic environment. 

The operation of the proposed activity is managed by the Health and Safety at Work Act 2015 and the applicant 

will comply with the specific legislation relating to health and safety.  The applicant will  develop a health and safety 

management plan to manage the commercial recreational activity.    

Overall, no adverse effects from the commercial recreational activity are anticipated. 

8.4 Effects on navigational safety 

There is an approximately 30.4m distance (“the fairway”) between the outermost extent of the floating sauna and 

the nearest point of the wave attenuator. This is depicted on Plans shown as Attachment [C]. This separation 

distance provides sufficient space for two-way boat craft to manoeuvre at the marina, and will not result in an 

impediment to craft manoeuvring and the use of shore waters.   

In addition, RM140061 (as varied by RM170894, RM181250, RM230234, RM230576, RM230869 RM230978 and 

RM2405324) has approved an 18m berth at the end of Pier C; in the exact same location as the proposed floating 

sauna building, therefore a boat structure parked in this location is anticipated. No adverse effects on navigational 

safety are anticipated. 

8.5 Effects on ecological and nature conservation values 

The proposal sits on a ‘boat like’ pontoon that floats on the lake.  It is attached to existing mooring poles and does 

not involve or require any disturbance of the lake bed.  The sauna will be built off site and floated into place, most 

likely launched from the existing boat ramp at the Frankton marina.  The proposal will not affect and will maintain 

ecological and nature conservation values, keeping in mind that the Frankton Marina is a modified environment 

and the degree of naturalness in this location is low.  The proposed sauna will also be electrically powered which 

promotes sustainable operations and maintaining ecological and nature conservation values.  It is also relevant to 

note that the receiving environment already provides for a 18m long boat to be parked in this location. The proposal 

overall will not result in adverse effects on ecological or nature conservation values. 

8.6 Visual amenity and landscape character effects of the 
proposed floating sauna building 

A Landscape and Visual Effects Assessment is appended as Attachment [E].  It is noted that under the Proposed 

District Plan Chapter 6 provisions (Policy 6.3.1.2), the Outstanding Natural Landscape (ONL) and Rural Character 

Landscape (RCL) classifications do not apply to the Frankton Arm, and the Rural zone assessment matters relating 

to ONLs and RCLs do not apply to this particular site.   

The receiving environment is also particularly relevant in this case, as RM140061 (as varied by RM170894, 

RM181250, RM230234, RM230576, RM230869 RM230978 and RM2405324) has approved an 18m berth at the 

end of Pier C; in the exact same location as the proposed floating sauna building, therefore a large boat structure 

(typically coloured white or a non-recessive colour) parked in this location is already anticipated. 



 

15 

Overall, the proposed small scale, recessively coloured, ‘boat like’ floating sauna building sitting within and 

enclosed by the consented marina development, and will not appear dominant or obtrusive, and will not result in 

adverse effects on landscape character or visual amenity.  

With regard to visibility and visual amenity effects, the LVEA observes that the end berth of Pier C, in which the 

sauna will sit, is an 18m berth, as are all the berths that are on the end of the piers. Effectively, the floating sauna 

will occupy a berth that would otherwise provide for a large vessel. The sauna is of a dark, visually-recessive 

external appearance. The many boats that occupy the marina (including those that will relate to Stage 2 currently 

being constructed), are generally not of a visually-recessive appearance; they are particularly varied in terms of 

form, colour and appearance.  

In views from the Sugar Lane area and marina promenade: 

 the structure may appear as a houseboat or some similar vessel, or as some marine-related structure 

such as a refuelling facility, shower block or similar.  

 As the newer piers of the marina (Piers C, D and E) become occupied, the sauna structure will become 

more visually inconspicuous in its immediate setting.  

 The actual activity associated with the proposed structure (i.e. a commercial recreation sauna operation) 

will not be recognisable. 

 the timber structure with slatted curved roof plane will be of a visually recessive and soft overall 

appearance 

 while there will be some visibility of an additional structure, visual amenity as experienced from these 

locations will not be affected to any degree that is more than very low. 

In views from the surface of Lake Wakatipu and parts of the Kelvin Peninsula  : 

 the proposal will have no material effect on amenity as experienced from the Kelvin Peninsula due to the 

viewing distance and backdrop 

 for users of the lake, the sauna structure will be different to a boat occupying its 18m berth but its function 

is likely not be recognisable. It may be seen as a house-boat or some adjunct to the marina such as a 

shower block or a booking office  

 In this context and compared to a vessel in this berth, we consider that the proposed structure could be 

said to have, at most, a very low degree of effect on the amenity of lake users 

In views from the Marina apartments: 

 The proposed structure will be seen at the end of Pier C. If the berths beside it (being 10m berths) were 

occupied by boats, the structure would be somewhat obscured.  

 In the short term, the structure will be recognisable as a horizontal built form; again, perhaps a houseboat 

or shower block or similar.  

 The lighting of the sauna has been designed to be quite subtle and will not significantly add to the existing 

nighttime lighting of the marina.  
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 Occupation of the completed Stage 2 of the marina will considerably screen the sauna structure and 

integrate it into a visually complex setting. In an overall sense, the marina is a significant part of views 

from the Marina Apartments. 

 the proposed structure will add very slightly to the amount of built form in these views when compared 

with the status quo situation (i.e. a vessel in the relevant 18m berth and Stage 2 of the marina being 

occupied). Any effect on visual amenity is of a very low degree at most. 

In views from Frankton Beach and adjacent areas: 

 From Frankton beach itself, views are more horizontal, the viewer being practically at lake level. Views 

are at distances of approximately between 500m and 1km.  

 In current views, the proposed structure will be discernible at the end of Pier C for a viewer that looks for 

it. Exactly what it is will not be recognisable. At these distances, it will most likely be interpreted as a 

vessel in a berth, if a viewer registers it at all. 

 Once Piers C, D and E of the marina are occupied and used, the sauna structure will be difficult to 

distinguish from the marina overall. 

 the proposal will have no material effect on visual amenity 

In views from the residential areas of Marina Drive and Angelo Drive / Middleton Road: 

 In these views, the entire marina is displayed in a bird’s eye view, as is the Sugar Lane area and adjacent 

residential streets. The marina is a part of these views but the views are most importantly characterised 

by the Remarkables, Peninsula Hill and the Frankton Arm as a whole. 

 In these views, the sauna structure will take the place of a large vessel that would otherwise occupy the 

relevant 18m berth. The roofline of the structure may distinguish it from a boat but its exact use or nature 

will not be visually apparent  

 while appearing slightly different to a boat sitting in this berth, the sauna structure will not read as being 

out-of-place or something that detracts from the existing environment 

 The proposed situation may appear slightly different to the anticipated situation but we consider it will not 

represent a degradation or detraction in relation to visual amenity; it will not create an adverse effect. 

Overall any adverse visual effect is ‘very low’ which equates to less than minor.  

With regard to effects on landscape values, the marina vicinity is part of the Frankton Arm, being a part of Lake 

Wakatipu that has a distinct character involving significant human use and structures (as is reflected in the relevant 

PDP Policies).  The existing landscape and its values are described in paragraphs 9 to 14 of Attachment [E] as 

follows: 

 the Frankton Arm to the east of the narrows is outside of the Outstanding Natural Landscape and the 

Rural Character Landscape. Policy 6.3.5.2 requires recognition of the particular character of the Frankton 

Arm and that it includes numerous established jetties and wharves. 
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 the Frankton Arm is a uniquely enclosed and distinct part of Lake Wakatipu, flanked by Queenstown and 

Peninsula Hills and very largely surrounded by urban zoning 

 the Frankton Arm is one of the busiest parts of Lake Wakatipu in term of human use and presence 

 in terms of associative attributes, recreational values are central to the manner in which the Frankton Arm 

is valued 

 In terms of sensory attributes, the scenic quality of the Arm is well appreciated. The form of scenic value 

is not that of an unmodified or highly natural waterbody. Part of the scenic qualities come from the diurnally 

changing presence of vessels and surface activity. 

 The vicinity of the marina itself is a focal point of lake surface activity. The boat ramp, Fisherman’s Pier, 

Sugar Lane and the marina and its buildings all combine to create a busy area with public access.  

The assessment in Attachment [E] is that the proposed sauna structure and activity will be somewhat different to 

the anticipated situation but will not be degrading or detrimental in relation to how the marina vicinity of Frankton 

Arm is perceived or valued.  The presence of the marina and its activity are part of the reasons that this vicinity of 

the landscape is valued.  The proposal will integrate into this context and will not be at odds with its character.  

Overall, any adverse effect on visual amenity or landscape values are very low.  The landscape values and amenity 

of the Frankton Arm will be maintained. 

8.7 Effects on Manawhenua values  

Lake Wakatipu is a Statutory Acknowledgement area under the Ngai Tahu Claims Settlement Act, and also a Wāhi 

Tupuna area.  The extent of the Wāhi Tupuna annotation (Ref:33 – Whakatipu Wai Maori) follows the shoreline of 

the former Frankton Marina, which was an excavated inlet where the car park is located today.  

The applicant acknowledges that Lake Wakatipu is a Statutory Acknowledgement Area and the proposal is located 

within a Wāhi Tupuna. Consultation with Te Ao Marama Inc and Aukaha who hold the manawhenua values is 

underway, and results will be provided upon receipt.  

The proposal is for a commercial recreational activity, and as noted earlier, these types of activities are already 

consented to locate within the Frankton marina.  The proposal will also not physically disturb the bed of the Lake. 

The proposal is a floating ‘boat like’ structure that is similar to a large 18m boat or vessel moored in the same 

location. 

The proposal is located within the existing Frankton Marina, which is already a highly modified part of Lake 

Wakatipu.  

8.8 Effects of the proposed signage 

Each individual letter of ‘Aluume’ will be very dimly backlit, in a manner which will not result in light spill or reflectivity 

on the surface of the water. The proposed illumination will be subtle and is small in scale. In addition, the proposed 

signage and faces inwards towards Pier C of the Frankton Marina, an already highly modified dynamic 

environment. Overall, no adverse effects are anticipated with regard to the signage proposed. 
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8.9 Servicing effects 

The proposed sauna structure will connect to Council’s reticulated water and wastewater services. Electricity and 

telecommunications are available via the pier and the proposal will connect to these services. Overall, no adverse 

effects are anticipated in this regard.  

8.10 Summary with regard to environmental effects  

In summary, due to the nature of the receiving environment, no adverse effects on the environment will be more 

than minor.  

9. Public Notification Assessment 

9.1  Public notification tests  

Step 1 – Mandatory public notification  

 We are not requesting public notification of the application.  

 Provided a request is reasonable, we are unlikely to refuse to provide further information or refuse the 

commissioning of a report under Section 92(2)(b) of the Act. 

 The application does not seek to exchange recreation reserve land under section 15AA of the Reserves 

Act 1977.  

Accordingly, mandatory public notification of the application is not required.  

 

Step 2 – Public notification precluded 

 Public notification is not precluded by any rule or national environmental standard. 

 The proposal is not a controlled activity or boundary activity. 

 The proposal is not a prescribed activity. Accordingly, public notification of the application is not 

precluded.  

 

Step 3 – If not precluded by Step 2, public notification is required in certain circumstances  

 Public notification of this application is not specifically required under a rule or national environmental 

standard.  

 A consent authority must publicly notify an application if it decides under s95D(8)(b) that the activity will 

have or is likely to have adverse effects on the environment that are more than minor.  The assessment 

in section 8 concludes that adverse effects will be less than minor.  

 

Step 4 - public notification in special circumstances 

 In this case it is considered that no special circumstances exist, as the proposal is to locate a floating 

‘boat like’ structure in a berth for 18m long boats, within a marina. 

 

In summary, the application is not precluded from being publicly notified, however this is not required.  
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9.2  Limited notification  

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

 The site is within a Statutory Acknowledgement Area under the Ngai Tahu Claims Settlement Act.  

Consultation with Aukaha and Te Ao Marama Inc is underway.  As there is no disturbance of the lake 

bed, and the proposal is to locate a floating ‘boat like’ structure in a berth for 18m long boats, within an 

existing marina, we are not certain if the s95E test for a minor effect on cultural values is met.  Consultation 

with the holders of the cultural value sis underway.  

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

 Limited notification is not precluded under step 2.  

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

 With reference to section 8, there are no persons considered to be affected at a minor or more than minor 

scale by the proposed activity.  

Step 4: Further notification in special circumstances 

 There are no special circumstances considered relevant to this application.   

The application can be limited notified or non-notified. The applicant requests that the application proceeds on a 

non-notified basis as the adverse effects on people and the environment are less than minor. 

10. Policy Framework  

10.1 Operative Regional Policy Statement (2019) – ORPS  

The Otago Regional Policy Statement 2019 became fully operative on 4 March 2024. The following objectives and 

policies are of relevance: 

 
1.1.1 Economic wellbeing 
Provide for the economic wellbeing of Otago’s 
people and communities by enabling the resilient 
and sustainable use and development of natural 
and physical resources 

The proposed floating sauna structure and activity will provide for the 

economic wellbeing of the applicant and the community (through 

employment generation and customer wellbeing), whilst ensuring the 

resilient and sustainable use and development of natural and 

physical resources. 

1.1.2 Social and cultural wellbeing 
Provide for the social and cultural wellbeing and 
health and safety of Otago’s people and 
communities when undertaking the subdivision, 
use, development and protection of natural and 
physical resources by all of the following (a-f) 

The proposed floating sauna building and activity will provide for the 

social and cultural wellbeing of the community, takes into account 

the diverse needs of the community and will not result in adverse 

effects on human health. 
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Objective 2.1 The principles of Te Tiriti o 
Waitangi are taken into account in resource 
management process and decisions 
And associated policies 2.1.1 – 2.1.2 
Objective 2.2 Kai Tahu values, interests and 
customary resources are recognised and 
provided for 
And associated policies 2.2.12 - 2.2.3 

We acknowledge that Lake Wakatipu is a Statutory 

Acknowledgement Area and the proposal is located within a Wāhi 

Tupuna. Consultation with Aukaha and Te Ao Marama Inc is 

underway.   

3.3.1 Freshwater 
Safeguard the life supporting capacity of 
freshwater and manage freshwater to: 

a) Maintaining good quality water and 
enhance water quality where it is 
degraded, including for: 

i. Important recreation values, 
including contact recreation 

… 

d) maintain or enhance, as far as practicable: 

… 

iv. amenity and landscape values of rivers, lakes 
and wetlands 

The proposal will maintain the water quality of Lake Wakatipu, noting 

that the proposal has a component of contact recreation into the 

water where good water quality is required. The proposal will 

maintain the amenity and landscape values of Lake Wakatipu, as the 

proposal is located within the extent of the approved Frankton 

Marina; a dynamic marina environment where the degree of 

naturalness is low in comparison to other areas of Lake Wakatipu. 

3.2.6 Managing highly valued natural features, 
landscapes and seascapes 

Maintain or enhance highly valued natural 
features, landscapes and seascapes by all of the 
following: 

a) avoiding significant adverse effects on those 
values that contribute to the high value of the 
natural feature, landscape or seascape 

b) avoiding, remedying or mitigating other 
adverse effects 

c) encouraging enhancement of those values that 
contribute to the high value of the natural feature, 
landscape or seascape 

The Frankton Arm is specifically not identified as being ONL or RCL.  

It is therefore uncertain if it would fall into the ‘highly valued’ 

landscape referred to in the policy.  The proposal sits within the 

dynamic Frankton Marina environment, and will not result in 

significant adverse effects on Lake Wakatipu. The values associated 

with this area of Lake Wakatipu will be maintained as a busy marina 

environment.  

5.1.1 Public access 

Maintain or enhance public access to the natural 
environment, including to the coast, lakes, rivers 
and their margins and where possible areas of 
cultural or historic significance, unless restricting 
access is necessary for one or more of the 
following: 

a. Protecting public health and safety 
b. Protecting the natural heritage and 

ecosystem values of sensitive natural 
areas or habitats 

c. Protecting identified sites and values 
associated with historic heritage or 
cultural significance to Kai Tahu 

Pier C is currently only accessible to berth owners as part of the 

existing lease of this area.  The proposal will mean that the public 

(paying customers) are able to access Pier C as part of the sauna 

activity when currently that is not the case.  Overall there is an 

increase in the number of people able to use Pier C as a result of the 

proposal.   

Access (for paying customers) to Pier C and the lake / water will be 

enhanced by the proposed sauna building. 
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d. Ensuring a level of security consistent 
with the operational requirements of a 
lawfully established activity. 

5.3.1 Rural activities 

Manage activities in rural areas, to support the 
region’s economy and communities, by: 

… 

f. providing for other activities that have a 
functional need to locate in rural areas. 

The proposed activity has a functional need to be located in the rural 

area (floating within the Frankton Marina on Lake Wakatipu). The 

proposed activity is appropriately managed and will not result in 

adverse effects on the rural areas and will support the region’s 

economy and community. 

 

Overall, the proposal is considered to be consistent with the objectives and policies of the Operative Regional 

Policy Statement 2019. 

 

10.3 Proposed Regional Policy Statement (2021) – PRPS 

The PORPS was separated into two parts: a freshwater and a non-freshwater planning instrument, following a 

determination by the High Court in 2021. The Otago Regional Council notified its decisions on submissions on the 

Proposed Otago Regional Policy Statement (2021) PORPS on 30 March 2024. The following objectives and 

policies are of relevance: 

LF–WAI–O1 – Te Mana o te Wai 

The mauri of Otago’s water bodies and their 

health and wellbeing is protected, and restored 

where it is degraded, and the management of 

land and water recognises and reflects that: 

1. water is the foundation and source of all life na 

te wai ko te hauora o ngā mea katoa,  

2. there is an integral kinship relationship 

between water and Kāi Tahu whānui, and this 

relationship endures through time, connecting 

past, present and future, 

3. each water body has a unique whakapapa and 

characteristics, 

4. water and land have a connectedness that 

supports and perpetuates life, and 

5. Kāi Tahu exercise rakatirataka, manaakitaka 

and their kaitiakitaka duty of care and attention 

over wai and all the life it supports.  

 

The mauri of Lake Wakatipu will not be compromised by this 

proposal. The proposal is a floating structure attached to existing 

moorings, and does not involve the disturbance of lake bed or any 

discharge into the lake. The health and wellbeing of Lake Wakatipu 

will be maintained.  

 IM-O3 Environmentally Sustainable impact 

Otago’s communities provide for their social, 

economic, and cultural well-being in ways that 

The proposal will provide for the social and economic being of the 

applicant, and provide for the social and cultural wellbeing of the 

community whilst at the same time ensuring that the life supporting 

capacity of water and ecosystems are sustainably managed. The 
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support or restore environmental integrity, form, 

functioning, and resilience, so that the life-

supporting capacities of air, water, soil, and 

ecosystems are sustainably managed, for future 

generations. 

proposal has a component of activity in which clients enter the lake, 

and therefore requires good water quality and supports sustainable 

management of natural resources. The proposal supports 

sustainable management as the proposed sauna will be electrically 

powered. 

IM-P13 Managing cumulative effects 

In resource management decision-making, 
recognise and manage the impact of cumulative 
effects on the form, functioning and resilience of 
Otago’s environment (including resilience to 
climate change) and the opportunities available 
for future generations. 

The proposed floating sauna building will result in a cumulative effect 

being an additional built form on Lake Wakatipu, however the 

proposed floating sauna building will be located within the marina 

development which is already highly developed. The cumulative 

effects is considered small in scale and will not result in adverse 

effects on the natural and physical resources. 

HCV-WT-O2 – Rakatirataka 

The rakatirataka of mana whenua over wahi 
tupuna is recognised, and mana whenua are able 
to exercise kaitiakitaka within these areas 

Consultation with Aukaha and Te Ao Marama Inc are underway and 

will be provided upon receipt. 

HCV-WT-P2 Management of wahi tupuna 

Wahi tupuna are protected by: 

1. Avoiding significant adverse effects on 
the cultural values associated with 
identified wahi tupuna 

2. Where adverse effects demonstrably 
cannot be completely avoided, 
remedying or mitigating adverse effects 
in a manner that maintains the values 
of the wahi tupuna 

3. Managing identified wahi tupuna in 
accordance with tikaka Maori 

4. Avoiding any activities that may be 
considered inappropriate in Wahi 
Tupuna as identified by Kai Tahu 

Encouraging the enhancement of access to wahi 
tupuna to the extent compatible with the particular 
wahi tupuna. 

Significant adverse effects on cultural values are avoided. The 

proposal is small in scale, recessive in design and sits within the 

existing Bungy activities. Earthworks are small in nature and area, 

and erosion and sediment control measures will be deployed as part 

of construction management. The proposal avoids and mitigates any 

adverse effects particularly associated with visual amenity and 

freshwater quality. 

 

Overall, the proposal is considered to be consistent with the objectives and policies of the Proposed Regional 

Policy Statement 2021. 

 

10.4 Otago Regional Plan: Water for Otago 

The Otago Regional Plan: Water for Otago considers the use, development and protection of the fresh water 

resources in the Otago Region, and became operative on 1 January 2004; and Plan Change 6A (Water Quality) 

became operative on 1 May 2014. The following objectives and policies are of relevance: 

 

5.4.2 Undertake the works in a manner that 
avoids, in preference to remedying or 
mitigating, adverse effects on natural values 

The proposed floating sauna building will not result in adverse effects 

on natural values, historic places or archaeological sites, values of 
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and character, ecology and habitat, water 
supply values, historic places or 
archaeological sites, values of significance to 
Kai Tahu, amenity values, lawful water users 
and causing or exacerbating flooding, 
erosion, land instability, sedimentation or 
property damage 

significance to Kai Tahu, amenity values, lawful water users, and will 

not cause or exacerbate flooding, erosion, land instability, 

sedimentation or property damage. The proposal does not seek to 

disturb the lake bed, and will simply be a floating structure (similar to 

a boat) which will be moored onto existing moorings. The proposal 

is also located within an area that is already identified as a berth on 

the plans, as such a boat parked in this location is anticipated. 

5.4.4 Recognise Kai Tahu’s interests in 
Otago’s lakes and rivers by promoting 
opportunities for their involvement in 
resource consent processing. 

We acknowledge that Lake Wakatipu is a Statutory 

Acknowledgement Area and the proposal is located within a Wāhi 

Tupuna. The proposal will not result in an increased extent of marina, 

and will not disturb the bed of the Lake. As such, the cultural values 

of Kai Tahu are considered to be maintained. 

5.4.9 Have regard to aesthetic values and 
recreational opportunities provided by a lake 
or river or its margins when considering 
adverse effects on amenity values. 

The proposed floating sauna building will be located within the 

marina development which is already highly modified. The proposed 

floating sauna building will not be visually dominant and will not 

compromise aesthetic and amenity values associated with this part 

of Lake Wakatipu. The proposal will enhance recreational 

opportunities on Lake Wakatipu. 

8.6.2 Promote best management practices for 
activities that occur within or adjacent to the 
bed of lakes and rivers in order to avoid, 
remedy or mitigate any adverse effect. 

The proposed floating sauna building will be managed in a way which 

promotes best management practices. Services associated with the 

sauna facility will be connected to Council’s reticulated services, and 

no discharge into the lake will occur. 

8.7.2 Prohibit the introduction of any plant 
included in any pest management strategy in 
force in Otago, to any part of the bed or water 
of any Otago lake or river. 

No plants or pests will be introduced into the water body. The 

proposal does not seek to undertake any works within the lake or 

lake bed. 

 

10.5 Operative District Plan  

The Operative District Plan is now considered to have limited relevance given the advanced stage of the PDP and 

the very small number of appeals remaining to the Rural Zone in which the marina is now located. These zones 

replace the ODP Rural General. While there is no provision to treat these new PDP objectives and policies as 

operative, it is considered they should be afforded little weight given the advanced state of the PDP.  

 

Objective 4.2.5 Subdivision, use and development being 

undertaken in the District in a manner which avoids, 

remedies or mitigates adverse effects on landscape and 

visual amenity values. 

Policies: 1 Future Development 

(a) To avoid, remedy or mitigate the adverse effects of 

development and/or subdivision in those areas of the 

The proposed floating sauna building in this location is in 

keeping with the character of this more modified part of 

Lake Wakatipu within the Frankton Marina, which is an 

area frequently used for water and land based recreational 

activities. The proposal will not result in adverse effects on 

landscape and visual amenity values, as the proposed 

floating sauna building will be absorbed by the surrounding 

marina environment. 
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District where the landscape and visual amenity values are 

vulnerable to degradation.  

(b) To encourage development and/or subdivision to occur 

in those areas of the District with greater potential to absorb 

change without detraction from landscape and visual 

amenity values.  

(c) To ensure subdivision and/or development harmonises 

with local topography and ecological systems and other 

nature conservation values as far as possible. 

17. Land Use  

To encourage land use in a manner which minimises 

adverse effects on the open character and visual 

coherence of the landscape. 

The location of the proposed floating sauna building will not 

result in adverse effects on the open character and visual 

coherence of the landscape, as the proposal is located 

within the extent of an already approved berth as part of 

the Frankton Marina development. 

Objective 1 - Nature Conservation Values  

The protection and enhancement of indigenous ecosystem 

functioning and sufficient viable habitats to maintain the 

communities and the diversity of indigenous flora and fauna 

within the District.  

The preservation of the remaining natural character of the 

District’s lakes, rivers, wetlands and their margins.  

The protection of outstanding natural features and natural 

landscapes. 

 

 

Policy 1.13  

To maintain or enhance the natural character and nature 

conservation values of the beds and margins of the lakes, 

rivers and wetlands. 

The proposed floating sauna building will not impact on 

nature conservation values as the proposal does not 

involve any disturbance to the lake bed. 

The natural character of this part of the Frankton Arm is 

somewhat limited already as the marina area is already 

highly modified. The proposal will ‘preserve’ the remaining 

natural character of Lake Wakatipu, by adding an 

additional structure to an area that is already modified, 

within the extent of an already approved berth as part of 

the Stage 1 Frankton Marina development, rather than 

seeking to place the structure on an unmodified portion of 

the lake. 

While this assessment is under the ODP, it is relevant to 

note that Council does not consider the Frankton Arm to be 

an ONL.  The part of the objective about protecting ONF/Ls 

therefore does not apply.  

With regard to Policy 1.13, the area does not have a high 

degree of natural character due to existing marina 

environment.  A small amount of natural character of the 

lake surface will be affected from proposed floating sauna 

building in this location. The existing reduced extent of 

natural character will be maintained 
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10.6 Proposed District Plan  

10.6.1 Strategic Directions (Chapter 3) 

Objective 3.2.3 and Policies 3.2.3.2 relate to 
the quality of the built environment and 
ensuring that built form integrates well with 
its surrounding environment. 

Whilst the Frankton Marina is not located within the Outstanding 

Natural Landscape/Feature or Rural Character Landscape, the 

proposed floating sauna building and pontoon integrates well with its 

surrounding environment as it is small in scale, recessive in colour, 

and sits within the dynamic marina environment surrounded by boats 

which are parked in the marina berths. 

Objective 3.2.4 and Policies 3.2.4.1-3.2.4.7 
relate to the protection of natural 
environments and ecosystems in the district. 

The proposed floating sauna building and pontoon will not result in 

effects on the natural environment, as the structure is floating and 

attached to existing moorings, and no disturbance of the lake bed 

will occur throughout construction and operation. 

Objective 3.2.6 and Policies 3.2.6.1 – 3.2.6.3 
relate to ensuring the District’s residents and 
communities are able to provide for their 
social, cultural and economic wellbeing and 
their health and safety. 

Enabling the proposal will provide for the social and economic 

wellbeing of the applicant and the community, by providing a diverse, 

resilient and well-functioning community which integrates 

recreational opportunities into the built and natural environment. 

Objective 3.3.20 Manage subdivision and/or 
development that may have adverse effects 
on the natural character and natural 
conservation values of the District’s lakes, 
rivers, wetlands and their beds and margins 
so that their life-supporting capacity is 
safeguarded; and natural character is 
maintained or enhanced as far as practicable. 

The proposal will not result in adverse effects on the natural 

character and natural conservation values of Lake Wakatipu, as the 

proposal will not disturb the lake bed, but rather float above the water 

and attach to existing moorings. The proposal is located within the 

Frankton Marina, which is a dynamic environment and the degree of 

naturalness in this location is considered to be low. 

Objective 3.3.24 Provide for non-residential 
development (other than Regionally 
Significant Infrastructure) that, due to its 
function, needs to locate in the rural 
environment through a planning framework 
that recognises its locational constraints, 
while ensuring maintenance and 
enhancement of the rural environment. 

The proposed sauna and plunge building and activity needs to be 

located in the rural (water) environment, due to its unique plunge 

feature in which clients plunge into Lake Wakatipu. The proposal at 

the same time ensures the maintenance and enhancement of the 

rural environment. 

 

Objective 3.3.25 That subdivision and/or 
development be designed in accordance with 
best practice land use management so as to 
avoid or minimise adverse effects on the 
water quality of lakes, rivers and wetlands in 
the District. 

The proposal has been designed to avoid adverse effects on the 

water quality of Lake Wakatipu. The proposal is a floating structure 

(similar nature to a boat) which is attached to an existing mooring, 

and will not result in the compromise of the water quality of Lake 

Wakatipu. 

Objective 3.3.30 Protect the landscape values 
of Outstanding Natural Features and 
Outstanding Natural Landscapes. 

The Frankton Arm and Frankton Marina is not located within an 

Outstanding Natural Feature or Landscape. The proposal is 

recessive in design, and located within an anticipated berth as part 

of Stage 1 of the Frankton Marina development, and will not result in 

adverse effects on surrounding Outstanding Natural Features and 

Landscapes. 
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10.6.2  Landscapes – Rural Character (Chapter 6) 

Policy 6.3.1.2 specifically excludes the Frankton Arm located east of the Outstanding Natural Landscape line as 

shown on the District Plan web mapping application, from the Outstanding Natural Feature, Outstanding Natural 

Landscape and Rural Character Landscape categories and from the relevant policies of Chapter 6. The relevant 

policies are the ones identified in Chapter 3 Strategic Directions. 

Policy 6.3.5.2 is of relevance and states the following: 

6.3.5.2 Recognise the character of the Frankton Arm including the established jetties and wharves, and 

provide for their maintenance, upgrade or expansion.  

This policy recognises the activities which are undertaken within the Frankton Arm, and provides for the expansion 

of jetties and wharves. The proposal is therefore considered to be consistent with this policy. 

10.6.3  Rural (Chapter 21)  

21.2.1 Objective - A range of land uses, 
including farming are enabled while:  
… 
c. Maintaining or enhancing amenity values 
within the rural environment; and  
d. Maintaining or enhancing nature 
conservation values. 

The proposed floating sauna building and pontoon will maintain and 

enhance the amenity values within the rural environment and nature 

conservation values, while providing for a range of land uses within 

the Rural Zone. The proposed floating sauna building and pontoon 

are discrete in nature and fits within the context of the dynamic 

marina environment.  

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

The proposal will not result in cumulative impacts on ecosystem 

services or nature conservation values. The structures are floating, 

and no disturbance of the lake bed is proposed, and the proposed 

sauna will be electrically powered which will mitigate  

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

We acknowledge that Lake Wakatipu is a Statutory 

Acknowledgement Area and the proposal is located within a Wāhi 

Tupuna. The proposal will not result in an increased extent of marina, 

and will not disturb the bed of the Lake. As such, the cultural values 

of Kai Tahu are considered to be maintained. 

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

The life supporting capacity of water will not be adversely affected by 

the proposal as no disturbance of the lakebed is proposed. 

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

The proposal will not result in conflicting activities, as the proposed 

sauna activity will be located within the existing constructed marina 

environment. 

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. 

As above, the proposed floating sauna building will be located within 

the existing consented and constructed marina development. The 

moorings will not result in conflicting or incompatible activities with 

the established marina development. 

21.2.10 Commercial recreation in the Rural 
Zone is of a nature and scale that is 
compatible with the amenity values of the 
location. 

The proposal is small in nature and scale, located within the already 

approved Frankton Marina; a dynamic marina environment, and 

located on an already approved berth where moorings exist and a 
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boat parked in this location is anticipated. The proposal is recessive 

in colour and design, and is considered to be compatible with the 

amenity values of this location. 

21.2.10.1 The group size of commercial 
recreation activities will be managed so as to 
be consistent with the level of amenity in the 
surrounding environment. 

The proposed sauna building has a capacity of 12 people. The group 

size of the commercial recreation activity is therefore considered 

small in scale, and will be consistent with the level of amenity in the 

surrounding environment. 

21.2.10.2 Manage the adverse effects of 
commercial recreation activities so as not to 
degrade rural quality or character or visual 
amenities and landscape values. 

The proposed sauna building will be recessively coloured and 

sympathetic in design with regard to the surrounding environment. 

The proposal will not degrade rural quality, character or visual 

amenity and landscape values, as the proposal will sit within the 

existing Frankton Marina which is a highly modified and dynamic 

environment. 

21.2.10.3 Avoid, remedy or mitigate any 
adverse effects commercial activities may 
have on the range of recreational activities 
available in the District and the quality of the 
experience of people partaking on these 
opportunities. 

The proposal will not result in adverse effects on other recreational 

activities particularly within the marina, as the activity is contained 

within the berth area, and within the floating built form proposed by 

the application. 

21.2.10.4 Ensure the scale and location of 
buildings, noise and lighting associated with 
commercial recreation activities are 
consistent with the level of amenity in the 
surrounding environment 

The proposed sauna building is small in scale and recessive in colour 

and design, sympathetic with the surrounding environment. The 

activity will be undertaken within marina commercial operating hours 

as approved by RM140061 (as varied by RM170894, RM181250, 

RM230234, RM230576, RM230869 and RM230978) therefore 

consistent with the level of amenity in the surrounding environment. 

21.2.12 The natural character of lakes and 
rivers and their margins is protected, or 
enhanced, while also providing for 
appropriate activities, including recreation, 
commercial recreation and public transport. 

The proposal sits within the Frankton Marina which is already a highly 

modified environment. The natural character associated with this part 

of Lake Wakatipu will be maintained whilst also providing for 

recreation activities.  

21.2.12.1 Have regard to statutory obligations, 
Wahi Tupuna, and the spiritual beliefs, and 
cultural traditions of tangata whenua where 
activities are undertaken on the surface of 
lakes and rivers and their margins 

We acknowledge that Lake Wakatipu is a Statutory 

Acknowledgement Area and the proposal is located within a Wāhi 

Tupuna. The proposal will not result in an increased extent of marina, 

and will not disturb the bed of the Lake. As such, the cultural values 

of Kai Tahu are considered to be maintained. 

21.2.12.2 Enable people to have access to a 
wide range of recreational experiences on the 
lakes and rivers, and their margins, while 
having regard to environmental and safety 
constraints of the various parts of each lake 
and river. 

The proposal will enable people to have access to a wide range of 

recreational experiences on Lake Wakatipu, whilst having regard to 

environmental and safety constraints. 

21.2.12.5 Protect, maintain or enhance the 
natural character and nature conservation 
values of lakes, rivers and their margins, from 
inappropriate activities with particular regard 
to nesting and spawning areas, the intrinsic 
value of ecosystem services and areas of 
indigenous fauna habitat and recreational 
values. 

The proposal sits within the Frankton Marina which is already a highly 

modified environment. The natural character associated with this part 

of Lake Wakatipu will not be adversely affected, and the proposal will 

not result in adverse effects on ecosystem services indigenous fauna 

habitat, spawning or nesting areas. 
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21.2.12.6 Recognise and provide for the 
maintenance and enhancement of public 
access to and enjoyment of the margins of the 
lakes and rivers. 

The proposal will provide for the enhancement of public access and 

enjoyment of Lake Wakatipu. 

21.2.12.7 Ensure the location, design and use 
of structures and facilities are such that any 
adverse effects on visual qualities, safety and 
conflicts with recreational and other activities 
on the lakes and rivers are avoided, remedied 
or mitigated. 

The proposed floating sauna structure will not be visually prominent, 

particularly against the dynamic and highly modified marina 

environment, and will not result in safety or conflicting activities on 

Lake Wakatipu. 

 

10.6.4  Signs (Chapter 31) 

31.2.4 Signs located on waterfronts, wharves 
and jetties (including signs on buildings on 
wharves and jetties) convey necessary and 
interpretive information while preserving a 
high standard of amenity and public views. 
 
 

Proposed signage is small in scale and will be dimly 

illuminated in a very minimal way. It conveys the name of the 

business which provides only information directly associated 

with the proposed activity. It is minimal, attached to this 

building and will not detract from the views and amenity of the 

foreshore and of the lake. In addition the proposed signage 

faces inwards towards Pier C of the Frankton Marina, and will 

not result in light spill onto the surface of the lake. 

31.2.4.2 Ensure that waterfront signs provide 
only information directly associated with 
activities based on the surface of lakes and 
rivers or undertaken within spaces and 
buildings located on wharves and jetties 
and/or the waterfront. 
31.2.4.3 Ensure that signs on wharves, jetties 
and waterfronts do not detract from the views 
and amenity of the foreshore and of the lakes 
and rivers through inappropriate placement, 
size and colour. 

 

10.6.5  Wāhi Tupuna (Chapter 39)  

39.2.1 - Manawhenua values, within identified 
wāhi tūpuna areas, are recognised and 
provided for. 

We acknowledge that Lake Wakatipu is a Statutory 

Acknowledgement Area and the proposal is located within a Wāhi 

Tupuna. The proposal is for a commercial recreational activity which 

is already consented to locate within the Frankton marina, and will not 

result in an increased extent of marina, and will not disturb the bed of 

the Lake. The proposal is a floating ‘boat like’ structure that is little 

different to a large boat or vessel moored in the same location. 

Consultation with Te Ao Marama Inc and Aukaha are underway, and 

will be provided upon receipt.  As such, the cultural values of Kai Tahu 

are considered to be maintained. 

39.2.1.2 - Recognise that the effects of 
activities may require assessment in relation 
to Manawhenua values when that activity is 
listed as a potential threat within an identified 
wāhi tūpuna area, as set out in Schedule 39.6. 
39.2.1.3 - Within identified wāhi tūpuna areas:  
a. avoid significant adverse effects on 
Manawhenua values and avoid, remedy or 
mitigate other adverse effects on 
Manawhenua values from subdivision, use 
and development listed as a potential threat 
in Schedule 39.6; and  
b. avoid, remedy or mitigate adverse effects 
on Manawhenua values from subdivision, use 
and development within those identified wāhi 
tūpuna areas in the urban environment where 
potential threats have not been identified in 
Schedule 39.6. 
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39.2.1.4 - Encourage early consultation with 
Manawhenua when appropriate to 
understand the effects of any activity on 
Manawhenua values in an identified wāhi 
tūpuna area. 

 

Overall, the proposal is consistent with the relevant PDP objectives and policies. 

10.7 Kai Tahu ki Otago Natural Resource Management Plan 2005  

The Kai Tahu ki Otago Natural Resource Management Plan 2005 is an iwi management plan that is recognised 

by the iwi authority, being Te Rūnanga o Ngāi Tahu. The following policy is of relevance: 

 To require that any visual impacts at the site of the activity are minimal 

The proposal does not require any modification or disturbance of the lake bed. The proposal does not require any 

machinery associated with the construction of the proposed sauna building to enter the Lake or Lake bed. The 

proposed floating sauna building will be absorbed visually by the existing marina development, is small in scale 

and recessive in design and will not result in visual impacts.  We acknowledge that Lake Wakatipu is a Statutory 

Acknowledgement Area and the proposal is located within a Wāhi Tupuna. The proposal will not result in an 

increased extent of marina, and will not disturb the bed of the Lake. Consultation with Te Ao Marama Inc and 

Aukaha are underway, and will be provided upon receipt. As such, the cultural values of Kai Tahu are considered 

to be maintained. 

11. Other Matters  

No other relevant matters have been identified.  

12. Conclusion 

The proposed floating sauna building and activity will achieve the purpose of sustainable management under 

section 5 of the RMA by enabling the applicant and community to provide for their social and economic well-being, 

while at the same time avoiding, remedying and mitigating adverse environmental effects as described in this 

application. 
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[A] Form 9 

[B1] – [B3] Records of Title  

[C] Proposed Plans 

[D] RM230978 Decision (a variation of RM140061 (as varied by RM170894, RM181250, RM230234, 

RM230576, RM230869 and RM230978) 

[E]  Landscape and Visual Effects Assessment 

[F] Affected Party Approval – Lakes Marina Projects Limited 

 



Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 1 37 Transaction ID 2897078

 Client Reference

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

LEASEHOLD
Search Copy

 Identifier 1096480
 Land Registration District Otago
 Date Registered 17 February 2023 02:29 pm

Prior References
11212972.1

  Type Lease under s83 Land Act 1948  Instrument LC 11212972.1
  Area 6.9126 hectares more or less

 
Term 33      years commencing 26.6.2018 (right of

renewal)
 Legal Description Area     5, 7 Deposited Plan 583867

Registered Owners
Lakes   Marina Projects Limited

Interests



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 2 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 3 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 4 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 5 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 6 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 7 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 8 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 9 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 10 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 11 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 12 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 13 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 14 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 15 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 16 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 17 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 18 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 19 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 20 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 21 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 22 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 23 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 24 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 25 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 26 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 27 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 28 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 29 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 30 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 31 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 32 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 33 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 34 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 35 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 36 37 Transaction ID 2897078

 Client Reference



 Identifier 1096480

Register Only
Search Copy Dated 16/04/24 9:10 am, Page  of 37 37 Transaction ID 2897078

 Client Reference



Register Only
Search Copy Dated 16/04/24 9:11 am, Page  of 1 3 Transaction ID 2897097

 Client Reference

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier OT7B/844
 Land Registration District Otago
 Date Issued 01 February 1978

 Estate Fee Simple
 Area 1.3569 hectares more or less

 

Legal Description Section      48 Block XXI Shotover Survey
      District and Section 52 Block XXI

      Shotover Survey District and Section 53
    Block XXI Shotover Survey District

 Purpose Local Purpose(Marina) Reserve
Registered Owners
Queenstown-Lakes  District Council

Interests

PURSUANTTO               SECTION100(3) OF THE RESERVES AND DOMAINS ACT 1953 THIS IS THE SOLE COPY OF
 THE TITLE

732751                  Gazette Notice declaring that the within land shall be known as the Frankton Marina Recreation Reserve -
   10.7.1989 at 9.31 am

924260.3            Transfer creating the following easements in gross - 7.2.1997 at 11.21 am
    Type Servient Tenement Easement Area Grantee Statutory Restriction
   Right  of way Section    48 and Section

   52-53 Block XXI
  Shotover Survey District

 - herein

C  SO 21649 Queenstown  Lakes
 District Council

924260.5          Transfer creating the following easements - 7.2.1997 at 11.21 am
    Type Servient Tenement Easement Area Dominant Tenement Statutory Restriction
   Right  of way Section    52 Block XXI

  Shotover Survey District
 - herein

B  SO 21649 Lot    2 Deposited Plan
   20241 - CT

OT11C/1133
   Right  of way Section    52 Block XXI

  Shotover Survey District
 - herein

B  SO 21649 Lot    3 Deposited Plan
   20241 - CT

OT11C/1134
   Right  of way Section    52 Block XXI

  Shotover Survey District
 - herein

B  SO 21649 Lot    4 Deposited Plan
   20241 - CT

OT11C/1135
   Right  of way Section    52 Block XXI

  Shotover Survey District
 - herein

B  SO 21649 Part    Section 55 Block
   XXI Shotover Survey

   District - CT
OT11C/1136
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Subject                         to rights of way marked C, F, H, J, L & M on DP 301511 created by Transfer 5067149.3 - 3.8.2001 at 9:07 am
Subject                     to a right of way, right to convey water, power and telecommunications and right to drain sewage and water over

                      part marked B, C, D, E, F, G, H,I & J on DP 301511created by Transfer 5073392.2 - 20.8.2001 at 9:33 am
The               easements created by Transfer 5073392.2 are subject to Section 243 (a) Resource Management Act 1991
Subject                    to a right of way, convey water, power and telecommunications and drain sewage and water over part marked B, C,
               D, E, F on DP 301511 created by Transfer 5229864.4 - 23.5.2002 at 10:42 am
The               easements created by Transfer 5229864.4 are subject to Section 243 (a) Resource Management Act 1991
Subject                     to a right of way, right to convey water, power and telecommunications and right to drain sewage and water over

                  part Section 52 marked B, C, D on DP 301511 created by Transfer 5323840.4 - 26.8.2002 at 9:00 am
The               easements created by Transfer 5323840.4 are subject to Section 243 (a) Resource Management Act 1991
5624935.1               SUBJECT TO PART 9 OF THE NGAI TAHU CLAIMS SETTLEMENT ACT 1998 (WHICH PROVIDES

               FOR CERTAIN DISPOSALS RELATING TO THE LAND TO WHICH THIS CERTIFICATE OF TITLE RELATES TO
                BE OFFERED FOR PURCHASE OR LEASE TO TE RUNANGA O NGAI TAHU IN CERTAIN CIRCUMSTANCES) -

   17.6.2003 at 9:00 am
Subject                       to a right (in gross) to drain stormwater over part Section 52 Blk XXI Shotover SD marked E on DP 412058 in

               favour of Queenstown Lakes District Council created by Easement Instrument 8007055.5 - 25.11.2008 at 9:00 am
Subject                      to a right to drain stormwater over part Section 52 Blk XXI Shotover SD marked F on DP 412058 created by

       Easement Instrument 8007055.6 - 25.11.2008 at 9:00 am
11212972.2                  Lease of Area 1-4, 6 Deposited Plan 583867 Term 30 Years 22 Days commencing 4.6.2021 (Right of renewal)
          Record of Title 1096479 issued. - 17.2.2023 at 2:29 pm
Subject                       to a right (in gross) to a gas easement over part Section 52 Block XXI Shotover Survey District marked A on DP

               583867 in favour of Rockgas Limited created by Easement Instrument 11212972.4 - 17.2.2023 at 2:29 pm
Subject                     to a right (in gross) to convey electricity over part Section 52 Block XXI Shotover Survey District marked A on

                 DP 583867 in favour of Aurora Energy Limited created by Easement Instrument 11212972.6 - 17.2.2023 at 2:29 pm
Subject     to the Reserves Act 1977
12948697.2                  Gazette Notice (2012/4423) changing the classification of sections 48 and 52 Block XXI Shotover Survey

          District to local purpose(marina and accessway) reserve- 27.2.2024 at 11:00 am
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 Land Registration District Otago
 Date Registered 17 February 2023 02:29 pm

Prior References
OT7B/844

  Estate Leasehold  Instrument L 11212972.2
  Area 7924 square metres more or less

 
Term 30      Years 22 Days commencing 4.6.2021

  (right of renewal)
 Legal Description Area     1-4, 6 Deposited Plan 583867

Registered Owners
Lakes   Marina Projects Limited

Interests

Subject                         to a right (in gross) to a gas easement over part Area 3 DP 583867 marked C and over part Area 4 DP 583867
                    marked B all on DP 583867 in favour of Rockgas Limited created by Easement Instrument 11212972.3 - 17.2.2023 at 2:29

pm
The                easements created by Easement Instrument 11212972.3 are subject to Section 243 (a) Resource Management Act 1991
Subject                        to a right (in gross) to convey electricity over part Area 3 DP 583867 marked C and over part Area 4 DP 583867

                   marked B all on DP 583867 in favour of Aurora Energy Limited created by Easement Instrument 11212972.5 - 17.2.2023
  at 2:29 pm

The                easements created by Easement Instrument 11212972.5 are subject to Section 243 (a) Resource Management Act 1991
Land                 Covenant (in gross) in favour of Queenstown Lakes District Council created by Covenant Instrument 11212972.7 -

   17.2.2023 at 2:29 pm
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ALUMME 
A new fl oating Sauna 

Frankton Marina, Queenstown
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OPTION A

Located at the end of existing Pier $ in the Frankton Marina, between 
the existing pile structures. 

!e brie"ng components of two Sauna Rooms, a Treatment Room and changing 
locker facilities sit as distinct smaller forms under a hovering canopy. 

!e curved form of the canopy references the curvilinear form of the existing 
breakwater, and sweeping incline of the Bays surrounding mountain context. 

!e canopy is made from expressed curved timber ribs as an abstracted 
reference to the underside of a wooden boat hull. Transparent roo"ng over 
the spacing of the ribs enables a feathered edge to the form and light to "lter 
through the space. !e timber slatting also references the timber internal lining 
of the sauna interiors. 

A privacy spine storage wall to the North elevation housing lockers hovers 
above #oor level allowing view sha$s down into the water behind and up to 
mountains and sky above. !is manages privacy from Marina, whilst enabling a 
degree of permeability to the building and reducing the scale from this Northern 
elevation. 

A curved entry wall with the underside of the curved canopy invites guests in as 
they transition to a more intimate corridor and sauna spaces beyond. Occupants 
transition to the Sauna Rooms with #oor to ceiling glass to views to lake and 
mountain views beyond. A contained plunge pool to the end o%ers a refreshing 
lake dip, where guests can alternate between sauna and cold plunge. 

!e overall form is articulated with a lot of depth and recession with dark matt 
timber selections that combine with the light "ltering and feathering of the 
canopy to so$en the form within both the Marina and wider context. 

Low level ambient warm light to be utilised with no direct lighting source to be 
seen. 
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OPTION )
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EXTERNAL TIMBER VERTICAL WEATHER 
BOARD CLADDING. JAPANESE Shou Sugi 
Ban CHARRED TIMBER CLADDING. 

TIMBER VERTICAL SLATS WITH GLASS 
OR POLYCARBONATE ROOFING BEHIND.
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Queenstown Lakes District Council - Private Bag 50072 - Queenstown 9348 - Tel 03 441 0499 - www.qldc.govt.nz 

 
 
 

DECISIONS OF THE QUEENSTOWN LAKES DISTRICT COUNCIL  
 

CHANGE OF CONDITIONS – SECTION 127   
 

NOTIFICATION UNDER s95A AND s95B AND DETERMINATION UNDER s104 
 

OF THE RESOURCE MANAGEMENT ACT 1991  
 
 
 
Applicant: Lakes Marina Projects Limited 
 
RM reference: RM230978 
 
Application: Application under Section 88 of the Resource Management Act 1991 

(RMA) to operate a commercial activity from four existing buildings, being 
use of the buildings as an event venue for up to 365 nights per annum, 
with an associated noise breach. 

 
                                                   Application under section 127 of the RMA to change Conditions 28, 41 

and 42, and add new conditions 31-41 to resource consent RM140061 
(as varied by RM170894, RM181250, RM230234, RM230576 and 
RM230869) to enable the commercial activity, and extend the hours of 
operation for food and beverage premises. 

   
Location: Lake Wakatipu, Sugar Lane; Frankton Marina, Sugar Lane, Queenstown 
 
Legal Description: Area 5, 7 Deposited Plan 583867, held in Record of Title 1096480  
                                                    Section 48 and Section 52-53 Block XXI Shotover Survey District, held 

in Record of Title OT7B/844  
                                                    Area 1-4, 6 Deposited Plan 583867, held in Record of Title 1096479 
 
Zoning: ODP: Rural General Zone, Low Density Residential Zone 
 PDP: Informal Recreation Zone, Rural Zone 
 
Designations Designation 165: Frankton Marina Local Purpose Reserve 
 
Protected Features: Wāhi Tūpuna 33: Whakātipu-Wai-Māori (Lake Wakātipu) 
 
Activity Status: Non-complying 
 
Decision Date 3 April 2024 
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SUMMARY OF DECISIONS 

 
1. Pursuant to sections 95A-95F of the Resource Management Act 1991 (RMA) the application will 

be processed on a non-notified basis given the findings of Section 5 of the Section 95A and 95B 
report. This decision is made by Jacob Neaves, Senior Planner, on 3 April 2024 under delegated 
authority pursuant to Section 34A of the RMA. 

 
2. Pursuant to Section 104 of the RMA, consent is GRANTED SUBJECT TO CONDITIONS outlined 

in Appendix 2 of the Section 104 decision imposed pursuant to Section 108 of the RMA.  
 
3. Pursuant to Section 104 of the RMA, consent is GRANTED subject to the change to conditions 

outlined in Section 7.0 of this decision.  An updated set of conditions of RM140061 (as varied by 
RM170894, RM181250, RM230234, RM230576, RM230869 and RM230978) is provided in 
Appendix 1 of this decision. 

 
4. The decision to grant consent was considered (including the full and complete records available 

in Council’s electronic file and responses to any queries) by Jacob Neaves, Senior Planner, under 
delegated authority pursuant to Section 34A of the RMA.  
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1. SUMMARY OF PROPOSAL AND SITE DESCRIPTION 
 
Land use consent is sought to enable four existing buildings to be used for temporary events for up to 
365 days per year, with an associated noise breach resulting from traffic, and extend the hours of 
operations for commercial food and beverage premises at the Frankton Marina. 
 
It is also sought to vary the existing resource consent RM140061 (as varied by RM170894, RM181250, 
RM230234, RM230576 and RM230869) to enable the proposed activities to occur. 
 
The applicant has provided a description of the proposal, the site and locality and the relevant site history 
in Sections 2-5 of the report entitled “Assessment of Environmental Effects”, prepared by Blair Devlin of 
Vivian & Espie, and submitted as part of the application (hereon referred to as the applicant’s AEE and 
attached as Appendix 3). This description is considered accurate and is adopted for the purpose of this 
report, with the exception of the description of the proposed events as being a temporary activity. As this 
is sought for 365 nights per annum, this is considered to be a commercial activity and has been assessed 
as such. 
 
For ease of reference, the proposal is summarised as follows: 
 
• The site is located at the Frankton Marina and involves the four eastern-most sheds on the floating 

pontoon (labelled sheds 14-17 in Figure 1 below). 
 
• Land use consent is sought to undertake a commercial activity from the abovementioned buildings, 

being use as an event venue for up to 365 nights per annum, with an associated noise breach 
arising from traffic exiting the car park. 

 

 
Figure 1: The sheds located on the floating pontoon. Sheds 14-17 are the subject of this consent. 

Source: AEE 
 

 
Figure 2: The four floating sheds within which it is proposed to enable temporary events. 

 
• Consent is also sought under section 127 of the RMA to amend conditions 28, 41 and 42, and add 

new conditions 31 to 41 (with resultant renumbering of conditions) of resource consent RM140061 
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(as varied by RM170894, RM181250, RM230234, RM230576 and RM230869) which was originally 
granted in February 2014 to establish the Frankton Marina. The variation is to enable the 
commercial activity and extend the hours of operations for commercial food and beverage 
premises. 

 
 
Consideration of a change to the condition of the original resource consent RM140061 (as varied by 
RM170894, RM181250, RM230234, RM230576 and RM230869) is appropriate as the nature of the 
changes do not fundamentally change the nature and scale of the activity to those assessed and 
considered under the original consent. 
 
Post-lodgement 
 
• RM230869 was issued on 18 January 2024 which approved a further variation to RM140061. 

This application now seeks to vary this latest set of conditions. 
 
• A Noise Management Plan was provided for the events venue as part of a response to a request 

for further information on 23 January 2024. This has been assessed as part of the application. 
 
2. ACTIVITY STATUS 
 
QLDC currently has an Operative District Plan (ODP) and a Proposed District Plan (PDP). 
 
Council notified its decisions on Stage 1 of the PDP on 7 May 2018, notified its decisions on Stage 2 of 
the PDP on 21 March 2019 and notified its decisions on Stages 3 and 3B of the PDP on 1 April 2021. 
There are a number of appeals on these decisions.  
 
Where there are rules in the PDP that are treated operative under s.86F of the RMA, corresponding rules 
in the ODP are treated as inoperative. Consent is required under Section 9(3) of the RMA, pursuant to 
the ODP and PDP rules which are listed below.  
 
2.1 OPERATIVE DISTRICT PLAN    
 
There are no relevant rules under the ODP as the relevant rules of Chapter 5 – Rural Areas are treated 
as inoperative given the relevant rules under the PDP are treated as operative pursuant to section 86F. 
 
2.2 PROPOSED DISTRICT PLAN  
 
The subject site is zoned Rural by the PDP and the proposed activity requires resource consent under 
the PDP for the following reason:  
 
Rules that are treated as operative under s86F: 
 
• A non-complying activity resource consent pursuant to Rule 21.4.37 for any activity not listed 

within the activity tables. It is proposed to undertake a commercial activity. 
 

• A non-complying activity resource consent pursuant to Rule 36.5.2 for noise from traffic exiting 
the car park received within the Lower Density Suburban Residential Zone which exceeds 40 dB 
LAeq (15 min) between the hours of 2000h and 0800h. 

 
2.3 RESOURCE MANAGEMENT ACT 1991 
 
The proposed activity requires resource consent for the following reasons: 
 
• A discretionary activity consent pursuant to section 127(3)(a) of the RMA, which deems any 

application to change or cancel consent conditions to be a discretionary activity.  
 

It is proposed to change Conditions 28, 41 and 42, and add new conditions 31 to 41 to resource 
consent RM140061 (as varied by RM170894, RM181250, RM230234, RM230576 and RM230869) 
to enable the operation of a commercial activity. 
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2.4 ACTIVITY STATUS SUMMARY 
 
Overall, the application is considered to be: 
 
• a non-complying activity under the PDP; and 
• a discretionary activity under the RMA. 
 
Overall, the application is being considered and processed as a non-complying activity.  
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NOTIFICATION DETERMINATION DECISION UNDER 
SECTIONS 95A AND 95B OF THE RESOURCE 

MANAGEMENT ACT 
 

3. SECTION 95A – PUBLIC NOTIFICATION 
 
Section 95A of the RMA requires a decision on whether or not to publicly notify an application. The 
following steps set out in this section, in the order given, are used to determine whether to publicly notify 
an application for a resource consent. 
 
3.1 Step 1 – Mandatory public notification  
 
The applicant has not requested public notification of the application (s95A(3)(a)).   
 
Public Notification is not required as a result of a refusal by the applicant to provide further information or 
refusal of the commissioning of a report under section 92(2)(b) of the RMA (s95A(3)(b)).  
 
The application does not involve exchange to recreation reserve land under section 15AA of the Reserves 
Act 1977 (s95A(3)(c)).  
 
Therefore, public notification is not required by Step 1. 
 
3.2 Step 2 – Public notification precluded  
 
Public notification is not precluded by any rule or national environmental standard (s95A(5)(a)).  
 
The proposal is not:   
 
• a controlled activity; or  
• a boundary activity as defined by section 87AAB that is restricted discretionary, discretionary or 

non-complying; 
 
Therefore, public notification is not precluded (s95A(5)(b)).  
 
3.3 Step 3 – If not precluded by Step 2, public notification is required in certain circumstances  
 
Public notification is not specifically required under a rule or national environmental standard (s95A(8)(a)). 
 
A consent authority must publicly notify an application if notification is not precluded by Step 2 and the 
consent authority decides, in accordance with s95D, that the proposed activity will have or is likely to 
have adverse effects on the environment that are more than minor (s95A(8)(b)).  
 
An assessment in this respect is therefore undertaken, and decision made in sections 3.3.1 - 3.3.4 below: 
 
3.3.1 Effects that must / may be disregarded (s95D(a)-(e)) 
 
Effects that must be disregarded: 
 
• Effects on the owners or occupiers of land on which the activity will occur and on adjacent land 

(s95D(a)).  
 
• Trade competition and the effects of trade competition (s95D(d)). 

 
• The following persons have provided their written approval and as such adverse effects on these 

parties have been disregarded (s95D(e)).  
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Person (owner/occupier) 

 
Address (location in respect of subject site) 
 

Waka Kotahi – NZ Transport 
Agency 

The operator of State Highway 6A (Frankton Road). 

 
Effects that may be disregarded: 
 
• An adverse effect of the activity if a rule or national environmental standard permits an activity with 

that effect (s95D(b) – referred to as the “permitted baseline”. The relevance of a permitted baseline 
to this application is provided in section 3.3.2 below.  

 
3.3.2 Permitted Baseline (s95D(b)) 
 
The consent authority may disregard an adverse effect of the activity if a rule or national environmental 
standard permits an activity with that effect.  
 
In this case there is no permitted baseline for commercial activities. 
 
Temporary Events are permitted activities where they comply with a number of standards, which include 
that the number of persons (including staff) does not exceed 500 persons, the duration of the event does 
not exceed 3 consecutive days, in the Rural Zone the event does not operate outside of the hours of 0800 
to 0000 (midnight), and no site shall be used more than 7 times in any calendar year. 
 
The permitted baseline is not considered to be directly relevant for this application, considering that the 
venue would be available for events up to 365 nights per annum, so the effects would be at a much 
greater scale and are not comparable (given the activity is classified as commercial activity).  
 
3.3.3 Assessment: Effects On The Environment 
 
Taking into account sections 3.3.1 and 3.3.2 above, the following assessment determines whether the 
proposed activity will have, or is likely to have, adverse effects on the environment that are more than 
minor that will require public notification (s95A(8)(b)). 
 
The Assessment of Effects provided in section 8 of the applicant’s AEE is considered accurate. It is 
therefore adopted for the purposes of this report, with a summary and additional assessment provided 
below. 
 
Operation of an events venue (commercial activity) 
 
Nature and scale, and visual amenity effects 
 
The activity is to be located within four existing sheds on the floating pontoon. The sheds have a combined 
area of 72m2, the deck in front an area of 36m2, and there is a deck immediately to the east of the sheds 
which measures 57m2. All of these areas are proposed to be used during events. The sheds contain 
removable walls, so in this case the four sheds will create a singular function space. Events will be limited 
to a maximum of 150 persons per event, including staff. The space will be available for functions up to 
365 nights of the year for a variety of events which may include business events and conferences, and 
private celebrations such as weddings.  
 
No physical changes are proposed to the Marina. Visual amenity effects may potentially arise from the 
use of private vehicles (noise effects from music, voices and cars discussed in depth below). It is 
considered that the size of the Marina and parking lot are capable of catering to functions of this scale, 
and these aspects of the activity are generally anticipated considering that there is an existing parking lot 
that is of a suitable size to cater for the proposed number of guests, and the Marina itself is publicly 
accessible and one could generally expect to see persons congregating on the pontoon either to visit the 
existing commercial activities or access the boats. Further, the activity will not prevent any public access 
to the Informal Recreation Zone or to the margins of Lake Wakatipu. 
 
Overall, it is considered that the nature, scale, and visual amenity effects associated with the activity are 
considered to create no more than minor effects on the wider environment. 
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Noise 
 
An acoustic assessment by Acoustic Engineering Services was provided with the application, and this 
was peer reviewed by Nick Craven from AECOM (Appendix 4). Both the application and peer review 
confirm that the anticipated noise from the events venue (music and voices) will comply with the noise 
standards within the PDP.  
 
Conditions are volunteered within the Noise Management Plan (Appendix 5) which include that no live 
music is allowed, all speakers will be limited to a volume of 70 dB LAeq, the number of persons on the 
pontoon is limited to 20 at any time, and guests will be discouraged from congregating within the public 
car park area except for timely taxi pickups. Guests will also be informed prior to booking that music shall 
be limited to background levels only, which may potentially deter bookings from people who wish to play 
louder music. These noise controls are considered appropriate at keeping the noise within the permitted 
limits, and reducing effects within the wider environment. 
 
Carpark movements may occasionally result in noise levels of up to 46 dB LAeq(15min) at the boundary 
of the adjacent Lower Density Residential Zone, 6 dB above the permitted 40dB for night-time noise, 
however, the existing ambient environment has already been measured as having elevated noise from 
traffic (as detailed in section 2.5 of the Acoustic Assessment (Appendix 6)) and the report concludes that 
noise effects will likely be minimal. The Noise Management Plan also states that the idling of vehicles, or 
antisocial behaviour (i.e., unnecessary revving) within the Frankton Marina carpark for extended periods 
of time will be discouraged. 
 
The findings within both the report and peer review are accepted, and alongside the volunteered noise 
controls, it is considered that noise effects within the wider environment are likely to be no more than 
minor. 
 
Transport 
 
A Transport Assessment prepared by Bartlett Consulting was provided as part of the application 
(Appendix 7). This assessment assumes a worst-case scenario of between 75 and 150 vehicle 
movements per event (consisting of half of these movements travelling to the venue, and the other half 
being the vehicles leaving the venue). This is not considered to constitute a High Traffic Generating 
Activity under the PDP. Council Land Development Engineer, Steve Hewland, has assessed the proposal 
and the Transport Assessment. Mr Hewland accepts the assumptions made within the assessment 
regarding the number of cars and has not raised any concerns from an engineering perspective. 
 
Mr Hewland considers the existing car park at the Marina is of a suitable size to contain the anticipated 
number of cars, and as the site is well serviced by a range of alternative transport options the number of 
vehicles is considered to be acceptable. 
 
A condition has been volunteered that the consent will not be given effect to until the proposed upgrades 
to make the intersection at Sugar Lane and State Highway 6A signalised are completed by Waka Kotahi. 
This is estimated to be completed the summer of 2026/2027. Waka Kotahi have provided written approval 
of the proposal on this basis. This volunteered condition provides suitable mitigation of any safety effects 
arising from the additional vehicle movements, as the signalised intersection will assist in moving traffic 
safely in and out of Sugar Lane.  
 
Effects from transport on the wider environment are considered to be no more than minor. 
 
Waste management and sanitation 
 
The Marina has a purpose-built block of toilets, which are located adjacent to the proposed function 
space. These are available for public use and are cleaned and maintained by Council.  
 
The Applicant volunteered a condition that for events with over 70 persons in attendance (including staff), 
the event organiser shall be responsible for booking a cleaning service (in addition to the regular cleaning 
contracted by Council). Council’s Parks Planner Amanda Leith has assessed the proposal and considers 
that this condition is acceptable to ensure the toilets are maintained at a safe standard so that public 
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users are not adversely affected by the increased usage from events. This is agreed with, andadverse 
sanitation effects are considered to be no more than minor. 
 
Extension to the hours of operation of food and beverage businesses 
 
Noise and transport effects 
 
The assessment of effects relating to noise within section 8.4.1 of the AEE is considered accurate and is 
adopted for the purpose of this report, with the below summary and additions. 
 
It is proposed to extend the operation of food and beverage outlets until 12:00am; an additional two hours 
beyond current operation. As food and beverage is not a defined activity, this could include convenience 
stores, takeaway or restaurants. As a maximum of four licenced premises are consented at the Marina, 
it is considered unlikely for there to be more than four restaurants. 
 
Both the Acoustic Assessment and peer review conclude that noise would be reasonable and comply 
with noise limits, and the receiving environment contains a higher level of noise due to the proximity of 
the state highway. It is also noted that the only other restaurant/bar within the area, currently operating 
as ‘Altitude Brewing’, has consent to operate until 12:00am, and the extension of hours to the Marina’s 
food and beverage activities would not be out of character within this area. The car park is of a suitable 
size to cater for the anticipated number of vehicle movements, and the site is well serviced by a range of 
alternative transport options. Noise and transport effects are therefore considered to create less than 
minor effects on the environment. 
 
Amenity 
 
Amenity effects will potentially arise from the presence of people late at night, use of private vehicles, and 
the length of time that lights are on inside each of the buildings and other related activity. The scale of 
the increased operating hours is considered to be small, noting that the commercial premises are already 
operating and there is no change in how the outlets will operate – just the length of time that they operate.  
 
It is also noted that within the Business Mixed Use Zone just north of the subject site a commercial activity 
(bar/restaurant) known as ‘Altitude Brewing’ currently has consent to operate until 12:00am, so the 
extended hours of food and beverage outlets at the Marina will not be out of character within this receiving 
environment. 
 
Overall the scale of the activity is unlikely to create adverse effects that would be discernible from within 
the wider environment, and effects on amenity are considered to be no more than minor. 
 
3.3.4 Decision: Effects On The Environment (s95A(8)) 
 
On the basis of the above assessment, it is assessed that the proposed activity will not have adverse 
effects on the environment that are more than minor. Therefore, public notification is not required under 
Step 3. 
 
3.4 Step 4 – Public Notification in Special Circumstances  
 
There are no special circumstances in relation to this application. 
 
4.  LIMITED NOTIFICATION (s95B) 
 
Section 95B(1) requires a decision on whether there are any affected persons (under s95E).  The 
following steps set out in this section, in the order given, are used to determine whether to give limited 
notification of an application for a resource consent, if the application is not publicly notified under section 
95A. 
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4.1 Step 1: certain affected groups and affected persons must be notified 
 
Determination under s95B(2) 
 
The proposal does not affect protected customary rights groups, and does not affect a customary marine 
title group; therefore limited notification is not required. 
 
Determination under s95B(3) 
 
Limited notification is not required under Step 1 as the proposal is not on or adjacent to, or may affect 
land subject to a statutory acknowledgement under Schedule 11, and the person to whom the statutory 
acknowledgement is made is not determined an affected person under section 95E (s95B(3)).  
 
4.2 Step 2: if not required by Step 1, limited notification precluded in certain circumstances 
 
Limited notification is not precluded under Step 2 as the proposal is not subject to a rule in the District 
Plan or is not subject to a NES that precludes notification (s95B(6)(a)).  
 
Limited notification is not precluded under Step 2 as the proposal is not a controlled activity land use 
(s95B(6)(b)).  
 
4.3 Step 3: if not precluded by Step 2, certain other affected persons must be notified 
 
If limited notification is not precluded by Step 2, a consent authority must determine, in accordance with 
section 95E, whether the following are affected persons: 
 
Boundary activity  
 
The proposal is not a boundary activity where the owner of an infringed boundary has not provided their 
approval.   
 
Any other activity 
 
The proposal is not a boundary activity and therefore the proposed activity falls into the ‘any other activity’ 
category (s95B(8)), and the adverse effects of the proposed activity are to be assessed in accordance 
with section 95E.  
 
4.3.1 Considerations in assessing adverse effects on Persons (S95E(2)(a)-(c)) 
 
a) The consent authority may disregard an adverse effect of the activity on a person if a rule or 

national environmental standard permits an activity with that effect (a “permitted baseline”). Section 
3.3.2 above sets out the relevance of the permitted baseline to this application.  

b) The consent authority must disregard an adverse effect of the activity on the person if the effect 
does not relate to a matter for which a rule or a national environmental standard reserves control 
or restricts discretion; and  

c) The consent authority must have regard to every relevant statutory acknowledgement specified in 
Schedule 11. 

 
4.3.1 [ii]  Persons who have provided written approval (s95E(3)) 
 
The persons identified in Section 3.3.1 above have provided their written approval and as such adverse 
effects on these parties are disregarded for the purpose of s95E(3).  
 
4.3.2 Assessment: Effects on Persons 
 
Taking into account the exclusions in sections 95E(2) and (3) as set out in section 4.3.1 above, the 
following outlines an assessment as to whether the activity will have or is likely to have adverse effects 
on persons that are minor or more than minor: 
 

• The Marina Apartments (875 Frankton Road) (identified in yellow) 
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• 825-835 Frankton Road (identified in green) 
• 819 and 823 Frankton Road (identified in purple) 

 

 
Figure 3: The location of potentially affected persons (outlined in yellow) 

 
The Marina Apartments 
 
The Marina Apartments are located north/north-west of the Marina and consist of seven buildings that 
contain a mix of visitor accommodation and residential activity. The buildings are positioned to face 
directly south towards Lake Wakatipu, the Marina and associated car park.  
 
The application proposes a range of noise mitigation measures within the Noise Management Plan 
(Appendix 5), such as the noise level and positioning of speakers, and prevention of live music, which 
are considered to reduce noise effects on persons at the Marina Apartments. The Acoustic Assessment 
(Appendix 6) found that existing ambient noise around the Apartments already exceeds District Plan 
night-time noise standards, therefore the breach of noise levels from traffic entering and exiting the car 
park is considered to be acceptable. It is noted also that while pack down is proposed after 12:00am, 
most pack down activities would occur inside the buildings, so limited activity, asides from the loading of 
trucks, is expected to occur outside. 
 
In addition to the assessment for noise above, the proposal has also been assessed as complying with 
the World Health Organisation Guidelines for Community Noise which would enable persons at these 
apartments to sleep with their windows open without unacceptable disruption. The acoustic peer review 
agreed with these conclusions, and this finding is accepted for the purpose of this report. It is also noted 
that there is a distance of approximately 70m between the nearest building façade and the proposed 
function space, and the distance to the other commercial activities is even greater, which is considered 
to reduce the amount of perceived noise. 
 
In regard to traffic, a condition of consent is volunteered that events will not be undertaken until traffic 
lights are installed at the intersection of Sugar Lane and State Highway 6A. This will ensure that traffic 
safety is not adversely affected by vehicles entering and exiting Sugar Lane when events conclude. While 
persons residing at the Marina Apartments use Sugar Lane to enter and exit the apartments and queuing 
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of vehicles leaving events at one time may cause some delays, this is not considered likely to occur 
regularly enough to cause minor, or more than minor effects. 
 
Overall, the proposed events venue does not propose any physical changes to the Marina, and will utilise 
existing buildings and the current public car park, which is considered to be of an appropriate size to cater 
for anticipated demand.  
 
Effects on the owners and occupiers of The Marina Apartments are considered to be less than minor. 
 
825-835 Frankton Road 
 
As a mixed-use zone, some residential activity is possible and this is considered to be potentially sensitive 
to the proposed activities, however lower amenity values could be anticipated within this zone due to the 
range of activities anticipated. The nearest building within this zone is approximately 70m away from the 
proposed events venue, and the commercial activities are at a slightly greater distance, which is 
considered to help reduce potential adverse effects from these activities as experienced from these 
properties.  
 
The noise controls within the NMP are considered to be sufficient at reducing noise effects, and it is noted 
that these properties are close in proximity to the State Highway which creates an elevated level of 
ambient noise already. Further, there is an existing commercial activity located within this zone which has 
consent to operate until 12:00am, so the proposed activities are not inconsistent with this existing 
environment. Whilst event pack downs are sought after 12:00am, it is likely that pack down will mostly 
occur inside the event building, with loading of trucks in the car park being considered to create less than 
minor effects on persons, again noting the slightly elevated traffic noise from the highway. 
 
In regard to transport effects, the existing car park is considered of a sufficient size to cater for the number 
of potential private vehicles used during events, and as events will not be enabled until the Sugar 
Lane/State Highway 6A intersection has traffic signals, it is considered that effects from traffic will be less 
than minor as queuing after events will be effectively managed and traffic safety maintained.  
 
Overall, effects of the activity on persons at 825-835 Frankton Road are considered to be less than minor. 
 
819 and 823 Frankton Road 
 
These properties are located west of the proposed activities and currently appear to contain residential 
activity, though both properties are zoned Business Mixed Use. As discussed above, due to the zoning 
slightly lower amenity values could be anticipated within these sites.  
 
Both properties are well set back from the activities and are considered unlikely to be able to discern the 
later operation of the commercial food and beverage activities, with the exception of the additional traffic 
which would be generated between the hours of 10:00pm and 12:00am. However, it is considered that 
these traffic effects would create less than minor effects on these persons as the ambient sound level is 
already raised due to proximity to the state highway. In regard to the proposed events venue, this is set 
at a large distance from these properties, and it is considered unlikely that noise would be easily 
discernible. 
 
In regard to transport effects, the existing car park is considered of a sufficient size to cater for the number 
of potential private vehicles used during events, and as events will not be enabled until the Sugar 
Lane/State Highway 6A intersection has traffic signals, it is considered that effects from traffic will be less 
than minor as queuing after events will be effectively managed and traffic safety maintained. 
 
Effects on persons at 819 and 823 Frankton Road are considered to be less than minor. 
 
Local Iwi 
 
The Marina is located within a wāhi tupuna area, and statutory acknowledgement area under the Ngāi 
Tahu Claims Settlement Act 1998, and as such Council must determine whether Ngāi Tahu are affected 
persons under s95E.  
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Chapter 39 Wahi Tupuna does not list the activity proposed by this application as a threat to cultural 
values. The proposed activity will also be held within four existing buildings on the floating pontoon, and 
no physical works are proposed. As such, effects on local iwi are considered to be less than minor. 
 
Queenstown Airport 
 
The proposal is located within the Outer Control Boundary for the Queenstown Airport. As it is proposed 
to operate a new commercial activity, and extend the opening hours of existing commercial activities, and 
the proposal does not include any Activities Sensitive to Aircraft Noise (ASANs), effects on the 
Queenstown Airport are considered to be less than minor. 
 
4.3.3  Decision: Effects on Persons (s95E(1)) 
In terms of section 95E of the RMA, and on the basis of the above assessment, no person is considered 
to be adversely affected. 
 
Therefore, limited notification is not required under Step 3.  
 
4.4 Step 4 – Further Notification in Special Circumstances (s95B(10)) 
 
Special circumstances do not apply that require limited notification.  
 
5. NOTIFICATION DETERMINATION 
 
For the reasons set out in sections 3 and 4 of this notification decision report, under s95A and s95B of 
the RMA, the application is to be processed on a non notified basis.  
 
Prepared by                                                                                                               Decision made by 
 

  
 
Georgie Hadfield  Jacob Neaves 
PLANNER   SENIOR PLANNER 
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DECISION UNDER SECTION 104 OF THE RESOURCE 
MANAGEMENT ACT 

 
6. S104 ASSESSMENT  
 
This application must be considered in terms of Section 104 of the RMA. 
 
Subject to Part 2 of the RMA, Section 104 sets out those matters to be considered by the consent authority 
when considering a resource consent application. Considerations of relevance to this application are: 

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

 
(ab)  any measure proposed or agreed to by the applicant for the purpose of ensuring positive 

effects on the environment to offset or compensate for any adverse effects on the 
environment that will or may result from allowing the activity; and 

 
(b) any relevant provisions of:  
 

(i) A national environmental standard; 
(ii) other regulations; 
(iii) a national policy statement;  
(iv) a New Zealand coastal policy statement;  

 (v)  a regional policy statement or proposed regional policy statement;  
 (vi)  a plan or proposed plan; and  
 
(c) any other matter the consent authority considers relevant and reasonably necessary to 

determine the application. 
 

6.1 EFFECTS ON THE ENVIRONMENT (s104(1)(a)&(ab)) 
 
Actual and potential effects on the environment have been outlined in the section 95 report. Conditions 
of consent can be imposed under s108 of the RMA as required to avoid, remedy or mitigate adverse 
effects (s104)(1)(a)). 
 
6.2 RELEVANT DISTRICT PLAN PROVISIONS (s104(1)(b)(vi)) 
 
Operative District Plan 
 
The relevant operative objectives and policies are contained within Parts 5 – Rural Areas, and 7 – 
Residential Areas of the ODP.  
 
Part 5 – Rural Areas 
 
The majority of land that makes up the Marina consists of land zoned Rural General. Objective 1 seeks 
protect the character and landscape value of the rural area by promoting sustainable management of 
natural and physical resources and the control of adverse effects caused through inappropriate activities. 
The related policies generally seek to ensure land with potential value for rural productive activities is not 
compromised, activities not based on the rural resources of the area occur only where the character of 
the rural area will not be adversely impacted, and avoid, remedy or mitigate adverse effects of 
development on landscape values. 
 
Objective 3 seeks avoiding, remedying or mitigating adverse effects on rural amenity, with related policies 
generally seeking to avoid, remedy or mitigate adverse effects of activities. 
 
The proposal is considered to be consistent with these objectives and policies. The proposal does not 
include any new built form as it will use existing buildings, and therefore is considered to maintain existing 
visual amenity values of the landscape. The proposal overall is considered to be consistent with the 
existing commercial character at the Marina. 
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Part 7 – Residential Areas 
 
Part of the subject site is zoned Low Density Residential, however as this land is not being used as part 
of the proposal the extent to which these objectives and policies apply is limited. 
 
Objective 3 seeks pleasant living environments within which adverse effects are minimised while still 
providing the opportunity for community needs, with related policies generally seeking to protect and 
enhance the cohesion of residential activity and the sense of community and well being obtained from 
residential neighbours, to ensure hours of operation of non-residential activity do not compromise 
residential amenity values, social well being, residential cohesion and privacy, to ensure noise emissions 
associated with non-residential activities are within limits adequate to maintain amenity values, and to 
encourage onsite parking in association with development and ensure the amenity of neighbours and the 
functioning of streets is maintained. 
 
Objective 4 seeks non-residential activities which meet community needs and do not undermine 
residential amenity located within residential areas. Policy 4.1 seeks to enable non-residential activities, 
subject to compatibility with residential amenity. 
 
The proposal is considered to be consistent with these objectives and policies. The proposal is considered 
to maintain existing residential character and amenity through the use of an existing non-residential 
building, and for the reasons discussed within the assessment of effects. Overall the proposal is 
considered to be compatible with its location.  
 
Overall, the proposal is considered consistent with and not contrary to the objectives and policies of the 
Operative District Plan. 
 
Proposed District Plan  
 
The relevant operative objectives and policies are contained within Chapters 21 – Rural Zone and 38 – 
Open Space and Recreation Zones of the PDP. The assessment of objectives and policies within section 
10.5 of the AEE is considered to be accurate and is adopted for the purpose of this report, with the below 
additional assessment: 
 
Chapter 21 – Rural Zones 
 
Objective 21.2.12 seeks the natural character of lakes and rivers and their margins is protected, or 
enhanced, while also providing for appropriate activities, including recreation, commercial recreation and 
public transport. 
 
Policy 21.2.12.3 seeks to avoid or mitigate the adverse effects of frequent, large-scale or intrusive 
commercial activities such as those with high levels of noise, vibration, speed and wash, in particular 
motorised craft, in areas of high passive recreational use, significant nature conservation values and 
wildlife habitat. 
 
21.2.12.5 seeks to protect, maintain or enhance the natural character and nature conservation values of 
lakes, rivers and their margins from inappropriate activities with particular regard to nesting and spawning 
areas, the intrinsic value of ecosystem services and areas of indigenous fauna habitat and recreational 
values. 
 
21.2.12.6 seeks to recognise and provide for the maintenance and enhancement of public access to and 
enjoyment of the margins of the lakes and rivers. 
 
The proposal is considered to be consistent with these objectives and policies, as the proposal will utilise 
an existing building and will not physically change the margins of Lake Wakatipu, nor is considered to 
adversely affect natural character. The proposal is not considered to be an intrusive activity that would 
adversely affect passive recreational use, noting that the Marina is already the location of a variety of 
commercial activities and Marina activities, including use of motorised craft that can result in noise. This 
area of the lake is also not considered to contain any significant ecological values due to the existence of 
the Marina. Further, the activities will not prevent public access to the margins of the lake. 
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Chapter 38 – Open Space and Recreation Zones 
 
Objective 38.2.1 seeks that open space contribute towards meeting the needs of residents and visitors 
for passive and active recreation. Policy 38.2.1.1 generally seeks that open space and recreation zones 
provide for the needs of the community, the effective and efficient use of resources to ensure they are fit 
for purpose and safe for users, and the provision of infrastructure including recreation facilities and 
amenities. Policy 38.2.1.5 seeks to avoid activities that do not have a practical or functional need to be 
located within Open Space and Recreation Zones, unless the activity is compatible with and does not 
affect the operation of established activities; does not preclude the development of new open space and 
recreation; and maintains or enhances recreation and amenity values. 
 
Objective 38.2.2 seeks recreation activities and facilities maintain or enhance open space values and the 
recreation opportunities. Policy 38.2.2.1 seeks to ensure activities are undertaken in a manner that 
maintains or enhances amenity values. Policy 38.2.2.2 limits activities to those compatible with the role 
and function of the zone, and the sensitivity of the surrounding environment, and which maintain or 
enhance anticipated uses or values. 
 
Objective 38.2.3 seeks commercial activities are limited to those that have a functional requirement to 
locate within Open Space and Recreation Zones and maintain open space and recreation values. Policy 
38.2.3.1 seeks to ensure that commercial activities have a genuine link with the open space and 
recreation resource. Policy 38.2.3.2 seeks to ensure that commercial activities maintain the quality, 
amenity values and landscape values of open spaces. 
 
The proposal is considered to be consistent with these objectives and policies. The proposal will utilise 
existing buildings, and the existing car park (which is located within the Informal Recreation Zone), which 
is deemed of a sufficient size to be able to accommodate the anticipated number of private vehicles for 
both the existing and proposed activities. The volunteered condition for additional toilet cleaning for events 
over 70 guests is considered suitable to maintain the safe use of the Informal Recreation Zone. The 
activities overall are considered to be compatible with the existing activities happening in this zone. While 
the proposed activities are not directly linked to the Informal Recreation Zone, users of the zone will be 
able to purchase items from the food and beverage outlets, and are not considered to be adversely 
affected by the proposed events venue as this does not prevent access to public space. 
 
Overall, the proposal is considered consistent with and not contrary to the objectives and policies of the 
Operative District Plan. 
 
Weighting between Operative District Plan and Proposed District Plan  
 
In this case, as the conclusions reached in the above assessment lead to the same conclusion under 
both the ODP and PDP, no weighting assessment is required.  
 
6.3 PARTICULAR RESTRICTIONS FOR NON-COMPLYING ACTIVITIES (s104(D)) 
 
With respect to the assessment above, the first gateway test for a non-complying activity required under 
section 104D(1)(a) has been met in that the application will not have an adverse effect on the environment 
which is more than minor.   
 
With respect to the second gateway test under section 104D(1)(b), the application is not contrary to the 
relevant policies and objectives of the Operative District Plan or the Proposed District Plan.   
 
Accordingly, as the application has passed both of the gateway tests in s104D, consent can be granted 
for this non-complying activity. 
 
6.4 PART 2 OF THE RMA 
 
The purpose of the RMA is to promote the sustainable management of natural and physical resources. 
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Under Section 5 of the RMA, sustainable management means: 
 
managing the use, development, and protection of natural and physical resources in a way, or at a rate, 
which enables people and communities to provide for their social, economic, and cultural well-being and 
for their health and safety while— 
 

(a) sustaining the potential of natural and physical resources (excluding minerals) to meet the 
reasonably foreseeable needs of future generations; and 

(b) safeguarding the life-supporting capacity of air, water, soil, and ecosystems; and 
(c) avoiding, remedying, or mitigating any adverse effects of activities on the environment. 

 
The proposal is considered to be consistent with these Section 5 matters, as it enables the use of physical 
resources which enables the Applicant to provide for their economic wellbeing by enabling existing 
buildings to be utilised for events and for commercial activities for a longer period of time, whilst mitigating 
adverse effects on the environment. 
 
There are no relevant matters of national importance under Section 6 of the RMA. 
 
Section 7 of the RMA lists other matters to have particular regard to. Of relevance are clauses 
 

(b) the efficient use and development of natural and physical resources 
(c) the maintenance and enhancement of amenity values;  
(f)    maintenance and enhancement of the quality of the environment;  

 
The proposal is consistent with these matters, as it enables the efficient use of physical resources, being 
the existing buildings that are currently vacant, whilst maintaining amenity values and the quality of the 
environment. 
 
The Principles of the Treaty of Waitangi have been taken into account in assessing this application and 
the application is considered to not be contrary to those.    
 
Overall, the proposal is considered to meet the purpose and principles of the RMA.   
 
7.0 DECISION ONE ON CHANGE TO CONDITIONS PURSUANT TO SECTION 127 OF THE RMA 
 
Consent is granted for the application to change Conditions 28, 41 and 42, and add new conditions 31 
to 41 to resource consent RM140061 (as varied by RM170894, RM181250, RM230234, RM230576 and 
RM230869), such that: 
 
1. Condition 28 is amended, with additional sub-conditions added: 
 

28. The consent holder shall ensure that the activities be so conducted that the following noise 
limits are not exceeded at, or within, the boundary of any residential site in the Low Density 
Residential Zone following zones, except for traffic associated with temporary events 
and commercial premises for which condition 28A applies: 

 
Zone sound is 
received in 

Assessment 
location 

Time Noise Limit 

Lower Density 
Suburban 
Residential Zone 
 
Open Space and 
Recreation Zones 

Any point within 
the site 

0800 to 2000 h 50 dB LAeq(15 min) 

2000 to 0800 h 40 dB LAeq(15 min) 

Rural Zone Any point within 
the notional 
boundary of a 
residential unit 

0800 to 2000 h 
 

50 dB LAeq(15 min) 

2000 to 0800 h 40 dB LAeq(15 min) 
75 dB LAFmax 
 

0800 to 2200 h 60 dB LAeq(15 min) 
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Business Mixed 
Use Zone 

Any point within 
any site 

 
2200 to 0800 h 50 dB LAeq(15 min) 

75 dB LAFmax 
 

 
 

daytime (08:00 – 20:00) 50 dB LAeq (15min) 
night-time (20:00 – 08:00) 40 dB LAeq (15min) 
night-time (20:00-08:00) 70dB LAFmax 

 
28A.  Traffic associated with temporary events and commercial premises shall not exceed 
the following noise limits at, or within the boundary of any residential site in the following 
zones: 
 

Zone sound is 
received in 

Assessment 
location 

Time Noise Limit 

Lower Density 
Suburban 
Residential Zone 
 

Any point within 
the site 

0800 to 2000 h 50 dB LAeq(15 min) 

2000 to 0800 h 46 dB LAeq(15 min) 

Open Space and 
Recreation Zones 
 

Any point within 
the site 

0800 to 2000 h 
 

50 dB LAeq(15 min) 

2000 to 0800 h 
 

40 dB LAeq(15 min) 

Rural Zone Any point within 
the notional 
boundary of a 
residential unit 

0800 to 2000 h 
 

50 dB LAeq(15 min) 

2000 to 0800 h 40 dB LAeq(15 min) 
75 dB LAFmax 
 

Business Mixed 
Use Zone 

Any point within 
any site 

0800 to 2200 h 60 dB LAeq(15 min) 
2200 to 0800 h 50 dB LAeq(15 min) 

75 dB LAFmax 
 

 
28B.  A Noise Management Plan (NMP) shall be implemented for each food and beverage 
tenancy operating between 2200 to 0000. This shall be provided to the Council’s Monitoring 
Department for certification within 3 months of approval, or prior to opening any new 
tenancy. The operation of the premises must be in accordance with the provisions of the 
approved NMP at all times. The objective of the NMP is to identify, require and enable the 
adoption of the best practicable option to ensure that noise emissions are minimised, and 
must include, but not necessarily be limited to the following: 

 
i. The applicable noise limits and operating hours; 
ii. Methods of dealing with any excessive noise generated by patrons; 
iii. Measures to prevent antisocial behaviour in the carpark and around buildings, 

and discourage large congregations outdoors after 2000 hours; 
iv. Any other general noise mitigation measures available to minimise noise 

emissions; and 
v. Procedures for handling noise complaints. 

 
 
2. Condition 41 is amended and renumbered to 53, with new sub-conditions added: 
 

53(b). In addition, the following non-ancillary commercial activities are permitted:    
 

(i) sale of food and beverages; (provided only 4 businesses in the complex may be 
licenced under the Sale and Supply of Alcohol Act 2012).  

(ii) there shall be no businesses that hold an off-licence under the Sale and Supply 
of Alcohol Act 2012, except in relation to wine tasting activities or sales of 
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boutique wine and craft alcohol from a bar (that is, an off-license may only be 
permitted in association with a commercial activity where the sale of alcohol via 
an off-license is not the primary purpose of the business. Bottle stores are not 
permitted under this exemption.  

(iii) wellbeing activities, including, but not limited to day spas, yoga and massage, 
limited to the land based buildings and a maximum of four of the 17 floating 
buildings; and   

(iv) art studios and galleries; 
(v) professional offices, limited to the land based buildings and a maximum of four 

of the 17 floating buildings; and  
(vi) Temporary events within buildings 14 – 17 (as described in RM230978). 

 
Advice Note: Private recreational activities are not covered by this condition. Temporary 
Events enabled by the District Plan may be undertaken outside the control of this resource 
consent, in accordance with the permitted activity standards of the District Plan.   

 
53C. Temporary functions and events provided for under condition 53(b)(vi) above must 
comply with the following requirements:  
 

i. the number of persons (including staff) participating does not exceed 150 
persons at any one time;  

ii. the duration of the temporary function / event does not exceed 3 
consecutive calendar days (excluding set up and pack down);   

iii. the temporary function / event does not operate outside of the hours of 
0800 to 0000 (midnight). Set up and pack down outside of these hours is 
permitted.    

 
Advice Note: The noise limits specified in condition 28, 28A and 28B apply.  
 

53D.  No temporary functions and events shall occur at the Frankton marina until such 
time as traffic signals are installed at the Sugar Lane / State Highway 6A intersection.    
 

Advice Note: Temporary Events may be undertaken outside the control of this 
resource consent, in accordance with the permitted activity standards of the 
District Plan. 

 
3. Condition 42 is amended and renumbered to 54: 
 

54. All commercial activities within buildings operating from the marina shall be limited to the 
operational hours 7am to 10pm Monday – Sunday, other than:  

 
• temporary events which have specific time limits set out in condition 53Ciii above 

and  
• commercial activities (food and beverage sales), which may operate between 0700 

– 0000 (midnight)).     
 
Advice Note: The noise limits specified in condition 28, 28A and 28B apply. 

 
4. Conditions 31 – 41 are added to read as follows: 

 
Temporary Events 
Operational Requirements 
 
31. The maximum number of attendees per event is 150 (including staff) at any one time. 

 
32. Each event shall have a maximum duration of three (3) consecutive calendar days. 

 
33. The operational hours of the events venue shall be Monday-Sunday, between the 

hours of 0800 to 0000 (midnight) (excluding pack down). 
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Noise 
 
34. The consent holder shall ensure the activity is undertaken in accordance with the 

approved Noise Management Plan (Appendix 5 and Condition 28B), and the following 
conditions of consent (35) to (38). 
 
Advice Note: The Noise Management Plan may be updated from time to time. 
Amendments shall be certified by Council’s Monitoring Development department 
prior to implementation. 

 
35. All speakers shall be limited to 70 dB LAeq, measured from 1 metre in front of the 

speaker. All speakers shall be calibrated in accordance with the instructions within 
the NMP to ensure compliance with this noise limit. 
 

36. There shall be a maximum of four indoor speakers, and four outdoor speaker. The 
outdoor speakers shall be positioned to face south-east away from the building and 
towards Lake Wakatipu. 
 

37. No live music is permitted. 
 

38. The number of guests on the pontoon on the eastern side of the sheds shall be limited 
to 20 at one time. 

 
Sanitation 
 
39. For events where the number of attendees is 70 or more (including staff), the following 

shall apply: 
 

a. The public toilets are to be cleaned within two (2) hours of the conclusion of 
the event to the satisfaction of the Parks Contract Manager; 

b. The event holder shall be responsible for scheduling and paying for this 
additional required cleaning; 

c. The two privately managed toilets within the marina are to be made available 
for event attendees for the duration of the event; and 

d. The public walkway through the marina is to be kept free of equipment, 
materials and structures to allow for unobstructed pedestrian and cycle 
movement. 

 
Review 
 
40. Within six months of the date of this decision; and/or upon the receipt of information 

identifying non-compliance with the conditions of this consent, and/or within ten 
working days of each anniversary of the date of this decision, in accordance with 
Sections 128 and 129 of the Resource Management Act 1991, serve notice on the 
consent holder of its intention to review the conditions of this resource consent for 
any of the following purposes: 

 
a) To deal with any adverse effects on the environment that may arise from the 

exercise of the consent which were not foreseen at the time the application was 
considered and which it is appropriate to deal with at a later stage. 

 
b) To deal with any adverse effects on the environment which may arise from the 

exercise of the consent and which could not be properly assessed at the time 
the application was considered.   

 
c) To avoid, remedy and mitigate any adverse effects on the environment which 

may arise from the exercise of the consent and which have been caused by a 
change in circumstances or which may be more appropriately addressed as a 
result of a change in circumstances, such that the conditions of this resource 
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consent are no longer appropriate in terms of the purpose of the Resource 
Management Act 1991.  

 
41. As part of the review clause stated in condition (40) of this consent, the Council may 

have the Noise Management Plan audited at the consent holder’s expense. 
 

Advice notes: 
 
• All other conditions of RM140061 (as varied by RM170894, RM181250, RM230234, RM230576 and 

RM230869) shall continue to apply. 
• The updated resource consent conditions for RM140061 (as varied by RM170894, RM181250, 

RM230234, RM230576, RM230869 and RM230978) are in Appendix 1 of this decision report.  
 
7.1 DECISION TWO ON RESOURCE CONSENT PURSUANT TO SECTION 104 OF THE RMA 
 
Consent is granted to operate a commercial activity from four existing buildings, being use of the 
buildings as an event venue for up to 365 nights per annum, with an associated noise breach, subject to 
the conditions outlined in Appendix 2 of this decision report imposed pursuant to Section 108 of the RMA.  
 
 
Prepared by Decision made by 
 

  
 
Georgie Hadfield  Jacob Neaves 
PLANNER   SENIOR PLANNER 
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8.0       DEVELOPMENT CONTRIBUTIONS AND ADMINISTRATIVE MATTERS 
 
Local Government Act 2002: Development Contributions 
 
This proposal may require a development contribution under the Local Government Act 2002 in line with 
QLDC’s Development Contribution Policy. Where a development contribution is determined as required, 
payment will be due prior to commencement of the consent, except where a Building Consent is required 
when payment shall be due prior to the issue of the code of compliance certificate.  
 
Please contact the Council if you require a Development Contribution Estimate.  
 
Administrative Matters 
 
The costs of processing the application are currently being assessed and you will be advised under 
separate cover whether further costs have been incurred.  
 
The Council will contact you in due course to arrange the required monitoring. It is suggested that you 
contact the Council if you intend to delay implementation of this consent or if all conditions have been 
met. 
 
This resource consent is not a building consent granted under the Building Act 2004.  A building consent 
must be obtained before construction can begin. 
 
This resource consent must be exercised within five years from the date of this decision subject to the 
provisions of section 125 of the RMA. 
 
If you have any enquiries please contact us at resourceconsent@qldc.govt.nz. 
 
 
9.0 APPENDICIES LIST 
 
APPENDIX 1 – Updated Conditions of RM140061 (As Varied by RM170894, RM181250, RM230234, 
RM230576, RM230869 and RM230978) 
APPENDIX 2 – Consent Conditions 
APPENDIX 3 – Applicant’s AEE  
APPENDIX 4 – Acoustic Assessment Peer Review  
APPENDIX 5 – Noise Management Plan  
APPENDIX 6 – Acoustic Assessment  
APPENDIX 7 – Transport Assessment   
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APPENDIX 1 – UPDATED CONDITIONS OF RM140061 (AS VARIED BY RM170894, RM181250, 
RM230234, RM230576, RM230869 AND RM230978) 
 
LAND USE 
 
General Conditions 
 

1. That the development must be undertaken/carried out in accordance with the plans: 
 

• Aurum Survey Consultants Plans 3451-6E-1K Revision K dated 31-1-2014, 3451-6E-2F 
Revision F dated 31-1-2014, 3451-6E-3E Revision E dated 24-1-2014 

• Michael Wells Design Plans Sheet Numbers 101 and 201 Revision Issue 6 dated 23-1-2014, 
except the Toilet Block building shall be amended as per the WJ Cadzow and Associates Ltd 
Building Plan a8.00 (Revision G dated 27/04/18) and a8.05 (Revision H dated 27/04/18) 

• J Steel Australasia – Drawing number 1531 – Drawing numbers 01 to 04, Status C, Revision 
01, all dated 19/02/2016 

• Emtech Engineering and Marine Consultants Plans 13039, Drawing 01, Revision E dated 28-
1-2014; 13039, Drawing 02, Revision C dated 17-1-2014; 13039, Drawings 05 and 06, No 
Revision and dated July 2013 

• Aurum Survey Consultants Plans 3451-8E-1E Revision E dated 31-1-2014 and 3451-8E-2D 
Revision D dated 27-1-2014  

• Lakes Marina Projects Limited Proposed Landscape Layout Plan Ref: FMP-SLP002 Dated 
09-12-2014 

• Blakely Wallace Associates Landscape Concept Plan dated 17/04/18, Revision 1 dated 
17/4/18. 

• Vivian and Espie Limited Attachment 1 – Buildings Exterior Colours  
• Vivian and Espie Limited – Resene Heritage Colour Palette 
• Attachment [O] – Images and dimensions of blue shed, located at western end of marina car 

park 
• Bellingham Marine Drawing Number 6089-50/F dated 13/7/2023 
• International Marina Consultants plan titled ‘General Arrangement’, Project: Queenstown 

Marina Phase II, Reference 6089-50/F dated 13/07/2023 and also labelled ‘Electric Wave – 
12m RD Docking Plan Revision D dated 06/11/23.  

• Blackyard Engineering plan titled ‘Electrical Services Plant Compound Proposed Layout 
Revision A July 2023.  

 
stamped as approved on 20 February 2015 (attached), 11 October 2017, 25 October 2018, 15 
November 2023, 17 January 2024 and 18 January 2024 and the application as submitted, with 
the exception of the amendments required by the following conditions of consent. 

 
2. This consent shall not be exercised and no work or activity associated with it may be commenced 

or continued until the following charges have been paid in full: all charges fixed in accordance with 
section 36(1) of the Resource Management Act 1991 and any finalised, additional charges under 
section 36(3) of the Act.  

 
3. The consent holder is liable for costs associated with the monitoring of this resource consent under 

section 35 of the Resource Management Act 1991 and shall pay to Council an initial fee of $240.  
This initial fee has been set under section 36(1) of the Act. 

 
4. All engineering works shall be carried out in accordance with the Queenstown Lakes District 

Council’s policies and standards, being New Zealand Standard 4404:2004 with the amendments 
to that standard adopted on 5 October 2005, except where specified otherwise. 

 
To be completed prior to the commencement of any works on-site 
 
5. Prior to the commencement of any works on site, the consent holder shall provide a letter to the 

Principal Resource Management Engineer at the Council advising who their representative is for 
the design and execution of the engineering works and construction works required in association 
with this development and shall confirm that this representative will be responsible for all aspects 
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of the works covered under Sections 1.4 & 1.5 of NZS4404: 2004 “Land Development and 
Subdivision Engineering”, in relation to this development.  

 
6. Prior to the commencement of any works on the land being developed the consent holder shall 

provide to the Queenstown Lakes District Council for review and approval, copies of design 
certificates in the form of a Schedule 1A of NZS 4404:2004, specifications, calculations and design 
plans as is considered by Council to be both necessary and adequate, in accordance with Condition 
4, to detail the following engineering works required:  

 
a) The provision of a water supply to each serviced unit within the development in terms of 

Council’s standards and connection policy. This shall include an approved toby valve(s) and 
the costs of making these connections shall be borne by the consent holder.  

 
b) The provision of a foul sewer connection to each serviced unit requiring waste water disposal 

within the development in accordance with Council’s standards and connection policy. The 
costs of the connection shall be borne by the consent holder. 

 
c) The provision of suitable stormwater reticulation and connections from all impervious areas in 

the development to provide gravity drainage of the entire site to Lake Wakatipu.  Also all 
existing Council and private stormwater reticulation affected by the development shall be 
extended through the development area to Lake Wakatipu and may involve full drain removal 
(within the site) to achieve appropriate gradients. The designs shall include full collection 
system details for stormwater generated by the development. The costs of the installation shall 
be borne by the consent holder.  

 
d) The provision of fire hydrants with adequate pressure and flow to service the development 

with a minimum Class FW4 fire fighting water supply in accordance with the NZ Fire Service 
Code of Practice for Firefighting Water Supplies SNZ PAS 4509:2008 (or superseding 
standard).  Any alternative solution must be approved in writing by the Area Manager for the 
Central North Otago branch of the New Zealand Fire Service.   

 
e) The provision of a sealed vehicle crossing that shall be constructed in accordance with 

Council’s standards, taking into consideration vehicle tracking requirements entering and 
leaving the site via a swept path analysis a copy of which is to be provided to the Principal 
Resource Management Engineer at the Council. All road markings and signage will be 
provided in compliance with MOTSAM, the NZTA Manual Of Traffic Signs And Markings. 
(Note: For the avoidance of doubt, this condition requires amendment of the relevant approved 
plan(s)).  

 
f) The provision of 10km/hr speed restriction signage within the development. 
 
g) Prior to commencing works, the consent holder shall submit to the Principal Resource 

Management Engineer at the Council for review and certification a Construction Site 
Management Plan for the works. This plan will detail the construction methodology and will 
demonstrate how the following objectives are to be achieved: 

 
• Appropriate and adequate stormwater and sedimentation management (including dust 

nuisance controls); 
• Site containment (prevent material tracking off site, provision of construction parking 

areas, keeping Sugar Lane clear).  
• Prior to submitting the Construction Site Management Plan to the Council the consent 

holder shall consult with Mr I and Mrs A Tulloch and Marina Baches Management Limited 
concerning the construction methodology proposed. The consent holder shall forward the 
draft management plan to those parties by mail and email and provide them with at least 
10 working days to provide comment. 

• Co-ordination with residents and businesses to keep them informed about construction 
activities (project signboard, letter drops, meetings).   

 
The measures outlined in this condition are minimum required measures only. The consent 
holder’s principal contractor shall take proactive measures in all aspects of the site’s 
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management to manage and mitigate effects on the environment, local communities and 
traffic.  These measures shall be implemented prior to the commencement of any earthworks 
on site and shall remain in place for the duration of the project until exposed areas of earth 
are permanently stabilised. The site earthworks and construction of the marina shall be carried 
out in accordance with the provisions of the certified Construction Site Management Plan. 

 
h) Where washdown water is proposed to be discharged into Council’s sewer mains (if any), the 

consent holder shall liaise with Principal Resource Management Engineer at the Council as 
to the appropriate design requirements. 

 
i) The provision of car park lighting in accordance with the Council’s road lighting policies and 

standards, including the Southern Light lighting strategy.  Any lighting installed on the car 
parks within the site shall be privately maintained and all operating costs shall be the 
responsibility of the lots serviced. Any lights installed on car parks shall be isolated from the 
Council’s lighting network circuits.  All external lights shall have a minimum ingress protection 
rating of IP65. 

 
j) Details of how the consent holder will provide maintenance to the temporary carparking 

surfacing treatment to be applied to the carparking and manoeuvring areas in terms of 
Condition 23(e), until such time as they are permanently sealed. 

 
k) The final design of all marina structures and geotechnical work shall be peer reviewed by a 

suitably qualified and experienced independent third party prior to the final designs being 
submitted, with a copy of the peer review being provided to the consent authority for review 
and certification. 

 
7. Prior to commencing any works on the site the consent holder shall submit a Traffic Management 

Plan to the Road Corridor Engineer at Council for approval.  The plan shall specifically detail the 
protection of other users of Sugar Lane, both vehicular and pedestrian, and shall show how Sugar 
Lane will continue to operate during the construction period.  The Traffic Management Plan shall 
be prepared by a Site Traffic Management Supervisor and shall ensure that the following 
requirements are met: 

 
a) Suitable site warning signage and traffic management controls shall be in place on the road 

in both directions from the site entrance. Controls shall extend onto SH6A, if deemed 
necessary and approved by the NZ Transport Agency as the road controlling authority, to 
assist in the safe movement of construction traffic. 

 
b) Parking and loading for construction machinery and contractor’s vehicles shall ensure that 

safe, unobstructed vehicle access to neighbouring properties and safe cycle/walkway access 
along Sugar Lane is maintained at all times. 

 
c) No loading and stockpiling of earth or other materials shall take place on Sugar Lane including 

on the right of way component of Sugar Lane. Safety barrier fences and/or other suitable 
safety measures shall be installed to help ensure public safety including pedestrian and cycle 
trail users of Sugar Lane. 

 
d) All contractors obligated to implement temporary traffic management plans shall employ a 

qualified STMS on site.  The STMS shall implement the Traffic Management Plan.  A copy of 
the approved plan shall be submitted to the Principal Resource Management Engineer at the 
Council prior to works commencing. 

 
8. At least 7 days prior to commencing excavations, the consent holder shall provide the Principal 

Resource Management Engineer at Council with the name and telephone number of a suitably 
qualified professional as defined in Section 1.4 of NZS 4404:2004 (who may be the person named 
under Condition 5 who shall supervise the earthworks and ensure compliance with the Construction 
Site Management Plan approved under Condition 6(g).  This person shall continually assess the 
condition of the earthworks and shall be responsible for ensuring that temporary retaining is 
installed wherever necessary to avoid any potential erosion or instability. 
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9. Prior to commencing any work on the site the consent holder shall install a construction vehicle 
crossing, which all construction traffic shall use to enter and exit the site.  The minimum standard 
for this crossing shall be a minimum compacted depth of 150mm AP40 metal that extends 15m 
into the site.  

 
10. A bond shall be entered into, in a form to be determined by the Council’s solicitors, to secure 

performance for the sealing treatment of all parking areas (that have not been sealed) and 
associated access associated with this development, within 24 months of Stage 1 bulk earthworks 
completion.  The cost of setting up the bond is to be borne by the consent holder. This resource 
consent shall not be exercised until the consent holder has provided evidence to the Council that 
the bond has been established. The bond shall be for a sufficient amount to cover the cost of 
sealing the site should the works not be undertaken in accordance with Condition 24.  The amount 
of such a bond shall be calculated by applying a 150% multiplier to the higher of two quotes from 
suitable contractors experienced in such works, using as a basis for their calculations engineered 
plans and specifications provided by the consent holder.  Such bond may be released upon 
completion of the sealing works. 

 
11. Prior to the issue of any building consents, the consent holder shall deposit the sum of NZ$25,000 

with the NZ Transport Agency in full monetary consideration of any roading improvements which 
the NZ Transport Agency deems necessary at the intersection of Sugar Lane and SH6A. 

 
12. In respect of the SH6A/Sugar Lane intersection:  
 

a) The consent holder shall liaise with the Queenstown Lakes District Council and the NZ 
Transport Agency concerning a possible redesign of the Sugar Lane approach to that 
intersection in order to achieve two exit lanes, one for left turning traffic and one for right 
turning traffic, with the objective of minimising the extent to which traffic exiting Sugar Lane 
turning right onto SH6A causes left hand turning traffic to queue and wait to get out onto SH6A;  

 
b) The consent holder shall implement such works as are agreed between the consent holder, 

the NZ Transport Agency and the Queenstown Lakes District Council in order to achieve (a) 
above.  This consent obligations is separate from, and in addition to, the consent obligation 
under Condition 11 above;  

 
c) Any works agreed under (b) above shall be implemented at the expense of the consent holder 

before the date that Stage 1 of the Marina is completed and ready for occupation and use;  
 
d) When designing the works referred to in (b) above, consideration shall be given to road 

marking a "No Stopping" area opposite the Mantra Marina Apartments access in order that 
traffic leaving the Mantra Marina Apartments and wishing to turn left onto SH6A is not impeded 
by vehicles queuing to turn right onto SH6A.  

 
Note: Implementation of this condition may result in minor amendment of the marina entrance, 
the provision and/or location of bus stops, and the Landscape Layout Plan. 

 
To be monitored throughout earthworks and construction activities 
 
13. Only clean natural fill material shall be deposited at the site and this shall be fit for purpose. This 

material includes rock, sand, gravels, or clay - provided they are uncontaminated and can meet the 
compaction requirements of the site.  Any other materials will require the prior written approval of 
Council prior to disposal at the site.  Topsoil shall be used for final cover only.  This condition does 
not apply to the temporary deposit of material excavated from the lake onto the site for de-watering 
purposes prior to removal from the site.  

 
14. All temporary retention systems and the final retaining wall structure shall be installed immediately 

following excavation to avoid any possible erosion or instability, as determined by the person 
named under Condition 5.  

 
15. The consent holder shall implement suitable measures to prevent deposition of any debris on 

surrounding roads/access ways by vehicles moving to and from the site.  In the event that any 
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material is deposited on any roads, the consent holder shall take immediate action, at its expense, 
to clean the roads.  The loading and stockpiling of earth and other materials shall be confined to 
the subject site.  

 
16. No earthworks, temporary or permanent, are to breach the boundaries of the site except where 

prior written approval has been obtained from the affected landowner or relevant controlling 
authority (noting that earthworks outside the site may be required within the Local Purpose Reserve 
and/or Sugar Lane and/or SH6A).   

 
17. a) The consent holder shall remedy any damage to all existing road surfaces and berms  

 that result from work carried out for this consent.  
 

b) The bulk earthworks for all stages of the marina including those associated with 
dredging/excavation of the lake bed shall be undertaken during Stage 1.  

 
c) There shall be no blasting. 

 
18. If at any time the Council receives a justifiable complaint about or proof of effects from vibration 

sourced from the earthworks activities approved by this resource consent, the consent holder at 
the request of the Council shall cease all earthworks activities and shall engage a suitably qualified 
professional who shall prepare a report, which assesses vibration caused by earthworks 
associated with this consent and what adverse effect (if any) these works are having on any other 
land and buildings beyond this site.  Depending on the outcome of this report a peer review may 
be required to be undertaken by another suitably qualified professional at the consent holder’s 
expense. This report must take into consideration the Standard BS 5228:1992 or a similar 
internationally accepted standard.  Both the report and peer review (if required) shall be submitted 
to Council for acceptance and approval.   

 
19. The consent holder shall take all practicable steps, including the use of appropriate dust 

suppression measures, to minimise the creation of a dust nuisance during the earthworks and 
construction stages of the development and prior to the sealing of all carparks and operational 
areas.  

 
On completion of earthworks and prior to occupation of the development  
 
20. Within four weeks of completing the earthworks the consent holder shall submit to Council an as 

built plan of the fill.  This plan shall be in terms of the New Zealand Map grid and shall show the 
contours indicating the depth of fill.  Any fill that has not been certified by a suitably qualified and 
experienced engineer in accordance with NZS 4431 shall be recorded on the as built plan as 
“uncertified fill”.  

 
21. On completion of earthworks within building footprints and prior to the construction of any land 

based building, a suitably qualified engineer experienced in soils investigations shall design the 
building foundations taking into consideration any areas of uncertified fill on-site. The finished floor 
levels of the buildings shall be designed to be higher than 311.70m above sea level to take into 
account infrequent flooding effects.  

 
22. Upon completion of the earthworks, the consent holder shall complete the following:  
 

a) All earth-worked areas shall be top-soiled and grassed or otherwise permanently stabilised 
within 4 weeks.  

 
23. Prior to the occupation of the development, the consent holder shall complete the following:  
 

a) The submission of ‘as-built’ plans and information required to detail all engineering works 
completed in relation to or in association with this subdivision/development at the consent 
holder’s cost. This information shall be formatted in accordance with Council’s ‘as-built’ 
standards and shall include but not be limited to, all carriageways, water, wastewater and 
stormwater reticulation (including private laterals and toby positions).  
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b) The submission of Completion Certificates from both the contractor and approved engineer 
for all infrastructure engineering works completed in relation to or in association with this 
subdivision/development (for clarification this shall include all carriageways, water, 
wastewater and stormwater reticulation). The certificates shall be in the format of the NZS4404 
Schedule 1B and 1C Certificate.  

 
c) The provision of 156 car parks and 3 sealed bus parks with manoeuvering areas to Council 

standards and as shown on carpark layout drawing 3451-6E-2F and 3451-6E-3E submitted 
with the application.  Parking and loading spaces shall be clearly and permanently marked out 
following completion of permanent sealing.    

 
d) The permanent sealing of the Sugar Lane crossing point, cycle trail crossing, bus parking 

areas, and the 15 car parks located in the vicinity of Mantra Marina Apartments.  
 
e) The application of temporary car parking surfacing treatment (Ottaseal or other proprietary 

product with equivalent effect until permanently sealed under condition 24) to the other 141 
car parks and manoeuvring areas, together with appropriate temporary marking of the parking 
spaces following completion of the temporary car parking surfacing treatment.   

 
f) The provision of suitably sized power connections to the development.  The supply shall be 

underground from any existing reticulation and be in accordance with any 
requirements/standards the network provider.  

 
g) The provision of suitable and usable telecommunications connection to the development. This 

connection shall be underground from any existing reticulation and in accordance with any 
requirements/standards of the network provider.  

 
24. The permanent sealing and marking of the remaining 141 car parks and manoeuvring areas shall 

be completed within 24 months of Stage 1 completion.  
 
24A. The consent holder shall control the use of the carparks by: 
 

(i) Installing a barrier arm(s) (or similar physical control) restricting access to the carparks; the 
barrier arm shall be positioned as far west as practicable; 

(ii) Charging commercial rates for such carparking; 
(iii) Installing signage to ensure the 14 eastern-most carparks (identified on the plan attached to 

these conditions identifying the relevant car-parks) are used only for long term parking (being 
defined as a minimum of 4 hours). 

(iv) Signage shall include a contact telephone number for a representative of the consent holder 
or its contractor.  

 
Accidental Discovery Protocol 
 
25. If the consent holder:  
 

a) Discovers koiwi tangata (human skeletal remains), waahi taoka (resources of importance), 
waahi tapu (places or features of special significance) or other Maori artefact material, the 
consent holder shall without delay:  

 
(i) Notify the Council, Tangata whenua and Heritage New Zealand Pouhere Taonga, and in 

the case of skeletal remains, the New Zealand Police. 
(ii) Stop work within the immediate vicinity of the discovery to allow a site inspection by the 

Heritage New Zealand Pouhere Taonga and the appropriate runanga and their advisors, 
who shall determine whether the discovery is likely to be extensive, if a thorough site 
investigation is required, and whether an Archaeological Authority is required.  

(iii) Any koiwi tangata discovered shall be handled and removed by tribal elders responsible 
for the tikanga (custom) appropriate to its removal or preservation.  
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Site work shall only recommence following consultation with Council, Tangata whenua and 
the New Zealand Pouhere Taonga, and in the case of skeletal remains, the New Zealand 
Police, provided that any relevant statutory permissions have been obtained. 

 
b) Discovers any feature or archaeological material that predates 1900, or heritage material, or 

disturbs a previously unidentified archaeological or heritage site, the consent holder shall 
without delay:  

 
(i) Stop work within the immediate vicinity of the discovery or disturbance and; 
(ii) Advise the Council, Heritage New Zealand Pouhere Taonga, and in the case of Maori 

features or materials, the Tangata whenua and if required, shall make an application for 
an Archaeological Authority pursuant to the Heritage New Zealand Pouhere Taonga Act 
2014 and;  

(iii) Arrange for a suitably qualified archaeologist to undertake a survey of the site. 
 

Site work shall only recommence following consultation with the Council. 
 
Signage 
 
Identification Panels 
 
26. a) Each building may have attached one Identification Panel to the exterior of the  
  building, containing the building number, sized 0.30 m (vertical) by 0.21m  
  (horizontal).  
 

b) Prior to any Identification Panel being attached under (a) above, the consent holder shall 
advise the Council in writing of the design criteria to be applied to each Identification Panel, 
including location, specified colour for the number, specified size of the number, specified font 
of the number, and specified background colour (all of which shall be the same for every 
Identification Panel).   

 
c) Every Identification Panel shall comply with the design criteria specified under (b) above, in 

order to achieve a consistent look and theme.   
 

d) No Identification Panel approved and attached under this condition may be lit.  
 

Approved signs – buildings on the land 
 
27. a) Each of the four buildings located on land may install one external sign of area  
  0.5m2 and dimensions 0.5 m (vertical) by 1.0m (horizontal).  The lower edge of each sign 

shall be 2.5m above the footpath.    
 

b) Prior to any sign being installed under (a) above, the consent holder shall advise the Council 
in writing of the design criteria to be applied to each sign including location, specified colour 
for wording and/or numbers and specified background colour (which shall all be the same for 
every sign).   

 
c) Every sign shall comply with the design criteria specified under (b) above, in order to 

achieve a consistent look and theme.   
 
d) No sign approved and installed under this condition may be internally lit.   

 
Required signs 
 
27A. The consent holder shall display signage with a contact phone number for a representative or 

contractor of the consent holder who may be contracted 24 hours with any complaints regarding 
the operation of the marina. 
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Noise 
 
28. The consent holder shall ensure that the activities be so conducted that the following noise limits 

are not exceeded at, or within, the boundary of any residential site in the following zones, except 
for traffic associated with temporary events and commercial premises for which condition 28A 
applies: 

 
Zone sound is 
received in 

Assessment 
location 

Time Noise Limit 

Lower Density 
Suburban Residential 
Zone 
 
Open Space and 
Recreation Zones 

Any point within the 
site 

0800 to 2000 h 50 dB LAeq(15 min) 

2000 to 0800 h 40 dB LAeq(15 min) 

Rural Zone Any point within the 
notional boundary of 
a residential unit 

0800 to 2000 h 
 

50 dB LAeq(15 min) 

2000 to 0800 h 40 dB LAeq(15 min) 
75 dB LAFmax 
 

Business Mixed Use 
Zone 

Any point within any 
site 

0800 to 2200 h 60 dB LAeq(15 min) 
 

2200 to 0800 h 50 dB LAeq(15 min) 
75 dB LAFmax 
 

 
 

 
28A. Traffic associated with temporary events and commercial premises shall not exceed the following 

noise limits at, or within the boundary of any residential site in the following zones: 
 

Zone sound is 
received in 

Assessment 
location 

Time Noise Limit 

Lower Density 
Suburban Residential 
Zone 
 

Any point within the 
site 

0800 to 2000 h 50 dB LAeq(15 min) 

2000 to 0800 h 46 dB LAeq(15 min) 

Open Space and 
Recreation Zones 
 

Any point within the 
site 

0800 to 2000 h 
 

50 dB LAeq(15 min) 

2000 to 0800 h 
 

40 dB LAeq(15 min) 

Rural Zone Any point within the 
notional boundary of 
a residential unit 

0800 to 2000 h 
 

50 dB LAeq(15 min) 

2000 to 0800 h 40 dB LAeq(15 min) 
75 dB LAFmax 
 

Business Mixed Use 
Zone 

Any point within any 
site 

0800 to 2200 h 60 dB LAeq(15 min) 
2200 to 0800 h 50 dB LAeq(15 min) 

75 dB LAFmax 
 

 
 

28B. A Noise Management Plan (NMP) shall be implemented for each food and beverage tenancy 
operating between 2200 to 0000. This shall be provided to the Council’s Monitoring Department 
for certification within 3 months of approval, or prior to opening any new tenancy. The operation of 
the premises must be in accordance with the provisions of the approved NMP at all times. The 
objective of the NMP is to identify, require and enable the adoption of the best practicable option 
to ensure that noise emissions are minimised, and must include, but not necessarily be limited to 
the following: 
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i. The applicable noise limits and operating hours; 
ii. Methods of dealing with any excessive noise generated by patrons; 
iii. Measures to prevent antisocial behaviour in the carpark and around buildings, and 

discourage large congregations outdoors after 2000 hours; 
iv. Any other general noise mitigation measures available to minimise noise emissions; 

and 
v. Procedures for handling noise complaints. 

 
Advice Note: The noise management plan may be updated from time to time, which shall be 
certified by Council’s Monitoring Development department prior to implementation. 

 
29. The consent holder shall ensure that the activities associated with construction will not exceed 

noise limits at, or within, the boundary of any residential site in the Low Density Residential Zone:  
 

• daytime (07:30 -18:00)  70 dB LAeq(15 min) or 85 dB LAFmax 
 

Construction sound shall be assessed in accordance with, and comply with, NZS 6803:1999. 
 
30. Prior to any development of the site, the consent holder shall submit to the Resource Consent 

Manager at the Queenstown Lakes District Council, a Noise Management Plan for certification. 
The plan must include management of noise associated with both operation and construction noise 
at the site to achieve the above limits, in addition to complaint management.  The plan shall become 
the certified Noise Management Plan.  The operation and management of the site must be carried 
out in accordance with the certified Noise Management Plan.  Once certified all future berth holders 
shall comply with the Noise Management Plan.   

 
30A. To ensure that the proposed construction of the sheet pile retaining wall and telescopic piles 

remains within the noise limits as set out in condition 29 above, the consent holder shall carry out 
sound level measurements for the first five sheet piles and the first two telescopic piles to be driven, 
with the results submitted to the Manager, Resource Consents, Queenstown Lakes District Council 
within 5 working days of the piles being driven.  Works shall cease immediately if any breach of the 
construction noise limit is found.  

 
Temporary Events 
 
Operational Requirements 
 
31. The maximum number of attendees per event is 150 (including staff) at any one time. 

 
32. Each event shall have a maximum duration of three (3) consecutive calendar days. 

 
33. The operational hours of the events venue shall be Monday-Sunday, between the hours of 0800 

to 0000 (midnight) (excluding pack down). 
 
Noise 
 
34. The consent holder shall ensure the activity is undertaken in accordance with the approved Noise 

Management Plan (Appendix 5 and Condition 28B), and the following conditions of consent (35) to 
(38). 
 
Advice Note: The Noise Management Plan may be updated from time to time. Amendments shall 
be certified by Council’s Monitoring Development department prior to implementation. 

 
35. All speakers shall be limited to 70 dB LAeq, measured from 1 metre in front of the speaker. All 

speakers shall be calibrated in accordance with the instructions within the NMP to ensure 
compliance with this noise limit. 
 

36. There shall be a maximum of four indoor speakers, and four outdoor speaker. The outdoor 
speakers shall be positioned to face south-east away from the building and towards Lake Wakatipu. 
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37. No live music is permitted. 
 

38. The number of guests on the pontoon on the eastern side of the sheds shall be limited to 20 at one 
time. 

 
Sanitation 
 
39. For events where the number of attendees is 70 or more (including staff), the following shall apply: 

 
a. The public toilets are to be cleaned within two (2) hours of the conclusion of the event to 

the satisfaction of the Parks Contract Manager; 
b. The event holder shall be responsible for scheduling and paying for this additional 

required cleaning; 
c. The two privately managed toilets within the marina are to be made available for event 

attendees for the duration of the event; and 
d. The public walkway through the marina is to be kept free of equipment, materials and 

structures to allow for unobstructed pedestrian and cycle movement. 
 
Review 
 
40. Within six months of the date of this decision; and/or upon the receipt of information identifying 

non-compliance with the conditions of this consent, and/or within ten working days of each 
anniversary of the date of this decision, in accordance with Sections 128 and 129 of the Resource 
Management Act 1991, serve notice on the consent holder of its intention to review the conditions 
of this resource consent for any of the following purposes: 

 
d) To deal with any adverse effects on the environment that may arise from the exercise of the 

consent which were not foreseen at the time the application was considered and which it is 
appropriate to deal with at a later stage. 

 
e) To deal with any adverse effects on the environment which may arise from the exercise of 

the consent and which could not be properly assessed at the time the application was 
considered.   

 
f) To avoid, remedy and mitigate any adverse effects on the environment which may arise from 

the exercise of the consent and which have been caused by a change in circumstances or 
which may be more appropriately addressed as a result of a change in circumstances, such 
that the conditions of this resource consent are no longer appropriate in terms of the purpose 
of the Resource Management Act 1991.  

 
41. As part of the review clause stated in condition (40) of this consent, the Council may have the Noise 

Management Plan audited at the consent holder’s expense. 
 
Construction Times 
 
42. Hours of work during construction shall be from 7.30am to 6.00pm, Monday to Friday, and 8.00am 

to 12:00 noon on Saturdays.  No work shall occur on Sundays, or Public holidays.  
 
43. None of the following construction works shall be implemented during any summer season 

between 20 December and the following 20 February:  
 

a) The retaining wall along the lake edge;  
 
b) The dredging or excavation of the lakebed;  
 
c) The excavation and reclamation of any part of the land part of the site, including the existing 

inlet and any works necessary to separate the inlet from the balance of Lake Wakatipu;  
 
d) On site fabrication of concrete components of the marina; 
 

32



 

V10_25/11/-2020    RM230978 

 

e) Any earthworks and/or vehicle movements in respect of (a) – (d) above.  
 
Fuel Supply/Hazardous Substances   
 
44. Prior to the commissioning of the storage facility, the consent holder shall submit a copy of the 

Hazardous Substances Stationary Container System Test Certificate required under the 
Hazardous Substances (Dangerous Good and Scheduled Toxic Substances) Transfer Notice 
2004.  

 
45. Prior to the commissioning of the storage facility, the consent holder shall submit a copy of the 

Hazardous Substances Location Test Certificate required under the Hazardous Substances 
(Classes 1 to 5 Controls) Regulations 2001.  

 
46. The consent holder shall provide a copy of the annual Hazardous Substances Location Test 

Certificate, within 8 weeks of the renewal date.  
 
Spill Contingency   
 
47. The consent holder shall retain an appropriately experienced person(s) to evaluate and 

characterise the level of contaminants on the site and develop a Spill Contingency Plan for the 
prevention and removal of spills of hydrocarbons and other contaminants from entering the lake.  
The Spill Contingency Plan shall at least detail:  

 
a) the storage and use of hazardous chemicals;  
 
b) fuel storage and spill contingencies;  
 
c) what bunding and other spill prevention measures will be undertaken on site;  
 
d) what equipment is kept on site to contain, remove and/or deal with spills;  
 
e) how the disposal of contaminated materials will be undertaken;  
 
f) what training staff (if any) have in the use of such measures; and  
 
g) 24 hour contact telephone numbers for key site personnel (if any) and relevant local  
 authority personnel (such as the Harbourmaster).  

 
48. A draft of this Spill Contingency Plan shall be provided to the Queenstown Lakes District Council 

and the Otago Regional Council at least two months prior to the exercise of this resource consent 
for comment, and the final Spill Contingency Plan shall be provided to the Otago Regional Council 
for written approval prior to the operation of the marina.  No operations shall commence until the 
final Spill Contingency Plan has been approved.  No changes shall be made to the approved Spill 
Contingency Plan without the prior written approval of the Otago Regional Council. 

 
49. The consent holder shall undertake activities in general accordance with the approved Spill 

Contingency Plan prepared in accordance with condition 36.  
 
50. The consent holder shall have adequate hydrocarbon spill clean-up equipment on the marina site 

at all times.  Such equipment shall be readily accessible to the personnel referred to in Condition 
47(g).  

 
Buildings 
 
51.  a) All plans that show buildings as part of the proposal are hereby amended as follows: 
 

(i) Two of the floating buildings adjacent to the esplanade at about the location of buildings 
S5 and S11 are hereby deleted so as to create two 6 metre wide view shafts. Floating 
decking shall be provided by the consent holder and made available for public use instead 
of the floating buildings deleted in terms of this condition.  A solid balustrade shall be 
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provided on the landward side of the floating decks to obscure the lower part of the 
retaining wall.   

(ii) The off-shore floating buildings on the lake surface, being buildings S20 – S26 (inclusive), 
are hereby deleted. 
 

For the avoidance of doubt a total of 17 floating buildings only are permitted in terms of this 
land consent. 

 
b) Final colours and materials for buildings, structures and hard landscaping surfaces shall be 

submitted to the Resource Consent Manager of the Queenstown Lakes District Council prior 
to development commencing on the site, for certification that they will achieve the following 
intended outcomes:  

 
(i) (The final colour scheme for structures and landscaped surfaces shall appear 

appropriately recessive throughout all seasons of the year (light reflectance value less 
than 36%) and lie within the natural colour ranges of browns, greens and greys. The 
approved colour scheme for the land-based and floating buildings shall have a heritage 
theme, with all colours selected (in accordance with the listed conditions of use) from the 
Resene Heritage palette approved under Condition 1. Lighter greys, cream or white may 
be used for trims such as window frames, fascias and other minor building elements.  

(ii) Materials for buildings shall be in accordance with the following:  
 

• Timber weatherboard for the external cladding painted in heritage colours (in 
accordance with the listed conditions of use) the Resene Heritage Palette 
approved under Condition 1 

• Profiled colour metal steel for the roof in a recessive grey heritage colour from the 
Resene Heritage palette list approved under Condition 1 or equivalent (provided it 
has with a light reflectivity value of less than 36%). 

• Clear glazed roof and walls for some of the buildings.    
   

(iii) Hard landscaping shall be of a consistent design and theme throughout the site and shall 
be complementary to any relevant design or theme applicable to the adjoining Sugar 
Lane.  
 

52. Any lighting associated with the buildings and the marina shall be restricted to down-lights only. 
The consent holder shall submit a lighting plan prior to development commencing on site to show 
that all lighting on the site will be consistent with the Queenstown Lakes District Council’s Southern 
Light lighting strategy, and to ensure that lighting is designed to avoid excessive light spill while 
maintaining public safety.  

 
Commercial Activities  
 
53. Commercial use of the site shall be limited to the following activities:  
 

a) Land-based and water-based activities comprising or ancillary to the marina or boating 
activities, including:  

 
(i)  vehicle parking, boat servicing and maintenance, security, display of boats and boating 

equipment for sale or hire, loading and unloading of persons and equipment, and fuel 
supply; 

(ii)  one building may be used for on-site custodial management;  
(iii)  offices for on-site marina management, maintenance and security;  
(iv)  maritime museum;  
(v)  all forms of boat servicing, sales and hire;  
(vi)  retail sales, maintenance and repair of boating equipment, apparel and accessories  
(vii)  commercial recreational activity including offices, sales, ticketing, service, promotion, 

loading and unloading of passengers and equipment;  
(viii)  offices for the harbourmaster and coastguard;  
(ix)  marina offices, boating related activity clubrooms and common facilities;  
(x)  visitor information.       
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b) In addition, the following non-ancillary commercial activities are authorised: 
 
(i)  sale of food and beverages; (provided only 4 businesses in the complex may be licenced 

under the Sale and Supply of Alcohol Act 2012); 
(ii)  there shall be no businesses that hold an off-licence under the Sale and Supply of Alcohol 

Act 2012, except in relation to wine tasting activities or sales of boutique wine and craft 
alcohol from a bar (that is, an off-licence may only be permitted in association with a 
commercial activity where the sale of alcohol via an off-licence is not the primary purpose 
of the business. Bottles stores are not permitted under this exemption.);  

(iii)  wellbeing activities, including, but not limited to day spas, yoga and massage, limited to 
the land based buildings and a maximum of four of the 17 floating buildings;  

(iv)  art studios and galleries  
(v)  professional offices, limited to the land based buildings and a maximum of four of the 17 

floating buildings; and 
(vi)  Temporary events within buildings 14-17 (as described in RM230978). 

 
Advice Notes: Private recreational activities are not covered by this condition. Temporary Events 
enabled by the District Plan may be undertaken outside the control of this resource consent, in 
accordance with the permitted activity standards of the District Plan 

 
53C. Temporary functions and events provided for under condition 53(b)(vi) above must comply with the 

following requirements:  
 

i. the number of persons (including staff) participating does not exceed 150 persons at 
any one time;  

ii. the duration of the temporary function / event does not exceed 3 consecutive calendar 
days (excluding set up and pack down);   

iii. the temporary function / event does not operate outside of the hours of 0800 to 0000 
(midnight). Set up and pack down outside of these hours is permitted.    

 
Advice Note: The noise limits specified in condition 28, 28A and 28B apply.  

 
53D. No temporary events shall occur at the Frankton marina until such time as traffic signals are 

installed at the Sugar Lane / State Highway 6A intersection.    
 

Advice Note: Temporary Events may be undertaken outside the control of this resource consent, 
in accordance with the permitted activity standards of the District Plan. 

 
54. All commercial activities operating from the Marina shall be limited to the operational hours 7am 

to 10pm Monday – Sunday, other than.  
 

• temporary events which have specific time limits set out in condition 53Ciii above and  
• commercial activities (food and beverage sales), which may operate between 0700 – 0000 

(midnight).     
 

Advice Note: The noise limits specified in condition 28, 28A and 28B apply. 
 
Pile Support Structures  
 
55. No pile support structure shall exceed a maximum height of 314.10 masl.    
 
Marina Operations 
 
56. Not less than one month prior to completion of Stage 1 of the development the consent holder shall 

submit to the consent authority for approval a Marina Operations Plan. The contents of this plan 
shall include but not necessarily be limited to the following matters:  

 
a) The measures that will be put in place to control traffic and parking.  
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b) The measures that will be put in place to control noise. Noise management shall be in place 
to ensure that activities shall be conducted such that the following noise levels are not 
exceeded at the boundary of the site:  

 
• daytime (08:00 – 20:00)  50 dB LAeq(15 min) 
• night-time (20:00 – 08:00)  40 dB LAeq(15 min) 
• night-time (20:00 – 08:00) 70 dB LAFmax  
 

c) The measures that will be adopted in the event that there is any spillage or deposition of 
hazardous substances, including fuels and oils, into or on to Lake Wakatipu, or the land as 
per the requirements of consent conditions 36-38 above.  

 
d) A Freshwater Pest Management Plan.  The objective of the plan is to ensure the best practice 

measures are adopted to monitor for and eradicate any aquatic pest plant outbreak within the 
entire footprint of the marina within Lake Wakatipu/Whakātipu-wai-māori.  The plan shall 
include at least the following elements: 

  
(i) The procedures (including timing and methods) for regular inspections monitoring the 

lake area within the footprint of the marina, to be carried out by an appropriately qualified 
person/s.  

(ii) The freshwater plant pest species to be monitored for and what action is to be taken if 
they are detected.   

(iii) Procedures for notification of, and liaison with, agencies with biosecurity responsibilities 
in the event of any outbreak being detected, including Otago Regional Council and Land 
Information NZ.  

 
(iv) Methods to remove plant pests and procedures for ongoing monitoring to ensure 

eradication has occurred.  
(v) The means to educate marina users of pest plant risks and their responsibilities.    

 
e) The measures that will be put in place to ensure that boat operators shall not discharge bilge-

water within the marina. 
 
f) A draft of the relevant part of the proposed marina berth lease, licence or other equivalent 

occupation right document which details obligations imposed on berth occupants to ensure 
compliance with the relevant requirements of this consent.  

 
57. No boats or motorised craft berthed at the marina or buildings (other than one building for on-site 

custodial management) shall be used at any time for overnight residential or visitor accommodation 
activities, or for activity sensitive to aircraft noise (as defined in the Definition on page D-1 of the 
Queenstown Lakes District Plan).  

 
58. a) All boats and trailers shall be cleaned prior to launching and berthing at the marina. 
 

b) The occupation and use of berths in Stage 1 of the marina is not to occur until a washdown 
facility is available for use at or in the immediate vicinity of the marina that is accessible from 
Sugar Lane.      

 
59. Commercial jet boat operators shall use the main marina entrance when entering and leaving the 

marina.  For the avoidance of doubt commercial jet boat operators shall not enter and leave the 
marina from berths to the east of the easternmost floating marina finger pier. 

 
Landscaping conditions  
 
60. Prior to development commencing on the site, final landscaping treatment, planting plans and 

cross-sections shall be submitted to the Resource Consent Manager of the Queenstown Lakes 
District Council for approval.  The plans shall specify the location, planting densities and species 
of all vegetation indicated on the Proposed Landscape Layout Plan.  The final species of vegetation 
proposed shall place emphasis on the use of native plants that are also indigenous to the Wakatipu 
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area. Landscaping in the vicinity of the Mantra Marina Apartments shall be designed to mitigate 
the effect of headlights from cars using the car park.  

 
61. The details of the type and locations of street furniture, including any structures to be provided on 

the site for the disposal and recycling of waste (including bio hazard material as recommended in 
the report of Natural Solutions for Nature Limited), and seating, shall be submitted to the Resource 
Consent Manager of the Queenstown Lakes District Council for approval prior to development 
commencing. Where feasible seating shall be located where vistas are available from the foreshore 
to the Frankton Arm of Lake Wakatipu.  

 
62. Landscape plans detailing the surface treatments for all public areas, including the car park, 

pedestrian crossing, and details confirming how the promenade and pedestrian/cycle paths within 
the development will connect to the Queenstown Trail.  These shall be submitted to the Resource 
Consent Manager of the Queenstown Lakes District Council, for approval prior to development 
commencing. The surface treatments shall be in accordance with Condition 51(b)(iii) above.   For 
the avoidance of doubt the consent holder is to provide for public, unrestricted pedestrian/cycle 
access through the development site connecting to the Queenstown Trail.  

 
Public Access 
 
63. Permanent public access at all times shall be maintained in respect of:  
 

a) The walkway/cycleway connections through the site linking to the Queenstown Trail at the 
eastern and western ends of the site, as generally shown on the approved plans;  

 
b) The lakeside floating jetty (boardwalk) running along the side (and on the lakeside of) the 

floating buildings adjacent to the retaining wall and the floating decking to be provided in terms 
of Condition 51(a)(i); 

 
c) At least 20 metres of the lakeshore end of the floating breakwater on both sides (for short term 

boat loading/offloading purposes) unless a public jetty and pontoon is provided in the 
immediate vicinity of the marina that is accessible from Sugar Lane. 

 
d) The carpark and landscaped areas between Sugar Lane and the esplanade on the retaining 

wall, including the boulder retaining wall and steps down to the surface of the lake at the 
eastern end of the development.  

 
Note: There is no requirement to provide public access onto the floating marina fingers 
which connect to the lakeside floating jetty (boardwalk) or onto the floating breakwater (with 
the exception of the lakeshore end as provided for to in (c) above). 

 
Marina Maintenance 
 
64. The consent holder shall at all times maintain all components of the floating marina and breakwater 

to an appropriate standard, so that they remain fit for purpose and in order to prevent any 
deterioration which might lead to failure of any part of the marina.   

 
65. The consent holder shall enter into a bond for the ongoing structural integrity of the marina as peer 

reviewed under Condition 6(k) and/or abandonment by the consent holder.  The bond shall be in a 
form and on terms deemed appropriate by Council’s solicitors.  The cost of setting up the bond is 
to be borne by the consent holder.  The amount of such a bond shall be calculated by applying a 
150% multiplier to the higher of two quotes from suitable contractors experienced in such works 
necessary to maintain the ongoing structural integrity of the marina, using as a basis for their 
calculations engineered plans and specifications provided by the consent holder under the peer 
review.  If the consent holder enters into an agreement acceptable to the Council’s solicitors for a 
similar purpose pursuant to lease obligations of part of the Frankton Marina Local Purpose Reserve 
and if it meets the intent of this condition, then such agreement shall constitute compliance with 
this consent obligation.  This resource consent shall not be exercised until the consent holder has 
provided evidence to the Council that it has complied with this consent obligation. 
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Lapsing Period 
 
66. Consent for Stage 1 of the marina shall lapse, if not exercised, 5 years after the date consent 

commences.  If consent for Stage 1 is exercised, consent for Stage 2 of the marina shall lapse, if 
not exercised, 10 years after the date this consent commences.   For the avoidance of doubt Stage 
2 shall lapse in the event that Stage 1 is not exercised in accordance with this condition. 

 
Review 
 
67. Within ten working days of each anniversary of the date of this consent the Council may, in 

accordance with sections 128 and 129 of the Resource Management Act 1991, serve notice on the 
consent holder of its intention to review the conditions of this resource consent for any of the 
following purposes:  

 
a) To deal with any adverse effects on the environment that may arise from the exercise of the 

consent which were not foreseen at the time the application was considered and which it is 
appropriate to deal with at a later stage.  

 
b) To deal with any adverse effects on the environment which may arise from the exercise of the 

consent and which could not be properly assessed at the time the application was considered.  
 
c) To avoid, remedy and mitigate any adverse effects on the environment which may arise from 

the exercise of the consent and which have been caused by a change in circumstances or 
which may be more appropriately addressed as a result of a change in circumstances, such 
that the conditions of this resource consent are no longer appropriate in terms of the purpose 
of the Resource Management Act 1991.  

 
Advice Notes  
 
1. The consent holder is advised that if it intends to provide a scheduled passenger transport service, 

the operator shall either register with the Otago Regional Council the service as a unit under the 
Regional Public Transport Plan, or apply for and obtain registration as an exempt service under 
the Land Transport Management Act 2003 and its amendments.   

 
2. This consent may trigger a requirement for Development Contributions. For further information 

please contact the DCN Officer at QLDC.  
 
3. The consent holder is advised that the retaining walls proposed in this development which exceed 

1.5m in height or walls of any height bearing additional surcharge loads, including the esplanade 
retaining wall, will require Building Consent, as they are not exempt under Schedule 1 of the 
Building Act 2004. 

 
4. The consent holder is advised that, with regard to future signage, any additional signage will require 

a separate resource consent.  It is anticipated that any such consent if granted would be subject to 
conditions to the following or like effect: 

 
a) Include the same design criteria as apply to the signs approved under condition 27 above; 
 
b) Not be located on the wall of the relevant floating building which faces the land;  
 
c) Not be internally lit.  
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APPENDIX 2 – CONSENT CONDITIONS 
 
General Conditions 
 
1. That the development must be undertaken/carried out in accordance with the plans: 

 
• ‘Michael Wells Design Plans, Sheet Numbers 101 and 201, Revision Issue 6, dated 23-1-

2014, except the Toilet Block building as per the WJ Cadzow and Associates Ltd Building 
Plan a8.00 (Revision G dated 27/04/18) and a8.05 (Revision H dated 27/04/18) 

 
stamped as approved on 20 February 2015 

 
and the application as submitted, with the exception of the amendments required by the following 
conditions of consent. 

 
2. This consent shall not be exercised and no work or activity associated with it may be commenced 

or continued until the following charges have been paid in full: all charges fixed in accordance with 
section 36(1) of the Resource Management Act 1991 and any finalised, additional charges under 
section 36(3) of the Act.  

 
3. The consent holder is liable for costs associated with the monitoring of this resource consent under 

Section 35 of the Resource Management Act 1991.  
 
4. All land use activities authorised by way of this consent, being use of the buildings as an event 

venue for up to 365 nights per annum, with an associated noise breach, are to be undertaken in 
accordance with the conditions contained within Appendix 1 of this decision (RM140061 (as varied 
by RM170894, RM181250, RM230234, RM230576, RM230869 and RM230978)), and any 
subsequent variations to that decision. 

 
For Your Information 
 
Monitoring  
The conditions in your decision will advise if monitoring is required.  To assist with compliance of your 
resource consent, and to avoid your monitoring deposit being used before your development starts, please 
complete the “Notice of Works Starting Form” and email to the Monitoring Planner at 
RCMonitoring@qldc.govt.nz   
  
Environmental Management Plan 
Please be aware of your requirements to appropriately manage environmental effects associated with 
your activity.  Site management means having adequate controls in place on your site.  This will ensure 
compliance is achieved and harmful by-products of construction activities do not damage the environment 
or cause nuisance to neighbours.  We’ve provided some advice to help you mitigate any possible adverse 
effects that may be generated on your site as a result of construction related activities. 
 
Engineering Acceptance 
You may also have conditions that require you to apply for Engineering Acceptance. To apply, please 
complete the Engineering Acceptance Application Form and submit to 
engineeringapprovals@qldc.govt.nz.  Further information regarding Engineering Acceptance can be found 
here. 
 
Development Contribution 
If this decision requires a development contribution (DC) charge, we will be sending a notice in due course. 
To answer questions such as what is a DC charge, when a DC charge is triggered and timing of payments, 
this information is available here. 
If you wish to make a DC estimate calculation yourself, please use this link. Full details on current and past 
policies can be found here. 
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1. Key Information 
Address Frankton Marina, Sugar Lane, Queenstown 
Legal Description  Area 5, 7 DP 583867, Record of Title 1096480 (Leasehold) 

(Attachment [B1]) 
 Section 48 and section 52-53 Block XXI Shotover Survey District, 

Record of Title OT7B/844 (Attachment [B2]) 
 Area 1-4, 6 DP 583867, record of Title (Attachment [B3]) 

Site Area [B1] –6.9 hectares leasehold - Lakes Marina Projects Limited  
[B2] – 1.35 hectares – QLDC Recreation Reserve  
[B3] – 7924m2 – Lakes Marina Projects Limited 

Owners Lakes Marina Projects Limited, Queenstown-Lakes District Council. 
Occupier Lakes Marina Projects Limited 
Applicant Lakes Marina Projects Limited 
Operative District Plan 
Zone 

 Rural General Zone 
 A small portion Low Density Residential Zone  

Proposed District Plan 
Zone 

 Open Space and Recreation Zone (Informal Recreation category)  
 Rural Zone (surface of Lake Wakatipu)  

Designations & Special 
Provisions 

 D165 – Frankton Marina Local Purpose Reserve (applies to land 
only) – subject to Conditions ‘B’ for recreation reserves.  

 Lake Wakatipu is a Statutory Acknowledgement area 
Proposal  To vary conditions 28, 41 and 42 of RM140061(as varied by RM170894, 

RM181250 and RM230234) to enable temporary events in four floating 
sheds for up to 365 days per year, and to extend the hours of operation 
for food and beverage premises at the Frankton Marina.  Land use 
consent for temporary events and noise exceedances is also sought.  
 

Activity Status Resource Management Act 1991 
 A discretionary activity under section 127 of the RMA to vary 

conditions 28, 41 and 42 of RM140061 (as varied by RM170894, 
RM181250 and RM230234) 
 

Chapter 36 Noise 
 A non-complying activity pursuant to Rule 36.5.2 for noise 

received within the LDRZ which exceeds 40dB LAeq (15min) 
between the hours of 2000h to 0800h. 

 
Chapter 35 Temporary Activities 

 A discretionary activity pursuant Rule 35.4.16, to hold up to 365 
events in a calendar year 

 
The application is for a non-complying activity 

Written Approvals and 
Consultation 

 Affected party approval has been obtained from Waka Kotahi NZTA 
(Attachment [J]).  

Other consents/permits None – no new building work or disturbance of the lake bed is occurring  
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2. Introduction 
This report is submitted as part of the application by Lakes Marina Projects Limited (“the Applicant”) for a variation 

of resource consent conditions of RM140061 (as varied by RM170894, RM181250 and RM230234) to enable 

temporary events in four floating sheds for up to 365 days per year and consent to extend the hours of operations 

for commercial food and beverage premises, at the Frankton Marina. The subject site is located along Sugar Lane, 

Queenstown. The completed Form 9 is provided as Attachment [A]. The three Records of Title for the site are 

appended as Attachments [B1] – [B3] (“the site”). 

3. Background 
In February 2014, following a joint hearing, the Queenstown Lakes District Council (QLDC) and Otago Regional 

Council (ORC) granted Lakes Marina Projects Limited (LMPL) resource consent RM140061 (QLDC) and 

RM14.026.01-03 (ORC) to establish and operate a 195-berth marina including wave attenuator, ancillary 

commercial buildings, car parking, open space, landscaping and earthworks at Sugar Lane, Frankton, 

Queenstown.  A copy of the joint decision on RM140061 is attached as Attachment [C]. 

This decision was appealed to the Environment Court and following mediation, in June 2015 the Environment Court 

issued a Consent Order resolving the areas of dispute. A copy of Consent Order ENV-2015-CHC-22 is attached 

as Attachment [D]. 

Following the release of the Consent Order, the applicant varied the design of the retaining wall and lake bed 

anchor system for the pier, walkway, marina layout and wave attenuator.  This variation was processed as 

RM170894, a copy of which is attached as Attachment [E]. 

RM181250 granted the increase of the size of the toilets and changes to the building colours, attached as 

Attachment [F]. 

RM230234 approved the use of the marina for commercial activities not directly ancillary to the marina to provide 

for a more socially and commercially vibrant marina. This decision was issued 15 November 2023, a copy of which 

is attached as Attachment [G]. 

RM230576 is currently being processed, for a minor variation to the layout of Stage 2 of the marina. The application 

was lodged 2 August 2023. 

RM230869 is currently being processed, to vary condition 1 of RM140061 (as varied by RM170894, RM181250 

and RM230234) to enable electric charging infrastructure to be installed at the Frankton Marina. 

4. Existing / Receiving Environment 
RM140061 (as varied by RM170894 and RM181250 and RM230576) approved the Frankton Marina and has been 

given effect to, with Stage 1 of the marina completed and in use.  Construction of Stage 2 is due to start in 2024.  
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The full consented marina development therefore forms part of the receiving environment.  Aerial imagery of the 

constructed Stage 1 marina is shown below. 

 
Figure 1: QLDC aerial imagery of the constructed marina, car park and buildings  

The marina area includes part of the Frankton Marina Local Purpose Reserve and the adjacent surface and bed 

of Lake Wakatipu.   

Access to the site is achieved via Sugar Lane off Frankton Road (State Highway 6A).  The first portion of Sugar 

Lane is legal road and the balance of Sugar Lane is a Right of Way over Council reserve that serves adjacent 

properties.  Sugar Lane provides access to a variety of commercial and residential activities which are now zoned 

Business Mixed Use.  Land immediately to the north west of Sugar Lane includes a commercial area occupied by 

a diverse mixture of commercial activities some of which are marine related, including offices, a brewery, a tyre 

service premises, and garaging / storage areas.  Sugar Lane also provides access to the historic boat shed which 

is now operated as a café and which is located generally to the west of the boat ramp and Fisherman’s Pier. 

The Frankton Track that forms part of the Queenstown Trail passes through the site, either via the footpath adjacent 

to Sugar Lane or the boardwalk esplanade area next to the floating sheds.  Four land-based and seventeen floating 

buildings on pontoons between have been placed next to or on the surface of the lake along the front of an 

esplanade that is located above the retaining wall.  

Public access runs along the marina parallel to the lake front of the pontoon buildings and to the shore end of the 

breakwater. 
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The buildings approved on the floating pontoons have been constructed in groups running east to west as follows: 

 

 
Figure 2: Constructed layout of floating buildings (within blue outline) and land-based buildings (within orange 

outline) 

These buildings are currently used for commercial activities (directly and indirectly ancillary to the marina activity), 

with hours of operation from 7am to 10pm Monday to Sunday.  Condition 44(b) of RM140061 (as varied) also sets 

out specific noise levels for the marina commercial operations. 

5. Proposal 

5.1 Temporary Functions and Events 

The proposal seeks to hold an unlimited number of temporary events (such as conferences and business functions) 

within floating buildings 14-17 (as shown on Figure 2 above) for up to 365 days per year.  The PDP defines Temporary 

Events as follows, and the proposal meets this definition: 
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The temporary functions and events proposed are limited to the following: 

 A maximum capacity of 150 people (including staff) 

 3 consecutive days maximum (excluding set up and pack down) 

 The event will not operate outside the hours of 0800 to 0000 (midnight) 

 

Condition 41 of RM140061 (as varied, including by RM230234) approves commercial use of the site for both ancillary 

commercial and some non-ancillary commercial activities. To enable the proposed temporary events, an amendment 

to condition 41(b) of RM140061 (as varied, including by RM230234) is required and land use consent is required 

under the PDP. The changes to condition 41(b) seek to enable temporary functions and events within the floating 

buildings (limited to the four eastern most floating buildings). The proposed wording to condition 41(b) is as follows, 

added text as bold underline, removed text as strikethrough: 

 
41(b)  In addition, the following non-ancillary commercial activities are permitted:  

 
(i) sale of food and beverages; (provided only 4 businesses in the complex may be licenced under the Sale and 
Supply of Alcohol Act 2012). 
(ii) there shall be no businesses that hold an off-licence under the Sale and Supply of Alcohol Act 2012, except 
in relation to wine tasting activities or sales of boutique wine and craft alcohol from a bar (that is, an off-license 
may only be permitted in association with a commercial activity where the sale of alcohol via an off-license is not 
the primary purpose of the business. Bottle stores are not permitted under this exemption. 
(iii)wellbeing activities, including, but not limited to day spas, yoga and massage, limited to the land based 
buildings and a maximum of four of the 17 floating buildings; and  
(iv) art studios and galleries;  
(v) professional offices, limited to the land based buildings and a maximum of four of the 17 floating buildings; 
and 
(vi) Small scale temporary functions and events.   
  

Advice Note: Private recreational activities are not covered by this condition Temporary Events enabled 
by the District Plan may be undertaken outside the control of this resource consent, in accordance 
with the permitted activity standards of the District Plan. 

 
A condition of consent is also volunteered to manage the effects and scale of the temporary events. The proposed 

conditions are as follows, added text as underlined: 

 
41(c) Small scale temporary functions and events provided for under condition 41(b)(vi) above must 

comply with the following requirements: 
i. the number of persons (including staff) participating does not exceed 150 persons at any one time; 

ii. the duration of the temporary function / event does not exceed 3 consecutive calendar days 
(excluding set up and pack down);  

iii. the temporary function / event does not operate outside of the hours of 0800 to 0000 (midnight). 
Set up and pack down outside of these hours is permitted.  
 
Advice Note: The noise limits specified in condition 28, 28a and 28b apply. 
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41(d) No temporary events shall occur at the Frankton marina until such time as traffic signals are 
installed at the Sugar Lane / State Highway 6A intersection.  

 
Advice Note: Temporary Events enabled by the District Plan may be undertaken outside the 
control of this resource consent, in accordance with the permitted activity standards of the District 
Plan. 

 
 

5.2 Hours of operation – temporary functions and events and 
food and beverage sales  

The current hours of operation of the commercial activities within buildings are limited to 7am to 10pm Monday to 

Sunday under condition 42. The proposal also seeks to vary Condition 42 of RM140061 to enable separate hours of 

operation for temporary events, and to increase the hours of operation for the non-ancillary commercial activities 

(effectively the food and beverage premises). 

The proposed wording to condition 42 is as follows, added text as bold underline, removed text as strikethrough. 

42. All commercial activities within buildings operating from the marina shall be limited to the operational 
hours 7am to 10pm Monday – Sunday, other than: 
 temporary events which have specific time limits set out in condition 41(c)iii above and  
 commercial activities (food and beverage sales), which may operate between 0700 – 0000 

(midnight)).   
 
Advice Note: The noise limits specified in condition 28, 28a and 28b apply. 

 

5.2 Noise – temporary functions and events and commercial 
activity food and beverage sales 

The proposed temporary events will result in a breach of noise standards because of vehicles exiting the site between 

the hours of 0000-0030, under the PDP and Condition 28 of RM140061. The proposal therefore seeks consent to 

amend the noise condition to enable vehicles leaving the site after the function/event has finished and requires a 

variation of Condition 28 of RM140061. 

The proposed wording to condition 28 is as follows, added text as bold underline, removed text as strikethrough: 

28.  The consent holder shall ensure that the activities be so conducted that the following noise limits are not 
exceeded at, or within, the boundary of any residential site in the Lower Density Suburban Residential 
Zone except for temporary events and commercial premises for which condition 28a applies: 

daytime (08:00 – 20:00) 50 dB LAeq (15min) 

night-time (20:00 – 08:00) 40 dB LAeq (15min) 

night-time (20:00-08:00) 70 dB LAFmax 

 
28(a). The consent holder shall ensure that traffic associated with temporary events and commercial 

premises do not exceed the following noise limits at, or within the boundary of any residential site 
in the Lower Density Suburban Residential Zone: 
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daytime (08:00 – 20:00) 50 dB LAeq (15min) 

night-time (20:00 – 00:00) 46 dB LAeq (15min) 

night-time (20:00-00:00) 70 dB LAFmax 

 
28(b). A Noise Management Plan shall be implemented for each food and beverage tenancy operating 

between 2200 to 0000. The Noise Management Plan shall outline best practice management to 
ensure that noise effects are limited, to prevent antisocial behaviour in the carpark and around 
buildings, and limiting large congregations outdoors after 2000 hours. 

 
The applicant is happy to discuss / amend the proposed condition wording above with Council, to ensure it is 

effective and enforceable.  

6. Matters Requiring Consent 

6.1 Operative District Plan 

The subject site is zoned Rural General and Low Density Residential under the Operative District Plan (ODP). The 

relevant rules in the PDP are no longer under appeal, therefore the rules contained within the ODP can be treated 

as inoperative under S86F. 

6.2 Proposed District Plan 

The subject site is zoned Rural and Informal Recreation under the Proposed District Plan (PDP). The proposal 

requires consent under the following rules: 

Chapter 36 Noise 

 A non-complying activity pursuant to Rule 36.5.2 for noise from traffic exiting the car park received within 

the Lower Density Suburban Residential Zone which exceeds 40 dB LAeq (15min) between the hours of 2000h 

to 0800h. 

Chapter 35 Temporary Activities 

 A discretionary activity pursuant to Rule 35.4.16 for temporary activities not otherwise listed as a permitted 

activity. The proposal does not comply with permitted Rule 35.4.5(d) as the proposal seeks to hold up to 

365 events in any calendar year. 

6.3 Resource Management Act 1991 

The applicant seeks to vary conditions 28, 41 and 42 of RM140061 (as varied by RM230234) under section 127 of 

the RMA.  The proposal is therefore a discretionary activity under the RMA. 
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6.4 Overall Activity Status 

Overall, the proposal is a: 

 A non-complying activity under the Proposed District Plan 

 A discretionary activity under the Resource Management Act. 

The proposal can be assessed as a non-complying activity. 

7. Statutory Considerations 

7.1 Section 104 – Consideration of application  

Section 104(1) of the Act requires the Council to have regard to the following matters, subject to Part 2 of the Act:   

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

(i) a national environmental standard: 
(ii) other regulations: 
(iii) a national policy statement: 
(iv) a New Zealand coastal policy statement: 
(v) a regional policy statement or proposed regional policy statement: 
(vi) a plan or proposed plan; and 

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

Section 104(2) of the Act states that, in considering the effects on the environment of allowing an activity, a consent 

authority may disregard an adverse effect if a national environmental standard or the plan permits an activity with 

that effect.   

Section 104(3) states that a consent authority must not have regard to trade competition or the effects of trade 

competition, or any effect on a person who has given written approval to the application.  

An assessment of the effects of the proposal on the environment is provided in Section 8 of this report.  

Assessments against the relevant statutory documents are provided in Section 9.  

Under section 104D, a consent authority processing an application for a non-complying activity may grant a 

resource consent only if it is satisfied that either: 

 the adverse effects of the activity on the environment will be minor; or  

 the activity will not be contrary to the objectives and policies of the plan or proposed plan. 
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8. Effects on the Environment  

8.1 Permitted Baseline 

Rule 35.4.5 of the Temporary Activities Chapter enables Temporary Events as a permitted activity provided that: 

a) the number of persons (including staff) participating does not exceed 500 persons at any one time 

b) the duration of the temporary event does not exceed 3 consecutive calendar days (excluding set up and 

pack down) 

c) in the Rural Zone, the event does not operate outside of the hours of 0800 to 0000 (midnight) (excluding 

set up and pack down) 

d) the site is not used for any temporary event more than 7 times in any calendar year 

e) All structures and equipment are removed from the site within 3 working days of the completion of the 

event 

In this case, the proposal seeks to hold temporary functions and events, with a maximum number of 150 people 

(including staff) and the duration of events will not exceed three consecutive calendar days maximum (excluding 

set up and pack down). The floating sheds itself are located within the Rural (water) zone, and events will not 

operate after midnight. It is proposed however to use the site for temporary events more than 7 times in any 

calendar year. The Council should therefore consider the permitted baseline with regard to 34.4.5(a-c) and 

3.4.5(e). 

8.2 Receiving Environment   

It is noted that with regard to the marina consent RM140061 and associated variations (RM170894, RM181250, 

RM230234), the receiving environment has been modified by implemented resource consents that have been 

granted. The receiving environment includes RM140061 as varied by RM170894, RM181250, RM230234 as the 

resource consent has been already implemented through the construction of the marina.  

The resource consents discussed, the land based and floating sheds, associated commercial activity both ancillary 

and non-ancillary to the marina, therefore forms part of the receiving environment. All Stage 1 buildings have now 

been constructed and form part of the receiving environment. 

The following assessment of effects is therefore considering the difference in environmental effects arising from 

the current commercial use compared to additional temporary activities, and extended hours of operation. 

8.3 Effects assessment for a s.127 application  

The appropriate comparison is between any adverse effects which may have been from the activity in its original 

form (RM140061 (Consent Order version) as varied by RM170894 and RM181250 and RM230234) and any 

adverse effects which would arise from the proposal in its varied form.  If the effects after variation are no greater 

than before, then there is no requirement for written approvals to be obtained from persons who may be affected 

by the activity, but not by the change to it Body Corporate 97010 v Auckland CC (2000) 6 ELRNZ 183, [2001] 

Version: 1, Version Date: 18/12/2023
Document Set ID: 7866246

52



 

13 

NZRMA 202.  Upheld in the Court of Appeal, see Body Corporate 97010 v Auckland CC [2000] 3 NZLR 513, (2000) 

6 ELRNZ 303, [2000] NZRMA 529 (CA).   

The following assessment of effects is therefore considering the difference in environmental effects arising from 

the proposed changes to consent conditions to enable small scale functions and events and extended hours of 

operation. It is important to emphasise the assessment of effects is related to the difference in effects arising from 

the consented versus the proposed conditions. 

The key differences between the consented situation and the proposed, is the use of the four eastern most floating 

buildings for small events and functions. The consented situation enables the use of these four floating buildings 

for commercial use, both ancillary and non-ancillary to the marina. In both the proposed and consented situation, 

visitors will come to the marina, albeit a larger ‘wave’ of people at specific times for small functions and events, 

and more frequent comings and goings with regard to the consented commercial use. 

8.4 Effect of extension of hours of operation of commercial 
activities (food and beverage) not ancillary to marina 
activities 

The proposal seeks to increase the operating hours for commercial activities non-ancillary to the marina activity 

from 2200 hours to 0000 hours. A condition of consent is volunteered to ensure that the commercial activities that 

can operate up to 0000 hours are limited to commercial activities involved with the sale of food and beverages 

only.  Under condition 41(b)i, there is no limit on the number of food and beverage outlets, however only four can 

be licensed.  

8.4.1 Noise related effects  

An acoustic report by Acoustic Engineering Services is provided with the application and is appended as 

Attachment [H]. The acoustic report considered operational noise associated with the increase in hours of 

operation. 

The acoustic report notes that modelling of increased operating hours for non-commercial activities (the 

assumption of up to four food and beverage tenancies) operating after 2200 hours until 0000 hours will only 

generate low-level noise and are not expected to result in any notable noise effects on nearby sites. The report 

also notes noise received from nearby sites as a result of increased hours of operation are expected to be less 

than 40 LAeq (15 min), complying with existing consent condition 28 and PDP standards.  

The acoustic expert recommends that a Noise Management Plan be developed for any hospitality tenancy 

expected to operate late into the night until 0000 hours, including managerial measures including limiting large 

congregations outdoors after 2000 hours and prevention of antisocial behaviours in the carpark or around the 

buildings.  This advice is accepted, and a condition of consent is volunteered in this regard. 

With regard to noise from vehicle movements, noise modelling results indicates that noise received will be 

approximately 42 LAeq (15 min) at the façade of Element Escape Marina Apartments, and 45 LAeq (15 min) at the site 
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boundary, exceeding the limits of condition 28 and PDP standards. The acoustic report however notes that noise 

effects are expected to be minimal, given the existing elevated traffic noise levels at this location generated from 

SH6A. 

Overall, based on the expert assessment in the acoustic report, the increased hours of operation from the permitted 

maximum of four non-ancillary commercial food and beverage operations will not result in adverse effects that are 

more than minor with regard to noise effects. 

8.5 Effect of enabling ‘temporary functions and events’  

With regard to the effects arising from temporary small-scale events, the marina infrastructure is well set up to 

cater for small scale functions and events, and adverse effects are considered in full in the following section.  

Chapter 35 of the PDP identifies a range of relevant matters when considering the effects of temporary functions 

and events at the marina. These have been used below to structure the assessment of environmental effects.  

8.5.1 Nature and scale of the temporary functions and events 

Rule 35.4.5 enables seven temporary events per site per annum as a permitted activity provided that the total 

number of attendees do not exceed 500 persons. This forms part of the permitted baseline. 

The proposal seeks to limit the temporary events to the four eastern-most floating sheds, and limit the number of 

attendees to a maximum of 150 persons (including staff).  In practice, it is likely most events would not approach 

the 150 persons maximum, however this number provides operational flexibility.  Functions and events will be 

small in scale, and the marina infrastructure is already very well set up to cater for a large number of small-scale 

events limited to less than 150 people. 

The proposal seeks to conduct temporary functions and events throughout the year, but which will not individually 

exceed 3 calendar days in a year. The permitted baseline is relevant in this case as Rule 35.4.5 permits temporary 

activities which do not exceed 3 calendar days in a year provided it complies with all other standards.  It must be 

recognised that the marina will not realistically be used for functions and events on a continuous basis every day 

of the year, even if the consent conditions theoretically provided for that.  The request for 365 days of the year 

means the applicant has operational flexibility to use the four floating sheds as a function / conference space 

across the calendar year.  

The location of the four eastern-most floating buildings is more discrete than the rest of the marina floating building 

structures, because they are screened from the car park and road / surrounding properties by the five land based 

buildings, as can be seen in Figure 1.  The floating buildings are fit for purpose as the internal walls of the four 

floating buildings can be removed or added to provide spaces appropriate for the scale of the events. 

In summary, the physical infrastructure of the marina is well set up to cater for regular small scale events, and the 

proposed change will enable this without resulting in adverse effects on the environment.  
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8.5.2 Hours of operation 

Noise effects are considered in full in section 8.5.5 and Attachment [H], and Traffic effects are considered in section 

8.6 below. 

Rule 35.4.5 of the PDP provides for temporary events to operate between the hours of 0800-0000 in the Rural 

Zone. The proposed changes to noise conditions therefore corresponds with the anticipated hours for temporary 

events in the Rural zone, as the majority of the marina (the floating sheds where the temporary events are proposed 

to be held) is located in the Rural zone.  

While it is accepted that the PDP provisions limit event numbers to seven per annum, and the proposal does not 

include a strict limit on the number of events, the practical reality is that the marina would not be used for functions 

and events on a continuous basis, and the comparison illustrates that hour of 0800 – 0000 are not unusual for 

temporary events in the Rural zone.  

Please refer to section 8.5.5 and Attachment [H]  for a full assessment of noise effects.  

8.5.3 Rubbish disposal / waste management  

Rubbish / litter collection as part of temporary events will be provided by event organisers.  The events are small 

in scale and waste management is readily provided for by event organisers.  In addition, rubbish receptacles are 

provided for throughout the marina itself. 

8.5.4 Sanitary facilities  

The marina already has a purpose-built toilet block located adjacent to the car park, which includes mobility 

accessible facilities. This is accessible for temporary events and functions and ensures that sanitary facilities are 

available at all times.  

8.5.5 Noise related effects  

The use of the floating sheds for small scale functions and events will result in noise from ‘comings and goings’ 

associated with entry and exit to the site, and background music and noise from the temporary events and functions 

themselves.  An acoustic report by Acoustic Engineering Services is provided with the application and is appended 

as Attachment [H]. 

The existing resource consent imposes condition 28 which manages noise on the site: 
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With regard to the proposed temporary events, the acoustic report modelling results confirms that the noise levels 

received at all nearby sites, are expected to be less than 40dB LAeq (15 min) from event related noise such as 

background noise and people talking.  The floating sheds are also orientated with doors towards the lake, with noise 

from small scale functions and events escaping out towards the lake rather than towards the nearest residential 

zonings. The report confirms that noise effects in this regard are expected to be minimal. The applicant volunteers 

a consent condition to ensure that noise from people and music will comply with the noise limits set out under the 

PDP and Condition 28a (as varied). 

The acoustic report also modelled the prediction of up to 75 vehicles departing the site (as estimated by the 

Transport Memorandum Attachment [I]) within a 30-minute period after 0000 hours. It is noted that these 

predictions are a conservative approach, with the event reaching maximum capacity (150 people resulting in 75 

vehicles leaving the site), and all guests departing the site at the same time; which is considered to be an unlikely 

occurrence. 

The report confirms that the noise level at the site boundary of 875 Frankton Road (Element Escape Marina 

Apartments) as a result of vehicles departing the site will be 47 LAeq (15 min) and decreasing to 42 LAeq (15 min) at the 

façade of the building. Noise modelling results show that noise measured between the hours 0000 – 0030 included 

transient traffic movements on the State Highway (between 46 LAeq  and 50 LAeq) and HVAC cowls attached to the 

sides of the apartment building generating noise of around 80 LWA each. Noise logging results show that the 

ambient environment is already elevated above the Proposed District Plan noise limits due to transient traffic 

movements on Frankton Road and noise emitted from external cowls. 

As such, the vehicle movement noise associated with the temporary functions and events will exceed the current 

noise condition limit, but will not result in adverse effects that are more than minor with regard to noise received in 

adjoining sites. 

In summary, noise as a result of the temporary functions and events will be predominantly background music and 

people talking, and will comply with the noise limits. Conditions of consent are volunteered to ensure that noise 

can be appropriately mitigated.  Vehicular noise is also anticipated from these temporary functions and events, 

breaching noise limits when vehicles depart between 0000 and 0030.  The adverse effects of vehicles leaving the 

site will be less than minor, as the ambient environment is already elevated above the PDP noise limits and noise 

limits under condition 28 due to transient traffic movements on Frankton Road and noise emitted from external 

cowls. 
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8.6 Transport related effects  

The receiving environment, being the consented marina includes a 156-bay sealed car park, plus three sealed bus 

stops on Sugar Lane. The additional hours of operation for food and beverage premises between 2200 and 0000, 

and additional temporary functions and events will not result in parking effects that are more than minor. The level 

of provision for carparking is more than adequate to cater for these activities. 

The increased hours of operation for the non-ancillary commercial activities (food and beverage) will result in some 

additional vehicle generation between the hours of 2200 and 0000, however will not result in adverse effects on 

the transport network that are more than minor. The primary effect arising is from increased vehicular traffic as a 

result of locals and visitors attending the marina for the temporary functions and events, who would not otherwise 

normally be attending the marina. 

A Transport Memorandum is appended as Attachment [I]. Overall, Mr Bartlett considers that events of 150 persons 

is likely to have traffic generation of approximately between 50 and 75 vehicles depending on the type of event. 

Vehicles are likely to arrive at the site 30 minutes of the event start time, and departing up to 30 minutes after the 

finish time. Mr Bartlett considers that the current intersection (Sugar Lane with SH6A intersection) is already at 

capacity and additional vehicle generation from events will have a noticeable impact on traffic generation, 

particularly against the current traffic flows on SH6A. Mr Bartlett recommends that this effect may be managed 

through the installation of a signalised intersection, which is proposed by Waka Kotahi but may be a couple of 

years away.  

Commissioners has considered traffic effects of the marina development on State Highway 6A within the original 

decision RM140061. The development was granted with the following conditions: 

 

The applicant has paid the financial contribution to Waka Kotahi New Zealand Transport Agency as required by 

Condition 11.  As condition 11 notes, this covers the “full monetary consideration of any roading improvements 

which the NZ Transport Agency deems necessary at the intersection of Sugar Lane and SH6A”.  
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Since the payment to Waka Kotahi was made under condition 11, work has progressed on a wider upgrade of 

Frankton Road (SH6A) and there is a proposal to signalise the intersection with Sugar Lane as part of the New 

Zealand Upgrade Programme Queenstown package. This will manage traffic flows in and out of the Frankton 

marina, including the Sugar Lane intersection. 

The applicant volunteers a consent condition to ensure that the temporary events at the marina do not occur prior 

to traffic signals being implemented at the Sugar Lane and SH6A intersection. It is noted however, that 7 events 

per calendar year, of up to 500 people maximum, over a period of no more than 3 consecutive days is a permitted 

activity.  NZTA have provided affected party approval on this basis, which is appended as Attachment [J].  

Overall, the transport effects of the varied proposal are able to be managed by the existing infrastructure and by 

the volunteered consent condition that the temporary events (excluding those permitted under the PDP) not occur 

until signals are installed at the intersection of SH6A and Sugar Lane.  Once signals are operational, any adverse 

effects are considered to be less than minor.  

8.7 Landscape and visual effects   

Part of the site (containing the floating sheds) is located within the Rural Zone (Rural Character Landscape).  No 

additional built form is proposed as part of this application, and no physical changes to any buildings are proposed.  

The proposal is limited to changing the hours of operation of food and beverage premises, and the use of the four 

floating sheds for temporary functions and events. No adverse effects on landscape character and visual amenity 

will result. 

8.8 Effects on cultural values  

Effects on cultural values were carefully considered by independent commissioners as part of the original decision 

to approve the marina and conditions of consent were imposed to address matters raised in submissions. The 

proposal will not result in adverse effects on cultural values, as the proposal is limited to extending the hours of 

operation of food and beverage premises by two hours, and temporary functions and events held within the four 
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already built floating sheds. It is also noted that Chapter 39 Wahi Tupuna does not list the activity proposed by this 

application as a threat to cultural values. The recent variation to enable non-ancillary commercial activity 

(RM230234) also received approval from Aukaha and Te Ao Marama Inc. Overall, no adverse effects are 

anticipated with regard to cultural values as no built form is proposed and the variation relates to hours of operation 

and noise, which will not affect Lake Wakatipu.  

8.9 Effects relating to Queenstown Airport Outer Control 
Boundary  

The marina is located within the Outer Control Boundary however no physical works are proposed, and the change 

to enable an increase in hours for the non-ancillary commercial activity (food and beverage) and to undertake 

temporary functions and events does not relate to an Activities Sensitive to Aircraft Noise (ASANs).   

 

No adverse effects on the operation of the airport from reverse sensitivity effects are anticipated.  

8.10 Signage related effects  

The existing resource consent makes provision for signage in conditions 26 and 27.  No changes are proposed to 

these conditions. In summary, no new signage is proposed as part of this variation, and conditions 26 and 27 do 

not require changing. It is also noted that signage for Temporary Events is permitted activity under Rule 31.4.2 

provided it complies with relevant standards. Overall, no adverse effects with regard to signage will arise.  

8.11 Summary with regard to environmental effects  

Overall, the adverse effects of enabling the extension of hours of operation for non-ancillary commercial food and 

beverage premises will be less than minor particularly with regard to noise and traffic effects.  A condition of consent 

is volunteered to ensure that food and beverage premises that do operate between 2200 – 0000 adopt a Noise 

Management Plan.  

In terms of the temporary functions and events, the adverse effects with regard to noise is considered to be less 

than minor, given the noise levels within the existing environment (SH6A). A condition of consent is volunteered to 

ensure that no amplified sound occurs during these events. A condition of consent is also volunteered to ensure 

that the proposed events operating up to 365 days in a year does not occur prior to traffic signals being 

implemented at the Sugar Lane and SH6A intersection. Overall, the effects of the proposal can be adequately 

mitigated through volunteered conditions and management plans, and the adverse effects overall will be less than 

minor. 
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9. Public Notification Assessment 

9.1  Public notification tests  

Step 1 – Mandatory public notification  

 We are not requesting public notification of the application.  

 Provided a request is reasonable, we are unlikely to refuse to provide further information or refuse the 

commissioning of a report under Section 92(2)(b) of the Act. 

 The application does not seek to exchange recreation reserve land under section 15AA of the Reserves 

Act 1977.  

Accordingly, mandatory public notification of the application is not required.  

 

Step 2 – Public notification precluded 

 Public notification is not precluded by any rule or national environmental standard. 

 The proposal is not a controlled activity, a restricted discretionary/discretionary subdivision or a 

residential activity, or a boundary activity as defined by section 87AAB. 

 The proposal is not a prescribed activity. Accordingly, public notification of the application is not 

precluded.  

 

Step 3 – If not precluded by Step 2, public notification is required in certain circumstances  

 Public notification of this application is not specifically required under a rule or national environmental 

standard.  

 A consent authority must publicly notify an application if it decides under s95D(8)(b) that the activity will 

have or is likely to have adverse effects on the environment that are more than minor.  The assessment 

in section 7 concludes that adverse effects will be less than minor.  

 

Step 4 - public notification in special circumstances 

 In this case it is considered that no special circumstances exist.  

 

9.2  Limited notification  

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

The site is within a Statutory Acknowledgement Area under the Ngai Tahu Claims Settlement Act and consultation 

was undertaken as part of the original marina development consent in 2014 and more recently with regard to the 

commercial use consent (RM230234).  No additional consultation is considered required as the proposal is limited 

to the hours of operation and activity conducted within the marina floating sheds, which have a similar nature to 
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commercial activities, which was considered as part of the original application and RM230234 and no physical 

works are proposed. 

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

Limited notification is not precluded under step 2.  

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

There are no persons considered to be affected at a minor or more than minor scale by the proposed activity.  

Step 4: Further notification in special circumstances 

There are no special circumstances considered relevant to this application.   

It is therefore requested that this application be processed on a non-notified basis.  

 

10. Policy Framework  

10.1 Operative Regional Policy Statement  

The Operative Regional Policy Statement 1998 (ORPS) was revoked on 15 March 2021. 

https://www.orc.govt.nz/plans-policies-reports/regional-plans-and-policies/otago-regional-policy-statements  

 

10.2 Partially Operative Regional Policy Statement (2019) 

The ORC notified its Proposed Regional Policy Statement (“PORPS”) on 23 May 2015. Decisions were released 

on 1 October 2016. The ORC made part of the PORPS partially operative on 15 March 2021.  

 

Of relevance are the objectives and policies in Part B Chapter 5 which are titled ‘People are able to use and enjoy 

Otago’s natural and built environment’. 

 

The proposal is consistent with Policy 5.1.1 which seeks to maintain or enhance access to the natural environment. 

The proposed variation will enable greater use of the existing marina infrastructure, and enable more of the public 

to enjoy the marina / lake environment. 

 

The proposal is also consistent with Policy 5.3.2 relating to managing the distribution of commercial activities.  
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The marina is identified as a neighbourhood centre in the QLDC spatial plan, and the proposed variation will help 

achieve the Frankton marina area become a more vibrant small scale commercial centre servicing local 

community needs.  Overall, the proposed variation to enable extended hours of operation for food and beverage 

premises and to hold temporary events at the marina is consistent with the limited number of relevant objectives 

and policies of the PORPS.   

 

10.3 Proposed Regional Policy Statement (2021) 

A new Proposed Regional Policy Statement 2021 has also recently been notified for submission. As this new 

Proposed Regional Policy Statement 2021 is only at the very early stages, it is accorded limited weight.   

 
UFD-P5- covers commercial activities:  

 

The proposal is consistent with this policy as the physical buildings are already in place and the proposal will 

‘enable a wide variety and scale of commercial, social and cultural activities’ at the Frankton Marina.  The Frankton 

marina is highly accessible to public transport (Frankton Road bus route, possible water ferry service) and active 

transport (Frankton Track). The Marina is also identified as a future neighbourhood centre in the QLDC spatial 

plan.  

 

With regard to the objectives and policies relating to water and the natural environment, no new built form is 

proposed, and no adverse effects on Lake Wakatipu on natural environmental values will result from enabling a 

more diverse range of commercial activities within the existing buildings. As such the proposal is consistent with 

the Proposed Otago RPS (2021) 
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10.4 Operative District Plan  

The Operative District Plan is now considered to have limited relevance given the advanced stage of the PDP and 

the very small number of appeals remaining to the PDP Rural Zone and Informal Recreation zone in which the 

marina is now located. These zones replace the ODP Rural General and Low Density Residential.  While there is 

no provision to treat these new PDP objectives and policies as operative, it is considered they should be afforded 

less weight given the advanced state of the PDP.  In addition, the rules relating to Temporary Activities in the PDP 

are now resolved.  

The Commissioners on RM140061 found the proposal as a whole to be consistent with the ODP objectives and 

policies.  The varied proposal to enable longer hours for commercial activity and temporary functions and events 

which will make the marina a more vibrant environment, does not change that conclusion. 

 

10.5 Proposed District Plan  

It is noted that the Marina consent RM140061 was approved prior to the notification of the PDP.  At the strategic 

level, a number of objectives and policies are relevant.  These are set out below with a comment in relation to 

each.  

10.5.1 Strategic Directions (Chapter 3) 

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

Enabling extended hours of operation for food and beverage 

premises and enabling temporary functions and events at the marina 

will contribute towards a prosperous, resilient and equitable 

economy in the District.  The Frankton marina will become a busier, 

more vibrant location and allow for people to provide for their social 

and economic well being.  

3.2.1.1 The significant socioeconomic 
benefits of well-designed and appropriately 
located visitor industry places, facilities and 
services are realised across the District. 

The Frankton Marina is very well designed and appropriately located 

to be a place for visitor industry given its picturesque location 

adjoining the trails and Lake Wakatipu. Tourism operators such as 

KJet already operate from the marina. Enabling extended hours of 

operation for food and beverage premises and enabling temporary 

functions and events at the marina will contribute to a well-designed 

visitor industry place. 

3.2.1.5 Local service and employment 
functions served by commercial centres and 
industrial areas outside of the Queenstown 
and Wānaka town centres, Frankton and 
Three Parks, are sustained. 

The Frankton Marina adjoins the Business Mixed Use Zone on Sugar 

Lane; this forms part of the receiving environment.  The marina is 

also identified as a future Neighbourhood Centre in the QLDC Spatial 

Plan.  The extended hours of operation of food and beverage 

premises will not compete with local service and employment 

functions served by other large commercial centres and industrial 

areas outside of the Queenstown and Wanaka town centres, 

Frankton and Three Parks. 
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3.2.1.6 Diversification of the District’s 
economic base and creation of employment 
opportunities through the development of 
innovative and sustainable enterprises. 

Enabling temporary events at the marina will allow for the 

diversification of the District’s economic base, and provide 

employment opportunities relating to event operation. 

Objective 3.2.3 and Policies 3.2.3.2 relate to 
the quality of the built environment and 
ensuring that built form integrates well with 
its surrounding environment. 
 

It is noted that the built form of the marina has already been approved 

and constructed. No additional built form is proposed as part of this 

application.  

Objective 3.2.4 and Policies 3.2.4.1-3.2.4.7 
relate to the protection of natural 
environments and ecosystems in the district. 

 

10.5.2  Urban Development (Chapter 4)  

Policy 4.2.1.2 Focus urban development 
primarily on land within and adjacent to the 
existing larger urban areas and, to a lesser 
extent, within and adjacent to smaller urban 
areas, towns and rural settlements. 

The floating sheds are located just outside the urban growth 

boundary however these are already consented and constructed.  

No new built form is proposed, just a change of the hours of operation 

and to enable temporary events and functions to operate at the 

marina. As such the proposed activity is considered to be consistent 

with this policy. 

Policy 4.2.1.3 Ensure that urban development 
is contained within the defined Urban Growth 
Boundaries, and that aside from urban 
development within existing towns and rural 
settlements, urban development is avoided 
outside of those boundaries 
Policy 4.2.2.4 Encourage urban development 
that enhances connections to public 
recreation facilities, reserves, open space and 
active transport networks. 

The flexible use of the floating sheds for temporary events will 

provide a more socially and commercially vibrant marina which 

enhances connections to Lake Wakatipu and along the Frankton 

Trail. 

 

10.5.3  Rural (Chapter 21)  

21.2.1 Objective - 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. 

No new built form is proposed as part of the application which relates 

to hours of operation and noise.  The floating sheds and marina itself 

have already been assessed against ODP Rural General objectives 

and policies, and associated landscape and nature conservation 

values were also been thoroughly considered as part of RM140061. 

The proposal is consistent with the objective.  

Policy 21.2.1.10 Commercial activities in the 
Rural Zone should have a genuine link with 
the rural land or water resource, farming, 
horticulture or viticulture activities, or 
recreation activities associated with 
resources located within the Rural Zone. 

The proposed temporary events within the sheds have a genuine link 

with the water resource, specifically relating to the Frankton Marina 

particularly recreation activities located in this area.  

Policy 21.2.1.11 Provide for the establishment 
of commercial, retail and industrial activities 
where these would protect, maintain or 

The buildings have already been constructed and associated rural 

character, amenity values and landscape values have been 
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enhance rural character, amenity values and 
landscape values. 

thoroughly assessed through RM140061. The change to allow 

temporary events and extended hours of operation for food and 

beverage premises will maintain the character, amenity values and 

landscape values of this marina area. 

Policy 21.2.1.15 Ensure traffic from new 
commercial activities maintains:  
a. the safe and efficient operation of the 
roading and trail network; and 
 b. access to public places. 

Traffic effects have been assessed in the body of this report. A 

carparking area sufficient to accommodate for the commercial 

activities the Frankton Marina has been approved under RM140061. 

A condition of consent is volunteered with regard to the temporary 

events for up to 365 days per year and the upgrade of the Sugar 

Lane and SH6A intersection. As such, no additional traffic effects are 

anticipated and the safe and efficient operation of the roading and 

trail network, and access to public places are maintained. 

Policy 21.2.1.16 Provide for a range of 
activities that support the vitality, use and 
enjoyment of the Queenstown Trail and Upper 
Clutha Tracks networks on the basis that 
landscape, visual amenity and nature 
conservation values are protected, 
maintained or enhanced, and established 
activities are not compromised. 

The proposal to vary the hours of operation of food and beverage 

premises, and to hold temporary events within four floating sheds will 

provide for a range of activities that support the vitality, use and 

enjoyment of the Te Araroa Trail. By enabling the proposal, it will 

enhance the marina and provide a more socially and commercially 

vibrant marina, whilst maintaining landscape, visual amenity and 

nature conservation values. 

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

Consent conditions controlling the hours of operation and conditions 

which limit the maximum number of people for temporary events in 

the floating sheds mitigate the effects of activities where reverse 

sensitivity could occur. A Noise Management Plan will also be 

implemented for the food and beverage premises which forms part 

of the volunteered consent conditions. Subject to compliance with 

conditions, the proposal is considered to be consistent with this 

objective. 

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. 

The sheds have a small footprint area and are small in nature and 

scale. The location is appropriate being within the Frankton Marina 

as assessed under RM140061. The temporary events will be small 

in nature and scale when compared to the permitted baseline for 

temporary events. Conflicts can be minimised and incompatible 

activities are managed through conditions of consent such as hours 

of operation and limiting the maximum number of people at events 

and Noise Management Plan for hospitality premises at the floating 

sheds operating up to 0000hrs. 

 

10.5.4  Temporary Activities and Relocated Buildings (Chapter 35)  

35.2.1 Objective – Temporary Events and 
Filming are encouraged and are undertaken in 
a manner that ensures the activity is managed 
to minimise adverse effects.   

The objective is to encourage temporary events that are undertaken 

in a manner that minimises adverse effects. The marina buildings 
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provide a unique location and opportunity for small scale events 

where the adverse effects can readily be managed.  

35.2.1.1 - Recognise and encourage the 
contribution that temporary events and 
filming make to the social, economic and 
cultural wellbeing of the District’s people and 
communities.   

The applicant recognises the contribution that temporary events can 

make to the social, economic and cultural wellbeing of the District’s 

people and communities, particularly at the marina location.  

35.2.1.2 - Permit small and medium-scale 
events, subject to controls on event duration, 
frequency and hours of operation.  . 

The proposed temporary events fall within the majority of the 

permitted activity controls; however, a greater number of events is 

sought that permitted under the rule which provides for up to seven 

events.  

35.2.1.3 - Recognise that purpose-built event 
facilities are designed to cater for temporary 
activities. 

The proposed marina was built with events in mind, with the floating 

sheds in particular being able to be configured to provide for 

functions.  

35.2.1.4 - Recognise that for public spaces, 
temporary events are anticipated as part of 
the civic life of the District. 

The marina is a public place and temporary events are anticipated in 

this area.  

35.2.1.5 - Require adequate infrastructure, 
waste minimisation, traffic management, 
emergency management, security, and 
sanitation facilities to be available to cater for 
anticipated attendants at large-scale 
temporary events and filming. 

The marina location has the necessary infrastructure in place, 

including waste bins, permanent toilets, a large car park and existing 

consent conditions controlling noise.  

35.2.1.6 - Ensure temporary activities do not 
place an undue restriction on public access. 

The use of the marina for events will not restrict public access 

through the marina which will be maintained at all times.  

35.2.1.7 - Recognise that noise is an 
anticipated component of temporary events 
and filming, while protecting residential 
amenity from undue noise during night-time 
hours. 

Existing noise conditions associated with traffic from SH6A and the 

HVAC cowls attached to apartment buildings already exceed the 

noise thresholds. The proposed event activity including traffic noise 

will not result in adverse effects on residential amenity. The unique 

marina location means that noise effects are distant from the nearest 

residential properties.  

35.2.1.9 –Require all structures associated 
with temporary events and filming to be 
removed at the completion of the activity, and 
any damage in public spaces to be 
remediated. 

The structures are already in place, being the marina buildings.  From 

time-to-time temporary structures may be required however this is 

considered unlikely.  Any temporary structures will be removed in 

due course as part of the event pack down.  

 

10.5.5  Informal Recreation (Chapter 38)  

It is noted that the floating sheds are not located within the Informal Recreation Zone. Only a portion (approximately 

two thirds) of the floor area of the land-based buildings is located within land zoned Informal Recreation Zone. 

The relevant objectives and policies of the Informal Recreation Zone has been considered as part of previous 

resource consent applications, and mainly relate to commercial activities as it relates to the recreation zone. Of 

particular relevance to this proposal is Policy 38.2.4.2 which states the following: 
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38.2.4.2 Recognise and provide for the maintenance and enhancement of public access to, and enjoyment of, the 

margins of lakes and rivers, particularly where access and enjoyment is compatible with protecting the natural 

character and nature conservation values of those lakes and rivers. 

 

The proposed extended hours of operation and temporary events will provide for the maintenance and 

enhancement of public access and enjoyment of the margins of Lake Wakatipu, whilst protecting the natural 

character of the Lake. Overall, the proposal is consistent with Chapter 38 of the PDP. 

 

10.7 Kai Tahu ki Otago Natural Resource Management Plan 2005  

The Kai Tahu ki Otago Natural Resource Management Plan 2005 is an iwi management plan that is recognised 

by the iwi authority, being Te Rūnanga o Ngāi Tahu. The management plan contains objectives and policies 

relating to cultural landscapes, wai Māori and biodiversity that are relevant to the applications.  Objectives and 

policies relating to wāhi tapu sites are also relevant.  This plan does not appear to have been changed since the 

original marina consent decision RM140061.  

 

At a high level, no physical changes are proposed, and no adverse effects on the natural environment will arise, 

which is a large focus of the 2005 natural resource management plan.  The proposal will enable a more vibrant 

and busier marina environment, with extended hours of operation and temporary events. The variation will enable 

a broader range of the public to attend the marina and enjoy the environment that has been created.  Furthermore, 

as the physical works are all now completed, there will be no change with regard to the discharge of contaminants 

or management of aquatic pest plants, for example, as a result of the varied proposal.  

 

11. Other Matters  

No other relevant matters have been identified.  

12. Consultation  

Consultation with Waka Kotahi is being conducted and correspondence will be provided upon receipt. No 

additional consultation with Aukaha and Te Ao Marama Inc is considered necessary. No consultation has been 

conducted with any adjoining property owners. 

13. Conclusion 

The proposed extended hours of operation for commercial activities (food and beverage premises) and temporary 

functions and events will achieve the purpose of sustainable management under section 5 of the RMA by enabling 

the applicant and community to provide for their social and economic well-being through making the marina a 
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more vibrant place both socially and commercially, while at the same time avoiding, remedying and mitigating 

adverse environmental effects.  

Attachments  

[A] Form 9  

[B1] – [B3] Records of Title 

[C] Decision on RM140061 

[D] Consent Order ENV-2015-CHC-22 

[E] Variation decision RM170894 

[F] Variation decision RM181250 

[G] Variation decision RM230234 

[H] Acoustic Report – Acoustic Engineering Services  

[I] Transport Memorandum – Bartlett Consulting  

[J] Affected party approval – NZTA Waka Kotahi  
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Queenstown Lakes District Council - Private Bag 50072 - Queenstown 9348 - Tel 03 441 0499 - www.qldc.govt.nz 

 
 
 
ACOUSTIC REVIEW 
 

APPLICATION REFERENCE: RM230978 
 
FROM: Nick Craven 
 
TO: Georgie Hadfield 

 
DATE:  30 January 2024 
 
 
Applicant: Lakes Marina Projects Limited 
 
Application: Operate a commercial activity from four existing buildings, being use of 

the buildings as an event venue for up to 365 nights per annum 
   
Location: Frankton Marina 
 
Zoning: Informal Recreation Zone, Rural Zone (PDP)  

Rural General Zone, LDSR (ODP) 
 
Activity Status: non-complying  
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1. SUMMARY OF PROPOSAL AND SITE DESCRIPTION 
 
Consent is sought for an increase in commercial activity within Frankton Marina. Activities include an 
extension in hours of commercial activities non-ancillary to the marina until midnight, and the enablement 
of temporary events, mostly conferences and business functions, within the four eastern-most floating 
buildings with a maximum attendance of 150 people.  
 
I have been engaged to provide a peer review of the Acoustic Report by Acoustic Engineering 
Services Ltd No AC23237 – 02 – R1 dated 27 November 2023.  
 
I have reviewed the Acoustic report (labelled Appendix H within the application documents). The Acoustic 
assessment identifies non- compliance with Proposed District Plan (PDP) noise limits for:  
 

• noise from vehicles arriving and departing from the carpark  
 
The submitted Acoustic report includes a brief description of the proposal, the site and locality in Section 
1 entitled “Background ”. I agree with the descriptions of the site and proposal. 
 
 
 

1. PEER REVIEW 
 
 
An assessment has been provided at all Sections (1 to 6) of the application’s Acoustic Report. The report 
is clear and well presented. I agree with the general methodology and conclusion that non-compliance 
with PDP noise limits is expected. However, I make the following observations: 
 
Acoustic Criteria  
 
The report presents a range of criteria drawn from the following sources:  

• QLDC Proposed District Plan (PDP)  
• New Zealand Standard NZS 6802:2008  
• World Health Organisation Guidelines for Community Noise, 1999 

 
All of these documents present noise criteria for the nighttime period in terms of both time averaged 
noise levels (ranging from 40 to 45 dB LAeq) and maximum noise levels (ranging from 60 to 75 dB 
LAFmax). In each case, the recommended LAmax criteria are in 15 to 35 dB higher than the corresponding 
LAeq level.  Notably, the PDP presents LAmax limits for the rural and business mixed zones but not for the 
low density suburban residential or informal recreation zones.  
 
Consideration of both types of noise indicators is recommended by NZS 6802:2008 which states ‘where 
sleep protection is required, a Lmax (LAFmax) noise limit should be set in addition to a LEQ (LAeq(t)) noise 
limit.’  
 
I note that the AES report only presents the LAFmax criteria from the PDP, and omits the corresponding 
LAFmax criteria presented in NZS 6802:2008 and the WHO 1999 guidelines. Similarly, the subsequent 
AES assessment only considers time-averaged levels (LAeq), with no analysis or commentary provided 
for LAFmax levels.  
 
For the types of noise considered in the assessment (vehicles arriving and departing from the car park, 
voices together with background music) I would expect the LAFmax to be typically no more than 15 dB 
greater than the LAeq and on this basis compliance with the LAeq criteria would imply compliance with the 
LAFmax. 
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More recent WHO publications from 20181 and 20222 present relevant guidance on road traffic noise, 
these strongly recommend reducing noise levels produced by road traffic during nighttime below 
45 dB Lnight, as night-time road traffic noise above this level is associated with adverse effects on sleep. 
The indicator Lnight is the LAeq averaged over the whole nighttime period, and is in this case consistent 
with the WHO 1999 guidelines but less onerous than the NZS6802:2008 which requires averaging over 
a shorter period of 15 min.   
 
Whilst I believe that the report should address the points set out above, I do not believe that in this case 
it is material to the outcome of the assessment.  
 
I note that the Proposed District Plan (PDP) noise limits are typical for New Zealand, but conservative 
when compared to broader National and International guidance and standards.  
 
 
Noise Modelling  
 
I have reviewed the modelling and associated assumptions and agree with the following: 

• no duration adjustment is permitted for assessment of nighttime noise 
• +5 dB Special Audible Characteristics (SAC) penalty is not required for noise from vehicle 

movements and customer speech.  
• +5 dB Special Audible Characteristics (SAC) penalty is not applicable for music that does not 

exceed background levels. 
• An internal reverberant noise level of 75/80 dB LAeq is representative of moderate / high level of 

occupancy and background music   
• Glazing is expected to be the predominant location of noise breakout, assumed to provide an 

attenuation of 20 dBA. 
• Allowing for the doors and windows on the southern sides of the building facing towards Lake 

Wakatipu to be open 
• Background music played through speakers in outdoor areas assumed to be 70 dB LAeq at 

1 metre.   
• Sound power of a speaker may be deduced to be 75 dB LwA for a raised voice effort, and 

68 dB LwA for a normal voice effort 
• Vehicle movement generates a sound power of 85 dB LwA when travelling at 10 km/hr. 
• Vehicles pausing for a short period at the car park barrier is not expected to make an appreciable 

change to predicted noise levels. 
• The method described in Parking Area Noise, 6th Edition produced by the Bavarian State Agency 

for Environment (2007) 
 
I note the assumptions around: 

• Temporary events will have a maximum attendance of 150 people with only background music 
played  

• There will be no loud amplified music  
• Up to four food and beverage tenancies operating after 2200 hours with no amplified music or 

extensive outdoor seating  
 
I understand that the number of vehicle movements in the car park have been advised by traffic specialist 
form Bartlet Consulting. Based on the assumed occupancy, these appear to be plausible.  
 
The water of lake will provide a hard reflecting surface, the effect of which I would expect to have been 
included in the AES noise modelling. 
 
I have performed a number of simplified calculations which provide results that are broadly consistent 
with AES noise model.  
 
  

 
1 World Health Organization. Regional Office for Europe. (2018). Environmental noise guidelines for the 
European Region. World Health Organization. Regional Office for Europe. 
2 Compendium of WHO and other UN guidance on health and environment, 2022 update 
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Noise from temporary events and commercial activities at the buildings  
 
I note that for all scenarios noise from music and people talking is predicted to meet the PDP limits.  
 
I agree that Special Audible Characteristics (SAC) penalty is not applicable for music and voices when 
assessed at the Marian Apartments as these will not exceed the background noise level.   
 
Given that noise from events will be compliant with the QDLC noise limits and lower than the existing 
background levels, I would not expect any adverse effects at the Marina Apartments. 
 
On this basis I consider noise from temporary events and commercial activities at the buildings to be 
reasonable.  
 
However, I note that should activities take place that are significantly different to those assumed in the 
AES assessment (eg loud amplified music) then it is possible that the PDP noise limits would be 
exceeded. I agree with recommendation that all future hospitality tenants should adopt a noise 
management plan and I recommend that conditions should be provided for this, in additional to limiting 
noise level from these activities. 
 
Noise from vehicles using the carpark and Sugar Lane  
 
I note that noise from vehicles using the car park is predicted to result in noise levels of up to 
49 dB LAeq(15min) at the site boundary of Marina Apartments at 875 Frankton Road, and 45 dB LAeq(15min). 
Whilst this exceeds the PDP noise limits I note that it is compliant with WHO guidelines and 
comparable, and of similar character, to existing levels of traffic noise due to vehicle movements on 
Frankton Road.  
 
Similarly, I note that noise from vehicles on Frankton Road (moving at higher speeds) is expected to 
higher than noise from traffic on Sugar Lane.  
 
On this basis I consider noise from vehicles using the car park and Sugar Lane to be reasonable. 
 
 
 
3. CONCLUSION 
 
Overview  
I generally agree with the methodology used for the assessment and the key findings. 
 
Acoustic criteria  
The assessment of nighttime noise levels should consider both time averaged noise levels (LAeq) in 
addition to maximum noise levels (LAFmax). However, I note that in this case the averaged noise limit is 
expected to be the most onerous, and therefore the omission LAFmax levels is not expected to be material 
to the outcome of the assessment.  
 
Temporary events and other commercial activities 
I agree with the modelling assumptions and note the assumptions around temporary events and other 
commercial activities (eg there will be no loud amplified music). I note that compliance with the PDP noise 
limits is expected provided that activities are in accordance with these assumptions. 
I agree with recommendation that all future hospitality tenants should adopt a noise management plan.  
I consider that noise from temporary events and commercial activities is expected to be reasonable.  
I recommend that conditions should be provided to limit noise level from these activities and require a 
noise management plan. 
 
Vehicles using the carpark and Sugar Lane 
I note that noise from vehicles using the carpark and Sugar Lane may exceed the PDP criteria, however 
it is expected to be compliant with WHO guidelines be comparable in level and character to the existing 
noise environment. On this basis I consider that noise from vehicles using the carpark and Sugar Lane 
to be reasonable. 
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4.  SUGGESTED CONDITIONS 
 
If Council decides to grant consent, I recommend the following condition be imposed: 
 

1. The consent holder shall ensure that the noise (rating) level and maximum noise level from 
plant, music and people, complies with the following noise limits.  

Zone sound is 
received in 

Assessment 
location Time Noise Limit 

Low Density Suburban  
Residential  
Open Space and  
Recreation Zones 

Any point within any 
site 

0800 – 2000 h 50 dB LAeq(15 min) 

2000 to 0800 h 40 dB LAeq(15 min) 

Rural Zone  
 

Any point within the  
notional boundary of 
a residential unit 

0800 – 2000 h 50 dB LAeq(15 min) 

2000 to 0800 h 40 dB LAeq(15 min) 

75 dB LAFmax 
Business Mixed Use Any point within any 

site 
0800 – 2200 h 60 dB LAeq(15 min) 

2200 to 0800 h 50 dB LAeq(15 min) 
75 dB LAFmax 

When measured in accordance with NZS 6801:2008 “Acoustics – Measurement of 
Environmental Sound” and assessed in accordance with NZS 6802:2008 “Acoustics - 
Environmental Noise”. 

 

2. Prior to the occupation of each tenancy the consent holder shall prepare and implement a Noise 
Management Plan. The Noise Management Plan shall include, as a minimum, measures for 
controlling noisy activities including music, voices and vehicles using the car park. A copy of the 
Noise Management Plan shall be submitted to Council for their records and shall be 
implemented at all times during operation of the facility. 
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File Ref: AC23237 – 03 – D2 

 

 

Frankton Marina Events Venue 

 

DRAFT NOISE MANAGEMENT PLAN 

 

Prepared: 22nd February 2024 

Version: D2 

 

1.0 INTRODUCTION 

This Noise Management Plan (NMP) provides methodologies which will ensure that the noise associated 

with the operation of the events venue located within Frankton Marina in Queenstown is appropriately 

managed, and that community goodwill is maintained.  

As required by the s92 request for the consent (RM230978) issued by Queenstown Lakes District Council 

via email on the 23rd of January 2024, the purpose of this NMP is to control noise and associated adverse 

effects. This will be achieved by: 

▪ Managing all music sources so they are maintained at a background level. 

▪ Locating all music and associated speakers inside within the floating sheds, except for up to four 

speakers on the southern sides of the sheds.  

▪ Developing and implementing strategies as set out in this NMP; 

▪ Monitoring and reporting on the effectiveness of the mitigation measures implemented in the NMP; 

and 

▪ Identifying and implementing alternative or new mitigation measures wherever necessary on an 

annual basis to ensure the NMP’s continued effectiveness and promote continuous improvement. 

Those on site should be made familiar with the procedures set down in this NMP and should be required to 

abide by these procedures to ensure that noise does not unreasonably disturb neighbours.  
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2.0 ACTIVITY DESCRIPTION 

As outlined in RM230978, small scale temporary functions and events will be hosted within the four eastern-

most floating buildings (floating building 14 – 17 – ‘event venue’) located in Frankton Marina.  

Events are limited to the following: 

▪ A maximum capacity of 150 people (including staff) at any one time  

▪ A maximum duration of 3 consecutive calendar days (excluding set up and pack down) 

▪ Operating hours of between 0800 – 0000 (midnight). Set up and pack down outside of these hours 

is permitted. 

Carparking is provided by the existing Frankton Marina carpark, which is assessed via Sugar Lane off 

Frankton Road (State Highway 6A). The location of the four eastern-most floating buildings is shown in figure 

2.1 below. A picture of the four floating buildings is shown in figure 2.2. 

 

Figure 2.1 – Site Plan  

Four eastern-most 

floating buildings 

North 

Other thirteen 

floating buildings 
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Figure 2.2 – Four eastern-most floating buildings  

3.0 NOISE CONTROL MEASURES 

The following mitigation and management measures are to be adopted to ensure the noise impacts on 

neighbouring properties are minimised as far as practicable. 

3.1 General noise management measures  

The following general management noise measures will be followed:  

▪ Music is to be limited to background levels only, and no live music performances or amplified music 

are permitted inside or outside the event venue. The Applicant will ensure that any users of the venue 

are aware of this through any website advertising the venue, and in marketing material and booking 

information to customers. 

▪ There are no operable doors and windows on the northern side of event venue.  

▪ Outdoor speakers can only be located on the southern sides of the floating buildings facing towards 

Lake Wakatipu, limited to up to one speaker per building (a maximum of four). Music is limited to a 

background level of 70 dB LAeq at 1 meter, measured in front of the speaker. Outdoor speakers shall 

be calibrated as outlined in section 4.0.  

▪ Indoor speakers also to be limited to a level of 70 dB LAeq at 1 meter, and a maximum of up to four for 

the event venue. Indoor speakers shall be calibrated as outlined in section 4.0. 

▪ Visitors to the site and departees shall be made aware of the noise sensitive nature of the surrounding 

area by way of appropriate worded notices in outdoor areas, and at exit points of the floating buildings.  
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▪ Guests using outdoor areas such as the small deck area outside the buildings shall be discouraged 

from engaging in activities which generate excessive noise levels, such as shouting or loud singing. 

Guests who engage in such behaviour shall be requested to keep noise to a reasonable level within 

the outdoor area or move indoors. 

▪ The number of guests on the pontoon on the eastern side of the sheds shown in figure 3.1 below is 

to be limited to 20 at any one time.  

 

Figure 3.1 – Floating pontoon to the east of the floating buildings  

▪ Staff leaders should discourage congregation of people in public areas directly adjacent to the 

premises such as in the carpark, except for timely taxi pick-ups.  

3.2 Noise from vehicles 

Vehicles entering the site via Sugar Lane comply with the speed limit of 20 km/hr. Vehicles will also be 

associated with set up and pack down activities. Noise from vehicles should also be minimised as follows: 

▪ Idling of vehicles, or antisocial behaviour (i.e., unnecessary revving) within the Frankton Marina 

carpark for extended periods of time will be discouraged.  

4.0 NOISE MEASURMENTS 

Noise measurements are required to calibrate indoor and outdoor speakers for background music. This 

section will outline a suitable methodology so measurements can be conducted by a member of staff at 

Frankton Marina.  

Calibration noise measurements should be undertaken before any temporary functions / events are held at 

the events venue. Speakers should be checked / recalibrated every month, or in the event of a noise 

complaint from an adjoining site.  

These measurements shall be undertaken in general accordance with NZS 6801:2008. As a general guide, 

the following measurement procedures should be followed: 

▪ A Class 2 or higher sound level meter shall be used to undertake measurements, which can measure 

A-weighted fast response values. 

▪ Measurements should be avoided when it is raining, or the wind speed is high. There should be no 

intrusive background noise apart from the speaker being calibrated. 

Version: 1, Version Date: 23/02/2024
Document Set ID: 7932366

79



AC23237 – 03 – D2: Frankton Marina Events Venue – Noise Management Plan 

 

 

Acoustic Engineering Services Limited 
Specialists in Building, Environmental and Industrial Acoustics 

 

 

5 

▪ Measurement locations should be in front of and 1 meter away from the speaker, with no other 

background noise sources. If measurements cannot be carried out at least 3.5 metres away from a 

reflective wall, 3 dB may be removed to give an approximation of the free field incident noise level. 

▪ The sound level meter should be measuring dB with an A frequency weighting (i.e. dBA) and on the 

fast setting.  

▪ The measurement period shall be long enough that a representative value is obtained, and the noise 

level is relatively stable. This may not take very long for a relatively stable source such as pre-recorded 

background music. Where there is variation in the measured level, the amount of variation and 

maximum levels shall be recorded. 

▪ Records shall be kept of all noise calibration results. 

Indicative noise levels may also be obtained using a measurement app on a smart phone and would be an 

acceptable method to obtain approximate levels. The accuracy of a measurement app is unknown and would 

likely differ from each device, although it would provide an easy and accessible approach to the noise 

monitoring. A single device should be used for all measurements to reduce any variables in the process. The 

device’s make and model and the app used will be noted with the monitoring records. Ideally an exercise 

would be conducted initially where the results of the app were compared directly with those of a more 

conventional sound level meter, to provide some insight into the likely accuracy of the app over various noise 

types and levels moving forward. 

5.0 MANAGEMENT PROCEDURES 

A staff leader shall be appointed as a Noise Liaison Officer. This person will be responsible for 

implementation of the Noise Management Plan and ensuring the mitigation strategies outlined above are 

adopted by all staff, occupants, and visitors. 

The Noise Liaison Officer will also have the following responsibilities: 

▪ Ensure all management and staff personnel are aware of the instructions contained in the Noise 

Management Plan and of their responsibilities to control noise emitted from the event venue. 

▪ Ensure the timely and orderly departure of patrons at the closure of functions / events, and that staff 

should clean up, lock up and leave as quietly as possible. 

▪ Advise people when arriving and leaving the venue to have consideration to adjoining properties. 

Make sure that signs stating this are displayed at the exit doors of the floating buildings.  

▪ Discouragement of vehicles idling on site. 

▪ On-site supervision to ensure people do not linger in the Frankton Marina carpark or other public 

areas adjacent to the events venue. 

▪ Reminders at staff meetings of the surrounding noise-sensitive environment (could be included as 

part of safety/emergency briefings). 

▪ Details of complaints procedures (detailed in section 6.2) and the responsibilities of a Noise Liaison 

Officer. 

The Noise Liaison Officer shall also act as the nominated local residents’ liaison person who is available at 

all times. The function of the residents’ liaison person shall be to respond to any complaints in relation to 

the effects of the exercising of this consent. The local residents’ liaison person shall endeavour to deal with 

any issue immediately. 
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Noise Liaison Officer: 

 Name:     

 Contact Phone Number:   

 Hours of Contact:    

6.0 COMMUNITY RELATIONS AND COMMUNICATION 

It is essential that consideration is given to those likely to be affected by noise from activities associated 

with the events venue. The value of maintaining community goodwill should be emphasised at both 

management and staff levels. Periodically the issue of community goodwill should be raised at staff 

meetings, and the benefits of maintaining a good relationship with the community examined, along with the 

consequences of a deteriorating community relationship.  

6.1 Communications 

Neighbours of Frankton Marina should be given contact details including telephone numbers of the Noise 

Liaison Officer that they can use if they have any concerns regarding noise. This applies to adjoining 

neighbours at 875 Frankton Road (the Frankton Marina Apartments), as well as any commercial tenancies 

at the adjacent business Mixed Use zone.  

6.2 Complaints register and reporting 

Any complaints received shall be logged by staff and appropriate action shall be taken. The date and time of 

the complaint, the name address and phone number of the complainant and details of the nature of the 

complaint shall be recorded, together with details of the action taken in resolving the issue, as shown in 

Appendix A below.  

It will be the responsibility of the Noise Liaison Officer for investigating complaints and providing feedback 

to complainants in an appropriate timeframe. The Complaints Register shall be made available to any 

Council Officer at all reasonable times upon request. 

6.3 Review 

The NMP is a living document, and may be amended, changed or reviewed as required such that best 

practices are adopted, to ensure the purposes and objectives of the NMP are continually being met. 

Any updates or changes to this NMP are required to be certified by the Queenstown Lakes District Council 

before the changes are implemented.
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7.0 APPENDIX A – COMPLAINTS REGISTER 

Complaints logged by 

Date and 

time 

complaint 

received 

Complaint received from 

(i.e. neighbours details) 

Details of complaint (i.e. source, 

type of noise, duration) 
Action taken Follow up / Additional comments 
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1.0 BACKGROUND  

Acoustic Engineering Services Ltd (AES) have been engaged to provide acoustic engineering advice relating 

to a proposed increase in commercial activity within Frankton Marina. Activities include an extension in hours 

of commercial activities non-ancillary to the marina until 0000 hours, and the enablement of temporary 

events, mostly conferences and business functions, within the four eastern-most floating buildings. 

The Applicant requires an Assessment of Environmental Noise Effects (AENE) for the activity with regard to 

section 104 (1) of the Resource Management Act (RMA), which requires the actual and potential effects of 

the activity to be considered. 

We have based our analysis on our correspondence to date, along with the following documentation: 

▪ Assessment of Environmental Effects prepared for Lake Marina Projects Ltd by Vivian  + Espie Ltd, 

dated the 11th of April 2023. We understand the parts of this application relating to temporary events 

and the increase in hours from 2200 – 0000 were removed from RM230234 and will be included in 

a separate application.  

▪ Transport assessment report titled Lake Marina, Sugar Lane, Frankton, RM230234 – Commercial 

Activities, as prepared by Bartlett Consulting, and dated the 11th of July 2023. 

▪ Transport assessment report titled Lake Marina Projects Limited Sugar Lane, Frankton, as prepared 

by Bartlett Consulting and dating January 2014. 

1.1 Resource Consent history  

Frankton Marina operates under RM140061 (as varied by RM170894, RM181250, and RM230234), and 

condition 41 of this consent allows the operation of commercial activities both ancillary and non-ancillary to 

the marina. RM230234 was granted on 17th November 2023 and enables commercial activity non-ancillary 

to the Marina within the floating buildings until 2200. It originally sought to extend the hours of non-ancillary 

commercial operation from 2200 to 0000 hours. However, this component, along with temporary events, 

was subsequently withdrawn from the application to be dealt with separately.  

The proposed increased in activities from that approved under RM230234 include:   

▪ The enablement of temporary events including conferences and business functions in the four 

eastern-most floating buildings with a maximum capacity of up to 150 people, and a finishing time of 

up to 0000 hours. No cap has been volunteered on number of events permitted per year, however 

the Application notes that the marina would not be used for functions and events on a continuous 

basis.   

▪ Further extension in operating hours of commercial activities non-ancillary to Frankton Marina from 

2200 hours to 0000 hours.  

1.2 Site and surrounding area 

Frankton Marina is located on Sugar Lane and has legal description Section 48, 52 – 53 Block XXI Shotover 

SD. 

The site is split zoned Informal Recreation and Rural under the QLDC Proposed District Plan (PDP).  

The adjacent Marina Apartments and residential sites located further east and north across Frankton Road 

are zoned Lower Density Suburban Residential. The site is also bordered by a strip of commercial tenancies 

to the north, zoned Business Mixed Use. 
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The closest residentially zoned site to the subject site is 875 Frankton Road and contains a cluster of multi-

storey visitor accommodation buildings (QS Marina, Luxury Lake Suites, Lakeside Apartments, Marina 

Apartments, Element Escapes Marina Apartments). The closest building to the subject site Element Escapes 

Marina Apartments is on the corner the site and Sugar Lane.  

Most of the floating buildings are currently empty. Some existing uses include art studios, commercial offices, 

and a café as approved under RM230234. We understand that the internal walls between connected 

floating buildings can be removed or added to adjust the floor area of a tenancy.  

The site, surrounding area, and PDP Zoning is shown in figure 1.1 below. The layout of Frankton Marina is 

shown in figure 1.2, with the four eastern-most floating buildings highlighted.  

 

Figure 1.1 – Site and surroundings  

Marina Apartments – 

875 Frankton Road 

Element Escape 

Marina Apartments 
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Figure 1.2 – Frankton Marina layout showing the 17 floating buildings 

Currently the four eastern-most floating buildings are unoccupied. Similar to the rest of the floating buildings, 

there is a small deck area outside of the buildings with a glass balustrade along the edges. There is a further 

unfenced area leading to the berths. The four eastern-most floating buildings are shown below. 

 

Figure 1.3 – Four eastern-most floating buildings  

Four eastern-most 

floating buildings 

North 

Other thirteen 

floating buildings 
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2.0 ACOUSTIC CRITERIA 

Guidance as to the significance of any adverse noise effects may be obtained from several sources. 

2.1 RM140061 Consent Conditions  

Condition 28 of RM140016 contains noise provisions for Frankton Marina, provided below:  

The consent holder shall ensure that the activities be so conducted that the following noise limits are not 

exceed at, or within, the boundary of any residential site in the Low Density Residential Zone:  

Daytime (0800 – 2000):     50 dB LAeq(15min) 

Night-time (2000 – 0800): 40 dB LAeq(15min) 

     70 dB LAFmax 

We understand that these noise limits had been proposed in RM230234 for the extension in hours of non-

ancillary commercial activities from 2000 to 2200 hours, before this component was withdrawn from 

RM230234 to be included as a separate application.  

2.2 Proposed QLDC District Plan 

The relevant Proposed District Plan noise standards applicable for local zoning can be found in Chapter 16 

and 36 of the PDP and are reproduced below. Activities that breach these standards and do not have an 

exemption are deemed noncomplying with regard to noise. 

Table 2.1 – PDP Noise limits  

Zone sound is received 

in 
Assessment location Time Noise Limits 

Low Density Suburban 

Residential 

Open Space and 

Recreation Zones 

Any point within any site 

0800 – 2000 50 dB LAeq(15min) 

2200 – 0800 40 dB LAeq(15min) 

Rural Zone 

Any point within the 

notional boundary of a 

residential unit 

0800 – 2000 50 dB LAeq(15min) 

2000 – 0800 
40 dB LAeq(15min) 

75 dB LAFmax 

Business Mixed Use Any point within any site 

0800 – 2200 60 dB LAeq(15min) 

2200 – 0800 
50 dB LAeq(15min) 

75 dB LAFmax 

The PDP also states that noise shall be measured and assessed in accordance with NZS 6801:2008 

Acoustics – Measurement of Environmental Sound and NZS 6802:2008 Acoustics – Environmental Noise. 

2.3 New Zealand Standard NZS 6802:2008 

For long term activities, NZS 6802:2008 Acoustics – Environmental noise outlines a guideline daytime limit 

of 55 dB LAeq (15 min) and a night-time noise limit of 45 dB LAeq (15 min) for “the reasonable protection of health 

and amenity associated with the use of land for residential purposes”.   
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For town centres and mixed-use areas NZS 6802:2008 offers a guideline daytime and night-time limit of 

60 dB LAeq for non-residential receivers. 

The Standard describes how a -3 dB adjustment may be applied to sound received for less than 50% of the 

daytime period, and a -5 dB adjustment may be applied to sound received for less than 30% of the daytime 

period. Where the level of sound reduces significantly for large periods of time but does not stop completely, 

an energy average can be calculated across the whole daytime period, with a reduction of up to 5 dB 

permitted. No such adjustment is permitted for the night-time period. 

The Standard also describes how a +5 dB adjustment is to be applied to any sound with special audible 

characteristics such as tonality or impulsiveness.  

2.4 World Health Organisation 

Guidelines for Community Noise1, a document produced by the World Health Organisation (WHO) based on 

extensive international research recommends a guideline limit of 55 dB LAeq to ensure few people are 

seriously annoyed in residential situations. A guideline limit of 50 dB LAeq is recommended to prevent 

moderate annoyance.  

A guideline night-time limit of 45 dB LAeq is recommended to allow occupants to sleep with windows open. 

The document also offers a guideline limit of 30 dB LAeq within bedrooms to avoid sleep disturbance.  

These guideline noise levels are measured at the façade of dwellings and other noise sensitive locations and 

apply for 16 hours in the daytime, and 8 hours for the night-time. 

2.5 Ambient noise survey 

Robin Chen of AES visited the site between 2200 – 2230 hours on Friday the 20th of October and again 

between 0000 – 0030 hours to observe the existing noise environment at a time relevant to the proposal. 

Measurements were undertaken in general accordance with NZS 6801:2008 Acoustics – Measurement of 

Environmental Sound. Weather conditions including wind speed were suitable for the purposes of acoustic 

measurement. 

Two Convergence Instruments NSRTW Mk3 Class 1 sound level meters were installed at the locations 

marked with a yellow cross in figure 2.1 for a period of 1 week from Friday 20th October 2023 to Friday 27th 

October 2023 to understand how the sound in the environment varies throughout the week.  

Attended noise measurements were taken in the locations shown by a red cross in figure 2.1 below.  

 
1 Edited by Berglund, B et al. Guidelines for community noise. World Health Organization 1999. 
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Figure 2.1 – Noise survey locations 

Noise survey findings are described below.  

Attended noise measurements: 2200 – 2230 hours  

The predominant noise source in the existing environment was transient traffic movements on Frankton 

Road. Other less predominant noise sources included very intermittent rustling of nearby trees and activity 

at the Z petrol station across the road, including intermittent truck reversing beepers. Around 20 vehicles 

drove past the site on Frankton Road during a 2 minute period.   

Noise measurements across locations A – D ranged from 47 dB LAeq to 52 dB LAeq. With location F being 

unshielded from the road by the Marina Apartments, a level of 55 dB LAeq was observed. The LAF90 parameter 

was also measured and represents the ‘background’ noise level of the environment, quantified as the noise 

level exceeded for 90% of the assessment period. An LAF90 of 41 – 47 dB LAF90 was measured across the 

various points.  

The Altitude Brewing establishment states a closing time of 2200 hours; however, negligible activity and 

noise was observed from this site as observed from the survey locations.  

Attended noise measurements: 0000 – 0030 hours  

Additional measurements and observations were taken at locations B and F. During the hours 0000 – 0030, 

average noise levels were observed to be approximately 5 dB LAeq lower than 2200 – 2230 hours (46 dB LAeq 

and 50 dB LAeq at B and F respectively). Background noise levels were also observed to be 5 dB LAF90 lower. 

Transient traffic movements were still the predominant noise source however there were less cars passing 

the site (approximately 6 – 7 vehicles every 2 minutes).  

Also audible during this time period was noise from four HVAC cowls, two on each building, attached to the 

sides of the apartment buildings in the location marked by a green cross (accessed via an alleyway between 

the two buildings). These were measured to be around 80 dB LwA each. The presence of these units meant 

North 
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that although the background noise level at location F was in the order of 39 dB LAF90, the background noise 

level at location B, more shielded from the road, but closer to these units was higher, at 42 dB LAF90. Only two 

of these units were operating; during peak season with all four operating, noise levels may be up to 3 dB 

higher. The level at building façades near the cowls would be much higher than from other sources in the 

area. These cowls are shown below. 

 

Figure 2.2 – HVAC cowls on Marina Apartments 

Unattended noise logging  

The unattended logging results were generally consistent with the attended measurements and show that 

noise levels during the time period 2200 to 0030 generally sit above 50 dB LAeq and 43 dB LAF90. There were 

some notable spikes in the data between 2230 – 2300 hours and through security camera footage this was 

attributed to the movement and idling of buses at the bus stop across the road (Stop ID: 29). These logging 

results confirm the attended measurement observations that existing ambient noise levels in the area are 

already elevated during the night-time period at times relevant to the proposed temporary events and 

extension in hours of non-ancillary commercial activity.  

2.6 Discussion regarding appropriate noise levels 

The attended noise survey and logging results show that the ambient environment is already elevated above 

the District Plan night-time provisions due to transient traffic movements on Frankton Road. This includes 

the façade of apartment buildings located to the east, which are partially shielded from the road. 

Furthermore, measurements of noise emitted from external cowls on of the Marina Apartment buildings 

suggests that even for shielded apartment buildings, an elevated level of background noise is already 

received at this location during the night-time period.  

We observe that the District Plan daytime and night-time noise limits, and RM140061 Consent Conditions, 

applicable at the boundary of residential sites are 5 dB more stringent than the upper guideline limits 

outlined in national and international guidance. The limits for the Business Mixed Use zones are consistent 

with NZS 6802:2008 guidelines. Generally, the reviewed guidance outlines a maximum acceptable night-

time noise level of 45 dB LAeq.  

Based on the above, we expect that compliance with the District Plan noise limits will ensure effects are 

minimal. In addition, in the case of the Marina Apartments, given the existing traffic noise in the area and 

the guidance above relating to sleep disturbance thresholds, we consider that traffic noise associated with 

the carpark occasionally received at the Marina Apartment façade at up to 45 dB LAeq(15min) would also have 

a minimal effect.  
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3.0 MODELLING ASSUMPTIONS 

The modelling assumptions for the predominant sources of noise associated with the proposed increase in 

activity at the marina are discussed below. Temporary events and the extension in hours of non-ancillary 

commercial activities have been discussed separately.  

Expected noise levels at nearby sites have been calculated using SoundPlan computational noise modelling 

based on ISO 9613 Acoustics – Attenuation of sound outdoors – Part 2: General method of calculation. 

Modelling takes into account the local terrain and screening / reflections from built elements.  

As both activities are expected to occur after 2200 hours, no duration adjustment is permitted for predicted 

noise levels as per NZS 6802:2008.  

We have not applied a +5 dB Special Audible Characteristics (SAC) penalty to noise from vehicle movements 

and customer speech. We also do not expect an SAC penalty to be applicable for music that does not exceed 

background levels.  

3.1 Temporary events 

Temporary events within the four eastern most sheds will be limited to conferences and business functions, 

with a maximum capacity of up to 150 people. Noise is expected from people and music, as well as carpark 

movements.  

3.1.1 Breakout noise from the four eastern-most sheds and a background level of music outside the 

shed, and a low number of guests conversing in outdoor areas around the sheds  

We have assumed an internal reverberant noise level of 80 dB LAeq, representative of a high level of 

occupancy and background music.  

The four sheds are interconnected. The external façade of the floating buildings is a mixture of weatherboard, 

glazing, and corrugated roofing. There are no operable windows or doors on other façades. Glazing is 

otherwise expected to be the predominant location of noise breakout, and we have assumed that the glazing 

will provide an attenuation of 20 dBA. We have allowed for the doors and windows on the southern sides of 

the building facing towards Lake Wakatipu to be open.  

Background music played through speakers in outdoor areas has been modelled on the southern sides of 

the floating buildings, at a level of 70 dB LAeq at 1 meter.  

Expected noise levels due to guests conversing in outdoor areas have been based on the American National 

Standards Institute Standard ANSI S3.5 – 1997 Methods for calculation of the Speech Intelligibility Index, 

which contains information on the typical speech levels for both male and female speakers. Based on 

average values, for a raised voice effort, the sound power of a speaker may be deduced to be 75 dB LwA for 

a raised voice effort, and 68 dB LwA for a normal voice effort. 

3.1.2 Noise from vehicle movements in the carpark when guests depart the site after 0000 hours.  

For events of up to 150 people, the traffic engineer has advised that up to 50 – 75 vehicles may depart the 

site within a 30-minute period after events conclude.  

We have assumed that each vehicle movement generates a sound power of 85 dB LwA when travelling at 10 

km/hr.  Vehicle movements have been modelled from the centre of the carpark adjacent to the four eastern-

most floating buildings, to the end of the site where the legal road designation begins (Sugar Lane). 

During our site survey we noted that there was a barrier arm and ticket system for vehicles entering and 

exiting the carpark. Vehicles pause for a short period to insert their ticket before exiting. We do not expect 

the short idling period to make an appreciable change to predicted noise levels. 
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3.2 Extension in hours of non-ancillary commercial activities till 0000 hours 

3.2.1 Noise from vehicle movements as they arrive and leave the site  

The Bartlett Consulting traffic report predicts that during the peak hour of a weekday evening, the number 

of traffic movements could be 72, comprising of 39 vehicles entering the site and 33 exiting the site.  

The traffic estimate is based on the commercial floor area being made up of a mixture of specialist retail 

shops, offices, a restaurant and café. 

Calculations of vehicle movements in the carpark have been based on the method described in Parking Area 

Noise, 6th Edition produced by the Bavarian State Agency for Environment (2007), implemented into 

SoundPlan. We have otherwise used the same modelling assumptions for vehicle noise as described in 

section 3.1 above.  

3.2.2 Non-ancillary commercial activities 

For floating buildings containing a hospitality activity, considering the floor area of the individual floating 

buildings, we have considered internal reverberant noise levels of 75 dB LAeq, representative of a moderate 

level of occupancy and background music.  There may also be a low level of activity associated with guests 

conversing on the outdoor areas in front of the floating buildings, where we have used the same human 

speech noise assumptions outlined in section 3.1.1 above. Although the number of licensed premises is 

limited to four, there could be more than four unlicensed premises. However, these would include cafés and 

coffee stalls which likely wouldn’t be operating after 2200 hours. From correspondence with the Planner, we 

expect a maximum of up to four food and beverage tenancies operating after 2200 hours to be a reasonable 

assumption. 

We have not modelled a scenario with amplified indoor / outdoor music, and / or extensive outdoor seating 

arrangements.  

As outlined in section 1, other proposed activities include wellbeing activities, art studios and galleries, and 

professional offices. Based on our experience these activities are generally low-noise generating and are not 

expected to result in any notable noise effects on nearby sites.  
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4.0 EXPECTED NOISE LEVELS 

4.1 Temporary events 

Conferences and business functions  

The following was modelled:  

▪ A high level of occupancy and background music in the four eastern-most floating buildings. Doors 

and windows on the southern sides of the buildings facing towards Lake Wakatipu open. 

▪ A moderate level of occupancy (around 20 people or so) on both the pontoon and outdoor area in 

front of the sheds, with half of these people talking with a normal voice effort.  

▪ Four speakers playing a background level of music attached to the southern sides of the sheds 

Based on the above, noise levels received at all nearby sites, including those in business mixed use zone, 

are expected to be less than 40 dB LAeq(15min), and comply with the PDP noise limits. Our analysis predicts 35 

dB LAeq(15min) at the site boundary of 875 Frankton Road, and less than 34 dB LAeq(15min) at the boundary of 

business mixed use sites. We note that even if allowing for a +5 dB SAC penalty (which we do not expect to 

be applicable for background levels of music as outlined in section 3.1), compliance with the PDP noise 

limits will be met at all nearby sites. We note also that we have modelled a moderate number of people on 

the unfenced floating pontoon located on the eastern side of the building. It is likely that activity on this 

pontoon will be minimal during night-time hours, making this analysis conservative. Noise effects are 

therefore expected to be minimal.  

Carpark movements  

We have conservatively modelled the upper prediction of up to 75 vehicles departing the site within a 30-

minute period after 0000 hours.  

The noise level at the site boundary of 875 Frankton Road will be 46 dB LAeq(15min). However, the maximum 

noise level at the façade of the dwelling at 875 Frankton Road (Element Escape Marina Apartments) will be 

43 dB LAeq(15min). Based on the existing elevated traffic noise levels at this location, this is therefore expected 

to result in minimal noise effects.  

The maximum noise level at the business mixed use sites 835 and 833 Frankton Road are expected to be 

47 dB LAeq(15min) and 42 dB LAeq(15min) respectively. This is compliant with the PDP noise limits and we expected 

minimal noise effects.  

The PDP noise limits are otherwise achieved at all other nearby sites and minimal effects are expected. 

4.2 Non-Ancillary commercial activities 

Non-ancillary commercial activities 

We have modelled the following:  

▪ Up to four of the floating building tenancies containing a commercial hospitality-related activity such 

as a restaurant or bar, all containing a moderate level of occupancy and background music. We have 

allowed for doors and windows on the southern sides of the buildings facing towards Lake Wakatipu 

to be open.  

▪ Moderate number of people (around 20 people or so) spread out across the outdoor areas in front of 

the floating buildings, conversing in a normal voice effort. 
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Based on the above, noise levels received at all nearby sites, including those in business mixed use zone, 

are expected to be less than 40 dB LAeq(15min), and comply with the PDP noise limits. Our analysis predicts 28 

dB LAeq(15min) at the site boundary of business mixed use sites, and 30 dB LAeq(15min) at the boundary of 875 

and 881 Frankton Road. With all other site receiving lower than this. We note that even if allowing for a +5 

dB SAC penalty (which we do not expect to be applicable for background levels of music as outlined in section 

3.1), compliance with the PDP noise limits will be met at all nearby sites. Noise effects are therefore expected 

to be minimal.  

We would recommend that a Noise Management Plan is developed for any hospitality tenancy expected to 

operate late into the night until 0000 hours (i.e., bar or restaurant) to ensure that best practice procedures 

are adopted to ensure that adverse noise limits are reduced as far as practical, and compliance with noise 

limits achieved. Examples of managerial measures include limiting of large congregations outdoors after 

2000 hours, and prevention of antisocial behaviour in the carpark or around the buildings.  

Carpark movements  

We have modelled 72 carpark movements in a one-hour period, where one movement is a vehicle either 

entering or exiting the carpark.  

Our analysis indicates that this may result in levels of up to 42 dB LAeq(15min) at the façade of the Element 

Escape Marina Apartments at 875 Frankton Road and 45 dB LAeq(15min) at the site boundary. Based on the 

existing elevated traffic noise levels at this location, this is therefore expected to result in minimal noise 

effects. Compliance with the District Plan noise limits is otherwise expected at all other sites and result in 

minimal effects. 

We have also modelled 33 vehicles departing the site in a 30 minute period after 0000 hours, representative 

of guests and staff leaving the site.  

Our analysis indicates that 42 dB LAeq(15min) will be received at the façade of the Element Escape Marina 

Apartments at 875 Frankton Road and 45 dB LAeq(15min) at the site boundary. Based on the existing elevated 

traffic noise levels at this location, this is therefore expected to result in minimal noise effects. Compliance 

with the District Plan noise limits is otherwise expected at all other sites which we expect will result in minimal 

effects. 

4.3 Vehicles on legal road / Sugar Lane Right of Way  

We have also considered traffic movements on Sugar Lane associated with the temporary events and 

extension in hours of commercial activity.  

We understand that NZTA is unlikely to provide Affected Persons Approval for this Application until the Sugar 

Lane / Frankton Road / Marina Drive intersection is signalized to ensure that the increase in traffic on Sugar 

Lane does not cause undue traffic effects. Therefore, vehicles leaving the site via Sugar Lane are likely to 

idle at the lights for a period of time.  

As outlined in section 2.4, from the hours 0000 to 0030 it is predicted that up to 6 vehicles may pass the 

site on Frankton Road every two minutes. This equates to about 45 vehicles in fifteen minutes.  

Assuming event attendees depart the site at a consistent rate, some 37 vehicles may depart the site in a 15 

minute period.  

Based on the above, existing traffic flow past the site (travelling at a higher speed) is expected to be higher 

than the amount of traffic leaving the site via Sugar Lane or idling at the lights, and therefore minimal noise 

effects are expected.   
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5.0 CUMULATIVE NOISE  

Should peak commercial activity and conferences and business functions occur on the same evening, noise 

from people and music within the floating buildings is expected to continue to not exceed 40 dB LAeq(15min) at 

any site, and minimal noise effects are expected. However, there is the possibility that noise levels from 

vehicles of both activities simultaneously leaving the site after 0000 hours may further increase by 1 – 2 dB.  

In this case, the noise level at the façade of the Element Escape Marina Apartments from traffic movements 

in the carpark may be up to 45 dB LAeq(15min), or 49 dB LAeq(15min) at the site boundary. Considering the existing 

elevated traffic noise levels, we would expect noise effects to continue to be minimal in this case.  

We note that this will only occur when the maximum temporary event capacity of 150 people is reached (to 

result in up to 75 vehicles leaving the site), and all guests from both the temporary events and non-ancillary 

commercial activity depart the site at the same time after 0000 hours. This is expected to be an unlikely 

occurrence. In reality, guests at restaurants and bars would steadily leave the site before 0000 hours as 

opposed to all guests leaving after 0000 hours.  

We therefore expect that any additional cumulative noise emissions resulting from the simultaneous 

occurrence of temporary events and non-ancillary commercial activities will be minimal.  
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6.0 CONCLUSION 

Noise from all sources expected to be associated with the proposed increase in activity in the 17 floating 

buildings at Frankton Marina, has been considered.  

The proposed increases in activity include 1) the enablement of events including conferences and business 

functions within the four eastern-most floating buildings, with a maximum capacity of up to 150 people and 

a finishing time of up to 0000 hours and 2) the extension of operating hours of non-ancillary commercial 

activities from 2200 to 0000 hours.  

We have considered what noise levels may be appropriate for these activities, based on our attended 

ambient noise survey, noise logging results, review of the QLDC Proposed District Plan noise provisions, WHO 

guidelines, and NZS 6802:2008. The existing acoustic environment is already elevated due to the proximity 

of the site to a major route (Frankton Road – State Highway 6). We expect that compliance with the District 

Plan noise limits will ensure effects are minimal. In addition, in the case of the Marina Apartments given the 

existing traffic noise in the area and the guidance above relating to sleep disturbance thresholds, we 

consider that traffic noise associated with the carpark occasionally received at the Marina Apartment façade 

at up to 45 dB LAeq(15min) would also have a minimal effect. 

Based on our analysis, noise associated with conferences and business functions such as people and music 

noise at a background level are expected to comply with the District Plan noise limits, and result in minimal 

noise effects. Carpark movements may occasionally result in noise levels of up to 43 dB LAeq(15min) at the 

façade of Marina Apartments however based on the existing ambient environment and character of the noise 

we expect noise effects will be minimal.  

Noise associated with commercial activities such as people and music noise are expected to comply with 

the District Plan noise limits, and result in minimal noise effects. Carpark movements may occasionally result 

in noise levels of up to 41 – 42 dB LAeq(15min) at the façade of Marina Apartments however based on the 

existing ambient environment and character of the noise we expect noise effects will be minimal. 

Cumulative music and people noise from temporary events and commercial activities occurring at the same 

time is expected to comply with the District Plan noise limits and result in minimal effects. The noise level at 

the façade of the Marina Apartments may occasionally be up to 45 dB LAeq(15min) from peak simultaneous 

carpark movements from the two activities; however, considering the existing ambient environment and 

character of the noise, we also expect any additional adverse noise effects to be minimal. 

We recommend that any future hospitality tenant such as a bar or restaurant adopt a Noise Management 

Plan, outlining the best practice managerial measures to ensure that any adverse noise effects are limited 

as far as practical.  
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PO Box 1383 | Queenstown | 9348 

jason@bartlettconsulting.co.nz | 027 555 8824 

11 January 2024 
 
Lakes Marina Projects Limited 
C/- Vivian Espie 
PO Box 2514 
Wakatipu 
Queenstown 9349 
 
Attention: Blair Devlin 
 
Dear Blair, 

Lakes Marina, Sugar Lane, Frankton 
Events Activities, Traffic Generation 

The purpose of this letter is to provide a traffic generation based on possible events to be held 
at the Marina.  The purpose of this assessment is to inform a noise assessment for the 
proposed events to be held at the site. 

1 Background 
The marina development at 3 Sugar Lane, the site, has been constructed as Stage 1 of a 
marina approved under RM140061. At this stage the marina consists of: 

• 85 marina berths, 
• 720m2 gross floor area (GFA) commercial space made up of 17 floating sheds (612m2), 

and four land based commercial buildings (108m2), and  
• 152 car park spaces as well as parking for larger vehicles including car and trailer 

combinations, coach parks and a loading zone. 

2 Transport Environment 
2.1 Active Travel Networks 
A footpath is provided on the southern side of SH6A, this is provided as a shared (Off-street) 
cycle path. Opposite the site SH6A includes a sealed shoulder which provides space for 
eastbound cyclists (towards Frankton). A crossing facility including a central media is provided 
over SH6A providing access to Marina Drive and the bus stop (eastbound) opposite. 
The site also borders the Frankton Trail, a pedestrian and cycle trail providing an off-road 
connection between Queenstown and Frankton with connections to other destinations in the 
Wakatipu region via the Queenstown Trail network. 
The site has convenient and easy connections with the exiting active travel networks and 
travellers, to and from the site, may elect to walk or cycle rather than relying on the private 
car. 
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2.2 Public Transport Networks 
The Queenstown Water Taxi and Queenstown Ferries Services provide a service between 
the site and Queenstown town centre as well as other lakeside areas at Kawarau Village 
(Hilton) and Kelvin Heights (Bay View). 
The nearest bus stops are located on SH6A adjacent to the intersection with Sugar Lane, 
approximately 80m from the site.  Buses at these stops provided a public transport service to 
Queenstown town centre and Frankton where it is also possible to change onto other services 
for destinations within the greater Wakatipu area. 
The site has easy and convenient public transport links to Queenstown, Frankton and other 
public transport routes in the Wakatipu.  Those visiting the site may elect to utilise public 
transport services, bus or ferry, to access the site rather than relying on the private car. 

2.3 Road Network 
The site is accessed from Frankton Road (SH6A) via Sugar Lane. This Sugar Lane 
intersection with SH6A has a poor level of service for right turners from Sugar Lane, or Marina 
Drive opposite, Generally these users experience long delays which were investigated and 
reported within the original transport assessment1 for the marina (refer RM140061). The 
extent of delay will have increased as the traffic flow on SH6A has significantly increased since 
this assessment was undertaken.  
Waka Kotahi and Wakatipu Way to Go have secured funding through the NZ upgrade 
programme (NZ UP) which includes a package of improvement works on SH6A, this will 
include: 

• Bus priority works including additional bus facilities and bus priority allowing for increased 
bus frequency and reduced journey times, 

• An active transport link between Queenstown and Frankton which is likely to include a 
widened footpath adjacent to SH6A, and 

• A new signalised intersection at the SH6A/Sugar Lane intersection. This is also likely to 
include a signalised pedestrian crossing to improve access to bus stops and Marina Drive 
on the opposite side of SH6A. 

The NZ UP works for SH6A have not yet been fully designed although it is understood that 
these improvements are programmed for completion in the summer of 2026/2027.  At this time 
the vehicle access to the site, via the proposed SH6A/Sugar Lane signalised intersection will 
be significantly improved. 

3 Proposal 
It is proposed to convert 4 of the floating shed to accommodate events at the site.  This may 
include a number of different family, commercial or community events. It is understood that 
events at the site will have a maximum capacity of 150 persons. 

4 Traffic Generation 
The traffic generation of an event will be based on the type of event and likely times.  The 
worst case is when attendees generally travel by private car and do not consider the other 
travel options at the site.  As a robust assessment this traffic generation considers maximum 
events, 150 person, with minimal use of the alternative travel modes available. 

 
1 Refer Bartlett Consulting, Lakes Marina Projects Limited, Sugar Lane, Frankton dated January 2014. 
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For family events family members are more likely to travel together or share transport.  During 
these events it is likely that 33% of attendees would be drivers with the remaining attendees 
being passenger, average vehicle occupancy of 3 persons. It is possible that family events 
could result in an average demand for up to 50 vehicles (car park spaces). 
For community or commercial events may involve seated type events such as lectures, 
presentations or informal types of events such as displays to provide information or seek 
feedback.  For these types of event it is considered that 50% of attendees may be drivers, 
average vehicle occupancy of 2 persons.  Large community or commercial events would have 
a maximum parking demand for 75 vehicles (car park spaces) 
This suggests a traffic generation approximately 100 vehicle movements to a maximum of 150 
vehicle movement per event. Typically, for events these vehicles all tend to be distributed as: 

• Arrival at the site within 30 minutes prior to the start time of between 50 and 75 vehicle 
movements, and 

• Departure from the site up to 30 minutes after the finish time between 50 and 75 vehicle 
movements. 

It is noted that the site is located with easy and convenient connection to active travel and 
public transport networks. It is therefore considered that this traffic generation assessment as 
a robust maximum based on full, 150 persons, attendance with no consideration of the other 
travel modes available. 

5 Summary 
It is possible that the proposed events at the site will result in a maximum traffic generation of 
150 vehicle movements.  This is likely to occur as 75 vehicle movements (arrival) within the 
30 minute period prior to the event commencing and as 75 vehicle movements (departure) 
within 30 minutes of the event finishing. 
This is considered to be a robust maximum traffic generation as the site is well connected to 
alternative travel modes including walking, cycling, bus and ferry.  These alternative travel 
modes will reduce the overall traffic generation of the proposed event activity at the site. 
 
Should you require any further information please contact me.  
 
Yours sincerely, 
 
 
Jason Bartlett 
CEng MICE, MEngNZ 
Transport Engineer 
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Attachment [O] – Images and dimensions of blue shed, located at western end of marina car park 
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ALUUME LIMITED – PROPOSED FLOATING SAUNA OPERATION 

LANDSCAPE AND VISUAL EFFECTS REPORT 

vivian+espie    

23rd October 2024                                                                                                                                                

INTRODUCTION   

1 Aluume Ltd have applied for resource consent to operate a floating sauna at the Frankton Marina. 

The proposal is described in detail in the Assessment of Environmental Effects that accompanies 

the resource consent application. In summary, a timber sauna building will sit on a floating pontoon 

that will occupy a berth in the Frankton Marina. The commercial recreation activity will operate in 

this floating building and will have a maximum capacity of 12 patrons. The sauna will occupy the 

18-metre berth at the end of Pier C in the marina. The sauna building has a footprint of 

approximately 126m2 and reaches a maximum height of 4.7m above pontoon level. The cladding 

and roofing of the building is of vertical timber boards (of a charred finish) and vertical timber slats 

(unpainted). The building has a soft and airy appearance overall, with a distinctive curved roof that 

references a boat’s hull.  

GUIDANCE FROM THE PROPOSED DISTRICT PLAN 

2 The Frankton Marina is located in the Frankton Arm of Lake Wakatipu. The surface of the lake is 

within the Rural Zone pursuant to the Proposed District Plan (PDP).  Chapter 6 of the PDP sets 

out the Policy framework that relates to landscapes and rural character. Regarding rural landscape 

categorisation, the following Policy is of central relevance: 

Policy 6.3.1.2 Exclude identified Ski Area Sub-Zones and the area of the Frankton Arm located to the east of 

the Outstanding Natural Landscape line as shown on the District Plan web mapping application 

from the Outstanding Natural Feature, Outstanding Natural Landscape and Rural Character 

Landscape categories applied to the balance of the Rural Zone and from the policies of this 

Chapter related to those categories. 

3 The Frankton Marina is located in the area referred to above, therefore, it is excluded from 

landscape categorisation and from the Policies of Chapter 6 of the PDP that relate to the 

landscape categories. The Chapter 6 Policies that are relevant to the proposal are those of Section 

6.3.5 (Activities on Lakes and Rivers), particularly: 
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Policy 6.3.5.1 Manage the location, intensity and scale of structures on the surface and margins of water 

bodies including jetties, moorings and infrastructure recognising the functional needs of these 

activities, and the importance of lakes and rivers, including as a commercial recreation, tourism, 

transport and recreational resource, and ensure these structures are at a scale or in a location 

that, as far as practicable:  

a.  protects the values of Outstanding Natural Features and Outstanding Natural 

Landscapes; and  

b.  maintains the landscape character of Rural Character Landscapes and maintains or 

enhances their visual amenity values. 

Policy 6.3.5.2 Recognise the character of the Frankton Arm including the established jetties and wharves, and 

provide for their maintenance, upgrade or expansion. 

4 The latter part of Policy 6.3.5.1 relates to Outstanding Natural Landscapes and Features and 

Rural Character Landscapes and therefore does not apply to this proposal. Therefore, the most 

relevant Chapter 6 Policy guidance can be summarised as being to manage the location, intensity 

and scale of structures on the surface of water bodies, recognising the functional needs of these 

activities, and the importance of lakes and rivers; and to recognise the character of the Frankton 

Arm including the established jetties and wharves, and provide for their maintenance, upgrade or 

expansion. 

5 Moving to Chapter 21 (Rural) of the PDP, the following Objective is of central relevance: 

Objective 21.2.1 A range of land uses, including farming are enabled while:  

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

6 The Policies that sit under this Objective reinforce it and seek maintenance or enhancement of 

rural character, amenity values and landscape values1. More specifically, Objective 21.2.10 

relates to commercial recreation: 

Objective 21.2.10 Commercial Recreation in the Rural Zone is of a nature and scale that is compatible with the 

amenity values of the location. 

 
 
1 Te Tangi a te Manu: Aotearoa New Zealand Landscape Assessment Guidelines', Tuia Pito Ora New Zealand Institute of Landscape Architects, July 2022 
(TTatM), at paragraph 5.02, defines landscape values as “values are the reasons a landscape is valued. Values, though, are embodied in attributes”. 
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7 Again, the Policies under this Objective reinforce it and seek that there is no degradation of rural 

quality, character or visual amenity and landscape values.  

8 We understand that the activity is discretionary and that these are no specific applicable 

assessment matters. 

THE EXISTING LANDSCAPE AND ITS VALUES 

9 Pursuant to the PDP maps, all of the Frankton Arm to the east of the narrows is outside of the 

Outstanding Natural Landscape and the Rural Character Landscape. Policy 6.3.5.2 requires 

recognition of the particular character of the Frankton Arm and that it includes numerous 

established jetties and wharves.  

10 In terms of physical attributes, the Frankton Arm is a uniquely enclosed and distinct part of Lake 

Wakatipu, flanked by Queenstown and Peninsula Hills and very largely surrounded by urban 

zoning. Aside from perhaps Queenstown Bay, the Frankton Arm is the busiest part of Lake 

Wakatipu in term of human use and presence. It is the part of the lake that accommodates the 

most jetties and moorings, including the Frankton Marina. 

11 In terms of associative attributes, recreational values are central to the manner in which the 

Frankton Arm is valued. A well-used walkway/cycleway circumnavigates the Arm. It is the home 

of the Wakatipu Yacht Club and is popular for recreational kayaking, boating and fishing. Many 

commercial recreation operators also traverse the Frankton Arm on a daily basis. 

12 In terms of sensory attributes, the scenic quality of the Arm is well appreciated. It is overlooked by 

large residential areas on both its northern and southern sides. The form of scenic value is not 

that of an unmodified or highly natural waterbody. Part of the scenic qualities come from the 

diurnally changing presence of vessels and surface activity. The Arm is always seen in the context 

of its surrounding urban development, again making this part of Lake Wakatipu unique.  

13 The vicinity of the marina itself is a focal point of lake surface activity. The boat ramp, Fisherman’s 

Pier, Sugar Lane and the marina and its buildings all combine to create a busy area. Public access 

is available along the landward promenade and along the floating gangway that sits in front of the 

boathouse-like commercial buildings. Members of the public in this vicinity experience close-

quarters interaction with the lake, the marina structures and vessels and associated busyness.  
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14 It is relevant to note that the marina as it exists today has been constructed in two stages, with 

Stage 1 being Piers A and B; and Stage 2 being Piers C, D and E. Stage 2 has been constructed 

but is not yet open to boat users and hence is not yet occupied. We understand that the marina 

operators anticipate opening the Stage 2 piers in the near future. Appendix 1 of this report is a 

plan showing both stages of the marina.    

VISIBILITY AND VISUAL AMENITY EFFECTS 

15 “Visual effects are effects on landscape values as experienced in views. They contribute to our 

understanding of landscape effects. They are a subset of landscape effects… a proposal that is in keeping 

with the landscape values may have no adverse visual effects even if it is a large 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 small portion of the view.”2 

16 With reference to the Appendix 1 plan, the proposed sauna will sit within the berth which is at the 

far end of Pier C. The berths on Pier C are 10m long berths and hence provide for vessels of that 

size. The end berth, in which the sauna will sit, is an 18m berth, as are all the berths that are on 

the end of the piers. Effectively, the floating sauna will occupy a berth that would otherwise provide 

for a large vessel. The sauna is of a dark, visually-recessive external appearance. The many boats 

that occupy the marina (including those that will relate to Stage 2 currently being constructed), are 

generally not of visually-recessive appearance; they are particularly varied in terms of form, colour 

and appearance.  

Visual catchment and viewing audiences    

17 There is the potential to view the proposed sauna activity from: 

• The Sugar Lane area including the marina promenade; 

• The surface of Lake Wakatipu and parts of the Kelvin Peninsula; 

• The area of the Marina Apartments to the immediate northeast of the marina; 

• Frankton Beach and adjacent areas; 

 
 
2 TTatM, paragraphs 6.25 and 6.27.  
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• The residential areas of Marina Drive and Angelo Drive / Middleton Road. 

18 Photographs illustrating views are attached to this report as Appendix 2. Effects are discussed 

below. When considering the photographs of Appendix 2, the piles that mark the end of Pier C 

are of some assistance. The pontoon that will accommodate the sauna will sit between these two 

piles, with the sauna building extending approximately 70% of the horizontal distance between 

those two piles. The apex of the curved roof of the sauna structure will extend slightly above the 

height of the two piles; by exactly how much will depend on lake level. On the day of the Appendix 

2 photographs, the apex of the structure’s roof would be 0.6m above the height of the piles. Also 

when considering the Appendix 2 photographs, it is relevant to note that Piers C, D and E of the 

marina were noy yet open for vessels and hence appear empty. In the near future these piers will 

be open and their many berths will accommodate boats that will change the visual scene that is 

evident today.      

The Sugar Lane area including the marina promenade 

19 Photographs A to E are from various points within the vicinity of Sugar Lane and the marina. From 

Sugar Lane itself (Photograph E), visibility of the sauna structure will be difficult, particularly if the 

berths of Pier C are occupied. From more elevated locations (such as Photograph locations A to 

D), for a viewer casting their eye over the marina, it is likely to be discernible that a timber structure 

with a relatively horizontal roofline sits beyond the moored boats, although its lower half will 

generally be screened. In this context, the structure may appear as a houseboat or some similar 

vessel, or as some marine-related structure such as a refuelling facility, shower block or similar. 

As the newer piers of the marina (Piers C, D and E)  become occupied, the sauna structure will 

become more visually inconspicuous in its immediate setting. The actual activity associated with 

the proposed structure (i.e. a commercial recreation sauna operation) will not be recognisable.  

20 We consider that the timber structure with slatted curved roof plane will be of a visually recessive 

and soft overall appearance. With reference to paragraph 15 above, we consider that, while the 

structure will not appear as a conventional boat, it will sit within the context of the marina and 

boating activity such that it will not read as an element that is out-of-place. Observers will not 

register the structure as something that is prominent or at odds with its setting.  
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21 In the context of the marina, including its future occupancy with vessels, while there will be some 

visibility of an additional structure, we do not consider that visual amenity as experienced from 

these locations will be affected to any degree that is more than very low.  

The surface of Lake Wakatipu and parts of the Kelvin Peninsula 

22 From many parts of the residential area of the Kelvin Peninsula, views across the Frankton Arm 

to the area of the marina are available. These views are generally from a southerly direction, are 

relatively horizontal and are at distances of between 0.9km and 3km. The marina is viewed with 

the buildings and activity of Sugar Lane as an immediate backdrop, and with the Marina Heights 

residential area behind that. The attenuator will sit in front of the sauna structure. In this situation, 

the proposed sauna structure will be very difficult to discern. We consider that the proposal will 

have no material effect on amenity as experienced from the Kelvin Peninsula.       

23 Users of the surface of Lake Wakatipu (boaters, kayakers, etc) are able to approach the marina, 

right up to the attenuator. Observers of this sort obviously choose to approach the marina and are 

able to get a close look at it and its associated activity. Once all piers are occupied, the marina 

will be a more substantial element within the Frankton Arm. Depending upon what vessel they are 

in, lake surface observers will be able to look over the attenuator to the occupied marina beyond. 

The upper parts of the sauna structure will be visible along with vessels occupying the berths and 

those entering/leaving the marina. The sauna structure will be different to a boat occupying its 

18m berth but its function is likely not be recognisable; it may be seen as a house-boat or some 

adjunct to the marina such as a shower block or a booking office. In this context and compared to 

a vessel in this berth, we consider that the proposed structure could be said to have, at most, a 

very low degree of effect on the amenity of lake users.  

The area of the Marina Apartments to the immediate northeast of the marina 

24 Photograph C of Appendix 2 shows the view available from the Marina Apartments. The proposed 

structure will be seen at the end of Pier C. If the berths beside it (being 10m berths) were occupied 

by boats, the structure would be somewhat obscured. In the short term, the structure will be 

recognisable as a horizontal built form; again, perhaps a houseboat or shower block or similar. 

The lighting of the sauna has been designed to be quite subtle and will not significantly add to the 

existing nighttime lighting of the marina, which is quite considerable.  
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25 Stage 2 of the marina (being Piers C, D and E) is now constructed and its occupation by vessels 

will begin. This occupation and activity will considerably screen the sauna structure and integrate 

it into a visually complex setting. In an overall sense, the marina is a significant part of views from 

the Marina Apartments.  

26 Overall, in relation to these views, the proposed structure will add very slightly to the amount of 

built form in these views when compared with the status quo situation (i.e. a vessel in the relevant 

18m berth and Stage 2 of the marina being occupied). We consider that any effect on visual 

amenity is of a very low degree at most. 

Frankton Beach and adjacent areas 

27 Photographs G and H of Appendix 2 show the view available from parts of Frankton, including its 

foreshore. From Frankton beach itself, views are more horizontal, the viewer being practically at 

lake level. Views are at distances of approximately between 500m and 1km.   

28 In current views, the proposed structure will be discernible at the end of Pier C for a viewer that 

looks for it. Exactly what it is will not be recognisable. At these distances, it will most likely be 

interpreted as a vessel in a berth, if a viewer registers it at all. Once Piers C, D and E of the marina 

are occupied and used, the sauna structure will be difficult to distinguish from the marina overall. 

29 For observers in these locations, we consider that the proposal will have no material effect on 

visual amenity.   

The residential areas of Marina Drive and Angelo Drive / Middleton Road 

30 Photograph F shows the view from the upper part of the Middleton Road residential area, being 

the location within these suburbs that gains the best views of the marina. In these views, the entire 

marina is displayed in a bird’s eye view, as is the Sugar Lane area and adjacent residential streets. 

The marina is a part of these views but the views are most importantly characterised by the 

Remarkables, Peninsula Hill and the Frankton Arm as a whole.  

31 In these views, the sauna structure will take the place of a large vessel that would otherwise 

occupy the relevant 18m berth. The roofline of the structure may distinguish it from a boat but its 

exact use or nature will not be visually apparent. We consider that, while appearing slightly 

different to a boat sitting in this berth, the sauna structure will not read as being out-of-place or 
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something that detracts from the existing environment. This is particularly the case when we 

consider Stage 2 being occupied and operational. The proposed situation may appear slightly 

different to the anticipated situation but we consider it will not represent a degradation or detraction 

in relation to visual amenity; it will not create an adverse effect.  

EFFECTS ON LANDSCAPE VALUES  

“A landscape effect is an outcome for a landscape value. 

While effects are consequences of changes to the physical environment, they are the outcomes for a landscape’s 

values that are derived from each of its physical, associative, and perceptual dimensions. 

Change itself is not an effect: landscapes change constantly. It is the implications of change for a landscape’s values 

that is the effect. To assess effects it is therefore necessary to first identify the landscape’s values—and the physical 

characteristics that embody those values. 

A visual effect is a kind of landscape effect. It is a consequence for landscape values as experienced in views. Visual 

effects are a subset of landscape effects. A visual assessment is one method to help understand landscape effects.”3 

32 The existing landscape and its values are discussed above in paragraphs 9 to 14 above. 

Landscape values are the reasons that a landscape is valued4. The marina vicinity is part of the 

Frankton Arm, being a part of Lake Wakatipu that has a distinct character involving significant 

human use and structures (as is reflected in the relevant PDP Policies, as discussed in paragraphs 

2 to 6). The marina vicinity itself is a particularly busy part of the Frankton Arm in terms of human 

activity and associated vessels and structures. These attributes contribute to the manner in which 

the landscape of the Frankton Arm is valued.  

33 The proposed floating sauna will take up an 18m berth within the marina that would otherwise be 

occupied by a boat. As has been discussed, it will be physically and visually different to a boat but 

will be of a visually recessive appearance, dominated by timber slats and boards. While a sauna 

operation will be a different commercial recreational activity from what currently exists, 

recreational activities per se are central to the marina’s purpose.  

34 The manner in which the values of the landscape will be affected visually are discussed in the 

previous section of this report. In essence, we consider that the replacement of a berthed boat 

 
 
3 TTatM, paragraphs 5.06 and 6.01 to 6.04. 
4 TTatM, paragraph 5.02.  
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with the proposed sauna structure and activity will be somewhat different to the anticipated 

situation but will not be degrading or detrimental in relation to how the marina vicinity of Frankton 

Arm is perceived or valued. The presence of the marina and its activity are part of the reasons 

that this vicinity of the landscape is valued. The proposal will integrate into this context and will 

not be at odds with its character. The landscape values and amenity of the Frankton Arem will be 

maintained.  

CONCLUSIONS 

35 The proposed floating sauna facility will sit within an 18m berth, effectively taking the place of a 

large, moored boat. It will bring a new type of commercial recreational activity to the marina, being 

a location which is partially characterised by recreation (including commercial recreation). 

36 The Frankton Arm is a unique part of Lake Wakatipu, being particularly enclosed, surrounded by 

urban development and accommodating a high degree of human use, occupation and lake surface 

structures. This is recognised by the PDP, particularly by Policies 6.3.1.2 and 6.3.5.2. The existing 

marina and associated activity are important attributes of the Frankton Arm landscape.  

37 The floating sauna facility will appear somewhat different to a boat occupying the relevant berth. 

This will be recognisable in shorter views but will be lost in longer ones, particularly once the Stage 

2 piers (Piers C, D and E) are operational. While the building and its activity are different to a 

berthed boat, they are not at odds with the character of the marina vicinity; they will not degrade 

the landscape or detract from the reasons that the Frankton Arm or the marina vicinity are valued.  

38 In some close views, the proposed structure may increase the amount of visible built form 

compared to the anticipated situation. Depending upon the individual viewer and viewpoint, this 

could amount to an adverse effect on visual amenity but this will be up to a very low degree at 

most.    

 

vivian+espie  

Reviewed and approved by Ben Espie – 23rd October 2024  
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ALUUME FLOATING SAUNA - LANDSCAPE ASSESSMENT REPORT - APPENDIX 1: PLAN SHOWING THE MARINA INCLUDING STAGES 1 (PIERS A AND B) AND 2 (PIERS C, D AND E). 




 

  

 
Photograph A: From the boat parking area to the west of the marina.       

 

 
Photograph B: From the footpath of Frankton Road, directly opposite the Pier B location. This is one of the few locations on this footpath from which there is a potential view of the proposed structure.      

 

 

 

 

 

ALUUME FLOATING SAUNA - LANDSCAPE ASSESSMENT REPORT - APPENDIX 2: PHOTOGRAPHS 
All photographs were taken on 22 October 2024 with a fixed focal length of 50mm. In each photograph red arrows have been used to highlight the two outer piles of Pier C, between which the sauna pontoon will float. The proposed sauna 
building will extend approximately 70% of the horizontal distance between the two piles.  The top of the two piles are at a relative level of 3.14.5m. The apex of the roof of the proposed sauna building will sit at 5.2m above lake level, which 
on the day of these photographs was 309.9m. Therefore, the apex of the sauna structure would sit 0.6m above the top of the piles. All berths of Piers C, D and E were vacant on the day these photos were taken, as those piers were not yet 
open for vessels. These berths could be filled with boats and the 18m berth on the end of Pier C, in which the sauna is proposed, could accommodate a particularly large boat.          
  

 
 
 
 



 

  

 

 

 

 
Photograph C: From the Frankton Track, directly outside the Marina Apartments. All berths of Piers C, D and E are currently vacant as they are not yet open. When open, they will accommodate vessels as per Piers A and B.            

 

 

Photograph D: From the marina promenade, directly opposite the Pier C location. Again, all berths on Pier C are vacant in this photograph.         
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Photograph E: From Sugar Lane, directly opposite the Pier C location.    
 

 
Photograph F: From Middleton Road, above McGregor Lane. The three Piers C, D and E are currently vacant.       
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Photograph G: From the Frankton Road footpath adjacent to number 1019 Frankton Road.      
 

 
Photograph H: From the Lake Avenue footpath adjacent to number 5 Lake Avenue.      
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Lakes Marina Projects Ltd 
Queenstown, New Zealand 
 

 
Queenstown Lakes District Council 
Queenstown, New Zealand 

Subject: Endorsement of Aluume Ltd for the Development of a Floa�ng Sauna and Wellness Facility 

 

Dear Queenstown Lakes District Council, 

 

I am wri�ng to you on behalf of Lakes Marina Projects Ltd (LMP) to express our full endorsement of 
Aluume Ltd as our selected partner to design and construct a floa�ng sauna and wellness facility 
within our exis�ng marina in Queenstown. 

Aluume Ltd, collabora�ng with Bellingham Marine and its proven track record in innova�ve aqua�c 
construc�on, exemplifies the kind of exper�se and visionary approach that aligns perfectly with our 
commitment to enhancing the recrea�onal and wellness offerings at our marina. Their 
conceptualisa�on and execu�on of similar projects across New Zealand and the world have not only 
met but exceeded expecta�ons in terms of design, sustainability, and customer sa�sfac�on. 

Their proposed design for our new facility incorporates state-of-the-art, eco-friendly materials and 
technologies, which demonstrates their commitment to environmental stewardship—a principle that 
resonates deeply with our corporate values and the wider Queenstown community. Furthermore, 
their understanding of the unique dynamics of floa�ng structures ensures that the facility will be 
both safe and harmoniously integrated with the natural beauty of the surrounding lake environment. 

Aluume Ltd’s professional demeanour, aten�on to detail, and transparent communica�on have 
fostered a strong partnership built on trust and mutual respect. We have every confidence in their 
capacity to deliver a project that will not only enhance the appeal of Queenstown as a premier 
des�na�on but also serve the community and its visitors by providing an excep�onal wellness 
experience. 

We respec�ully request the Queenstown Lakes District Council’s favourable considera�on of our 
partnership with Aluume Ltd for this project. We are enthusias�c about the poten�al impacts this 
facility will have on local tourism and community well-being. Our team is available to meet at your 
convenience to discuss this proposal further and to provide any addi�onal informa�on required. 

Thank you for considering this endorsement. We look forward to the opportunity to contribute 
posi�vely to our community’s landscape and to con�nue enhancing the services we provide. 

 

 

Yours sincerely, 

Lakes Marina Projects Ltd 
 

 

Iraj Barabi - Director
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ALUMME 
A new fl oating Sauna 

Frankton Marina, Queenstown
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OPTION A

Located at the end of existing Pier $ in the Frankton Marina, between 
the existing pile structures. 

!e brie"ng components of two Sauna Rooms, a Treatment Room and changing 
locker facilities sit as distinct smaller forms under a hovering canopy. 

!e curved form of the canopy references the curvilinear form of the existing 
breakwater, and sweeping incline of the Bays surrounding mountain context. 

!e canopy is made from expressed curved timber ribs as an abstracted 
reference to the underside of a wooden boat hull. Transparent roo"ng over 
the spacing of the ribs enables a feathered edge to the form and light to "lter 
through the space. !e timber slatting also references the timber internal lining 
of the sauna interiors. 

A privacy spine storage wall to the North elevation housing lockers hovers 
above #oor level allowing view sha$s down into the water behind and up to 
mountains and sky above. !is manages privacy from Marina, whilst enabling a 
degree of permeability to the building and reducing the scale from this Northern 
elevation. 

A curved entry wall with the underside of the curved canopy invites guests in as 
they transition to a more intimate corridor and sauna spaces beyond. Occupants 
transition to the Sauna Rooms with #oor to ceiling glass to views to lake and 
mountain views beyond. A contained plunge pool to the end o%ers a refreshing 
lake dip, where guests can alternate between sauna and cold plunge. 

!e overall form is articulated with a lot of depth and recession with dark matt 
timber selections that combine with the light "ltering and feathering of the 
canopy to so$en the form within both the Marina and wider context. 

Low level ambient warm light to be utilised with no direct lighting source to be 
seen. 
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EXTERNAL TIMBER VERTICAL WEATHER 
BOARD CLADDING. JAPANESE Shou Sugi 
Ban CHARRED TIMBER CLADDING. 

TIMBER VERTICAL SLATS WITH GLASS 
OR POLYCARBONATE ROOFING BEHIND.
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PRIVACY WALL

view view 

view 
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VIEW FROM EAST 
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VIEW FROM NORTH WEST
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VIEW FROM IN FRONT OF BOAT SHEDS
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VIEW FROM EASTERN END OF BOAT SHEDS
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VIEW FROM NORTH EASTERN END OF BOAT SHEDS
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VIEW FROM NORTHERN END OF PIER C
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VIEW FROM NORTH WEST
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VIEW FROM NORTH EASTERN END OF BOAT SHEDS



  

 

21 November 2024 

 
Aluume Ltd 
c/- Gabriela Glory of Vivian + Espie Ltd 
gabriela@vivianespie.co.nz 
 
Tēna koe 
 
Attention: Aluume Ltd – Resource consent application to place a structure (a floating electrically 
powered sauna building) at the end of Pier C of Frankton Marina on the surface of Lake Wakatipu.  
 
Thank you for contacting us regarding an application for resource consent to enable the placement of 
a structure (a floating electrically powered sauna building) at the end of Pier C at Frankton Marina, 
on Lake Wakatipu, Queenstown. 
 
Te Ao Mārama Inc. write this letter on behalf of the kaitiaki rūnanga whose takiwā includes the site 
the application is within. Rūnanga representatives have been informed and accept the proposal 
outlined in the application received on 15 May 2024. We have reviewed the following documents: 
 

• Aluume – AEE.pdf 

• Hazard Procedure.pdf 

• [C] Plans.pdf 

• 1.3.2 Policy – Health and Safety.pdf 

• [E] – Landscape and visual effects report 24-10-24.pdf 

• Aluume response to queries letter to QLDC 12.11.2024.pdf 

• BM210008_017_Frankton Marina_PeerReview_20241106.pdf 

• AEE updated 24.10.24.pdf 

• [C] Plans updated 24.10.2024.pdf 

• Project Overview.pdf 

• [C1] Lighting Plan.pdf 
 
We have worked through the following agreed condition with the applicant, and this has been 
incorporated into the consent application: 
 

1. The lapsing date for the purposes of Section 125 of the Resource Management Act 1991 
shall be 15 years after the issue date. 

 
It is considered that the application is not inconsistent with Te Tangi a Tauira, 2008 (Ngāi Tahu ki 
Murihiku Natural Resource Management Plan). Please be advised the rūnanga provide their 
unconditional written approval to the application and understand that the consent authority must 
decide the rūnanga are no longer an affected person, and the consent authority must not have 
regard to any adverse effects on rūnanga.  
 



 

This reply is specific to the above application and any changes to the above application will require 
further consultation. 
 
We trust the information contained within this letter is sufficient; however, should you wish to 
discuss any aspect further, please do not hesitate to contact 
Kasmira.peterson@orakaaparima.org.nz.  
 
 
Nāhaku noa nā 
 
  

 

  
Te Ao Mārama Inc 
 
CC: Ōraka-Aparima Rūnaka 
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8 November 2024 
 
Queenstown Lakes District Council  
Private Bag 50072 
QUEENSTOWN 9348 
 
Attention: Ms. Tara Enright 
 
Dear Tara,  
 

RM240347 – RESPONSE TO QUERIES 
Thank you for the online meeting on 7 November 2024 with yourself and Ian.  We have taken your comments on 
board and this letter is to provide answers to the queries discussed at the meeting.  I have set out each item and 
responded as far as possible:  
 
Reasons for the floating sauna being located at the end of the Pier, rather than within the existing floating buildings. 
 
The proposal is for a sauna and plunge activity located on a floating pontoon. The key reason the proposal is not 
located in the existing floating buildings is that access to the water from these existing buildings is limited / 
constrained. The spaces between the existing floating buildings are not appropriate (in terms of safety and design) 
for customers to plunge into, and the water is too shallow for the plunge aspect of the activity.  The boat berth 
(which is a commercial activity in itself and can accommodate an 18m boat) is considered the most appropriate 
place for an activity of this nature.  The floating nature of the proposal and the plunge aspect forms part of the 
experience in which the applicant is seeking consent for, and the reason why it is located at the end of the pier, 
rather than as part of the existing floating buildings located adjacent to the promenade. 
 
Fixed term consent – volunteered condition 
 
Through the discussions with Aukaha and TAMI, we acknowledged that without a fixed term, as a land use consent 
the activity is approved in perpetuity.  The applicant agrees to volunteer a condition of consent to restrict the term 
to 15 years, giving the applicant sufficient commercial security and minimising compliance costs, while providing 
the confirmation for iwi that the consent is not forever. 
 
The proposed volunteered condition is as follows: 
 
x.  The lapsing date for the purposes of Section 125 of the Resource Management Act 1991 shall be 15 

years after the issue date. 
 
Precedent effects 
 
Council has indicated concerns over precedent effects of approving a floating building where berths / boats should 
be.  We note that precedent effects are a section 104(1)(c) matter (‘any other matter’), as they are not an effect on 
the environment as such.   
 
Our understanding of the case law around precedent effects is that, while precedent effects are relevant, they 
should not be given undue weight, and each application should be assessed on its individual merits1. 
 
Our understanding is that, granting consent to a discretionary activity that is broadly aligned with the objectives 
and policies does not set a precedent.  This was set out in CIV-2008-485-2584 Progressive Enterprises v North 
Shore City Council.  At paragraph 70 the High Court stated:  
 

 
1  Berry v Gisborne District Council [2010] NZEnvC 71. 
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[70] It is not the fact that this was a decision on an application for a discretionary activity that means it 
cannot have a precedent effect, rather, it is that the outcome of any future application will necessarily 
depend on the evidence before the Court at that time, assessed against the relevant assessment criteria. 
On that basis, it cannot be said the Environment Court's decision will compromise the District Plan's 
strategy. 

 
In other words, granting consent to a discretionary activity will not automatically set a precedent, but rather the 
outcome of any future application will depend on the nature of that future application and supporting evidence and 
the assessment against the relevant criteria. Furthermore we note the proposal is locationally and physically 
constrained and is a bespoke proposal befitting for consenting based upon the underlying marina consent and 
variation. These circumstances are unique factors unlikely to be replicated elsewhere.  
 
As we have explained in the application, the proposal is consistent with the relevant objectives and policies listed 
in the Rural Zone of the PDP. Objective 21.2.12 also notes the following with regard to lakes and rivers: 
 
Objective 21.2.12 
The natural character of lakes and rivers and their margins is protected, or enhanced, while also providing for 
appropriate activities, including recreation, commercial recreation [Emphasis added in underline] and public 
transport.  
 
We note that a floating building located at the Frankton Marina (or other locations within Lake Wakatipu) require 
resource consent, and therefore no permitted baseline applies.  With every application that comes through, Council 
must consider each on its own merits.  In this case, the application is for a discretionary activity.  Any activity of 
similar nature, located at the Frankton Marina, will also need a discretionary activity consent and will need to also 
be assessed on its own merits, in which Council has discretion over. 
 
The applicant has a private agreement with the marina developer, that ensures that the proposed is the only floating 
spa and wellness business within the Queenstown Marina. We acknowledge that this agreement does not 
specifically restrict another floating building to be located at the Queenstown Marina for some other purpose:   
 

 
 
We do not consider it appropriate to place a restriction to this effect, as applications will need to be assessed on 
its own merits, and discretion remains with Council with regard to the approval of an application.  
 
In addition, a future application for a floating structure will need to assess the cumulative effects of the proposal. 
In this case, the proposal is the first and only floating building on a berth at the Queenstown Marina.  Should the 
situation arise, the Council has the ability to assess the cumulative effect of a future application for a floating 
structure at the Queenstown Marina or elsewhere in Lake Wakatipu. 
 
In terms of floating buildings in other locations on Lake Wakatipu, these will be assessed on an entirely different 
regime, as most of Lake Wakatipu is located within an Outstanding Natural Landscape and there are no other large 
scale marinas with activities that anticipate associated commercial uses such as spa and wellness facilities.  The 
Frankton Arm does not have a specific landscape category but we consider that the Marina is the best location 
within the Arm for an activity of this nature due to the dynamic and modified marina environment. We note that by 
approving the proposed floating sauna within the Frankton Marina, it could result in a positive precedent effect, 
which sets out the precedent that the marina is the most appropriate place, and other sensitive locations within the 
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Lake Wakatipu ONL is not appropriate. As such, we do not consider that the proposal will result in adverse 
precedent effects. 
 
We trust the above is of assistance.  Please contact me if you have any questions.  
 
Yours faithfully, 

 
 

 
Blair Devlin  
SENIOR RESOURCE MANAGEMENT PLANNER  
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