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1. SUMMARY OF PROPOSAL AND SITE DESCRIPTION 
 
Subdivision Consent is sought to subdivide future lot 6, created under Subdivision consent RM240982, 
into three (3) residential lots, each with a 1000m2 building platform established and for a boundary 
adjustment between future lot 6 and lot 100 of RM240982 at 1 Ayr Avenue, Queenstown. This will also 
create access for future lots 6, 7 & 8 from an existing right of way (ROW). 
 
Land use Consent is also sought for an internal setback breach of the building platform on future lot 8 
and for the construction of vehicle crossings that do not comply with diagram 8 of Chapter 27 (transport) 
of the Proposed District Plan (PDP). 
 
The applicant has provided a detailed description of the proposal, the site and locality and the relevant 
site history in Sections 1 & 2 of the report entitled “Application for Resource Consent”, prepared by 
Morgan Shepard of Brown & Company Planning Group, and submitted as part of the application (hereon 
referred to as the applicant’s AEE and attached as Appendix 2). This description is considered accurate 
and is adopted for the purpose of this report with the following additions: 
 
• Located within the subject site, the Heritage feature #100 Ayrburn Homestead and Stone Farm 

Buildings are not within close proximity of the subject area and are not considered part of this 
application. 

 
• A resource consent application, RM25.239, with Otago Regional Council has been lodged but not 

approved at the time of granting this consent 
 
• During the processing of this consent subdivision consent for Lot 4 DP 540788 as granted under 

RM240982 on 15 May 2025. Lots 6 & 100, of which this current application is looking to subdivide 
further, are part of stage 1 and have not yet been granted 223 and 224(c). No variation is sought 
by the applicant. 

 
• The proposal seeks to undertake a total area of earthworks of 1.6 hectares (or 1,600m2), breaching 

rule 25.5.11, which is not exempt under 25.3.2.5 of the PDP. As such, this has been included in 
the application. 

 
• On 30 July 2025, an updated landscaping plan was provided. 

 
• Under Rule 27.7.32.2 of the PDP, there a control requirement (for example, no use of fertilisers, 

commercial livestock farming, etc). These conditions are part of the granted subdivision consent 
RM240982 which is yet to receive 224c of which the proposed Lot 6-8 of this application are to be 
subsequently created. As such these will carry down to lots proposed as part of this application. 

 
2. ACTIVITY STATUS 
 
The 2007 QLDC Operative District Plan (ODP) is being reviewed through a series of plan changes known 
as the Proposed District Plan (PDP). As set out in Chapter 1 of the PDP, the district plan can now be 
summarised as comprising: 
 
A. Provisions reviewed since August 2015 shown in the PDP ePlan and maps known as the PDP 

planning maps; and 
 

B. Unreviewed provisions referred to as the ODP, contained in the ODP ePlan and maps, which appear 
as white in the PDP maps. 

 
Strategic Chapters 3-6 of the PDP as well as Designations, Heritage and Wāhi Tūpuna apply to all areas. 
 
Where decisions on the PDP have been appealed, the corresponding ODP rules continue to apply. As 
appeals are resolved, more PDP rules are treated as operative and the equivalent ODP rules are treated 
as inoperative (s.86F RMA). Currently, resource consent may be required under either or both the ODP 
or PDP provisions listed below. 
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2.1 OPERATIVE DISTRICT PLAN    
 
There are no relevant rules under the ODP as the relevant rules of Section 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 Wakatipu Basin Rural Amenity Zone by the PDP and the proposed activity 
requires resource consent under the PDP for the following reasons:  
 
Rules that are treated as operative under s86F: 
 
Chapter 24 – Wakatipu Basin 
 
• A Restricted Discretionary activity pursuant to Rule 24.5.7.1 for a breach of the 10m internal 

setback for the building platform on future Lot 8. 
 
Council’s discretion is restricted to: 
 
• Building location, character, scale and form; 
• External appearance including materials and colours; 
• Landform modification/planting (existing and proposed). 

 
Chapter 27 – Subdivision & Development 
 
• A Restricted discretionary activity pursuant to Rule 27.5.9 in regard to subdivision in the 

Wakatipu Basin Rural Amenity Zone. 
 
Council’s discretion is restricted to: 
 
• Location of building platforms and vehicle access; 
• Subdivision design and lot layout including the location of boundaries, lot shape and 

dimensions (but excluding lot area); 
• Location, scale and extent of landform modification, and retaining structures; 
• Property access and roading; 
• Esplanade provision; 
• Natural hazards; 
• Firefighting water supply and access; 
• Water supply; 
• Network utility services, energy supply and telecommunications; 
• Open space and recreation provision; 
• Opportunities for nature conservation values, and natural landscape enhancement; 
• Easements; 
• Vegetation, and proposed planting; 
• Fencing and gates; 
• Wastewater and stormwater management; 
• Connectivity of existing and proposed pedestrian networks, bridle paths, cycle networks; 
• Where the site is located within the Lake Hayes Catchment as identified in Schedule 24.9, the 

contributions of, and methods adopted by, the proposal to improving water quality within the 
Lake Hayes Catchment. 

 
Chapter 25 – Earthworks 
 
• A Restricted discretionary activity pursuant to Rule 25.5.11 for earthworks over a contiguous 

area of land. It is proposed to expose 1.6 ha (or 1,600m2), breaching the 10,000m2 permitted where 
the slope of the land is less than 10 degrees. 
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Council’s discretion is restricted to: 
 

• Soil erosion, generation and run-off of sediment. 

• Landscape and visual amenity values. 

• Effects on infrastructure, adjacent sites and public roads. 

• Land stability. 

• Effects on water bodies, ecosystem services and biodiversity. 

• Cultural, heritage and archaeological sites. 

• Nuisance effects. 

• Natural Hazards. 

• Functional aspects and positive effects. 
 
Chapter 29 – Transport 
 
• A Restricted discretionary activity pursuant to Rule 29.5.15 for proposed vehicle crossing 

designs that do not meet the required Diagram 8. 
 
Council’s discretion is restricted to: 
 
• Effects on safety, efficiency, and amenity of the transport network, including the pedestrian 

and cycling environment.  
 
2.3 NATIONAL ENVIRONMENTAL STANDARD FOR ASSESSING AND MANAGING 

CONTAMINANTS IN SOIL TO PROTECT HUMAN HEALTH 2011 (“NES”) 
 
A contaminated land assessment has been provided by ECOtago, dated 27 June 2025 titled ‘Proposed 
Rural Residential Subdivision - Ayrburn Contaminated Site Considerations.’, The reports outlines that site 
was historically part of Ayrburn Farm, which contained activities listed on the Hazardous Activities and 
Industries List (HAIL), including a woolshed, sheep dip, and fuel storage. However, previous 
investigations (2016 Preliminary and 2018 Detailed Site Investigations) confirmed that no contamination 
is present within the proposed residential lots. 
 
More recently, the site was used as a short-term vineyard (2023–2024). While not a HAIL activity, treated 
timber posts used in viticulture can leach arsenic and other metals into the surrounding soil. Targeted soil 
sampling was undertaken in June 2025 to assess potential contamination. All results were well below 
national soil acceptance criteria for rural residential land use and consistent with natural background 
levels. No risk to human health was identified. 
 
Accordingly, there is no indication of contamination that would pose a risk to human health or the 
environment, and further investigation is not considered necessary. 
 
Based on the applicant's review of Council records, the piece of land to which this application relates is 
not a HAIL site, and therefore the NES does not apply. 
 
2.5 ACTIVITY STATUS SUMMARY 
 
Overall, the application is being considered and processed as a restricted discretionary 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)).  
 
• The activity is a restricted discretionary activity, so that adverse effects which do not relate to a 

matter of discretion have been disregarded (s95D(c)). 
 
• Trade competition and the effects of trade competition (s95D(d)). 
 
  

5



  RM250242 

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 “Effects permitted by the Plan”. The relevance of the effects 
permitted by the plan to this application is provided in section 3.3.2 below.  

 
3.3.2 Effects permitted by the Plan (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, all subdivision activities within the Wakatipu 
Basin Rural Amenity Zone require resource consent. For internal setbacks, there is a 10m minimum 
requirement and for vehicle crossings, they need to comply with diagram 8 and all relevant standards 
under Chapter 29 Transport to be permitted. 
 
The effects permitted by the plan are considered to be of some relevance to the assessment below. 

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)). 
 
Receiving Environment 
 
In addition to the site history outlined in section 4.2.2 of the applicant’s AEE, the following information 
outlines the receiving environment: 
 
• RM171280, granted on 1 June 2018, included conditions relating to landscaping and mounding 

within the proposed future lots, as well as their certification and ongoing maintenance under 
Conditions 1, 10, and 22. Final plans were submitted and subsequently certified by Council on 23 
August 2019. 

 
• RM180584 (as varied by RM190278, RM230229, and RM230645), granted on 13 May 2019, 

approved landscaping and mounding plans consistent with those certified under RM171280. 
Compliance is required with Conditions 1, 52, and 67.ii.b). The northwest corner of future Lot 8 is 
conditioned to contain and maintain a ‘Native Shrub Mix’ and 20 Pin Oak trees (Quercus palustris) 
along Ayr Avenue. The associated mounding is to be grass-covered. 

 
• RM220403, granted on 2 November 2023, sought land use consent to plant specific species of 

trees, shrubs, and grasses throughout the subject lot. The final landscaping plan was approved on 
7 February 2023. This consent includes a Portuguese Laurel hedge (2.5–3m in height) along the 
southern boundary of the proposed residential lots, Pin Oaks along the southern edge of Ayr 
Avenue, Red Tussocks on the northern side of the mounding, and Norway Maples on the southern 
side. 

 
• RM210609, granted on 10 November 2022, approved the establishment of a stormwater pond 

within future Lot 100, along with associated landscaping. Species approved include toetoe, red 
tussock, Carex secta, and Wwi rush. 

 
Assessment  
 
Location of building platforms and vehicle access 

Council’s Land Development Engineer, Steve Hewland, has assessed the proposal (Appendix 3) 
and confirmed that the vehicle crossings comply with Council’s minimum separation standards. 
The recommendation by Carriageway Consulting Ltd (CCL) to remove the tussock prior to 224c 
is supported, with no safety concerns identified in the design. The proposed surrender of the 
Right of Way (ROW) is also accepted. This comprehensive assessment is relied upon for the 
purposes of this report. 
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Rough Milne Mitchell (RMM) Landscape Architects provided multiple reports/memorandums in 
support of this application and stated in the 21 May 2025 report the following regarding the 
internal setback breach: 

“only be felt at a local scale and not impact the wider perceptions of development 
density.” 

Council sought a peer review of the Landscape Assessment Report provided with the application, 
which was completed by Ms Bridget Gilbert on 30 July 2025. RMM supports the location of the 
platforms, and Ms Gilbert expressed no concerns as to their location or shape, noting compliance 
with the maximum permitted building platform size under the PDP and compliance with setback 
requirements other than that sought under the application. 

Based on both assessments, the building platforms are considered to be appropriate, such that 
the effects are considered to be no more than minor.  

Subdivision design and lot layout including the location of boundaries, lot shape and dimensions (but 
excluding lot area) 

Whilst future buildings would be visible from the Arrowtown-Lake Hayes Road to the south, the 
structure plan provides for residential activity in this area, and the proposed development 
complies with lot size requirements and the shape of the lots is considered to be consistent with 
much development in the Wakatipu Basin and LCU8. 
 
Ms Gilbert finds that the subdivision design was considered to align with the intentions of the PDP 
Chapter 24 and Chapter 27 provisions. With the post lodgement addition of a curtilage area by 
the applicant and supported by RMM, it is possible to anticipate the location of residential activity 
other than buildings within the future lots to mitigate potential adverse effects on the Wakatipu 
Basin Rural Amenity Zone (WBRAZ), Landscape Character Unit 8 (LCU8) and visual amenity in 
the wider area. 
 
Apart from the proposed internal setback infringement on Lot 8, where future residential buildings 
would be located closer to Lot 7 than permitted by the PDP, all future development on the lots 
will be required to comply with the relevant provisions of the district plan. This includes, but is not 
limited to, the allowance for one residential unit (including one residential flat) per lot, a maximum 
building coverage of 500m², and compliance with standards relating to building height, materials 
and colours, and light spill. Any future development, whether fully complying with PDP standards 
or requiring further infringements, will be subject to resource consent, at which point consistency 
with the PDP can be fully assessed. 

 
Relying on assessment by RMM and Ms Gilbert, the subdivision design and lot layout including 
the location of boundaries, lot shape and dimensions, is considered to have no more than a minor 
effect on the environment. 
 

Location, scale and extent of landform modification, and retaining structures 

The proposed earthworks look to undertake a maximum cut depth of 0.8m and fill height of 0.65m, 
and result in an increase in the ground level to between 0.2m – 0.6m above the original ground 
level. Given the relative level nature of the land and resulting level ground, the modification, once 
completed, is considered to be absorbed in the existing environment and further screened by 
landscaping and is consistent with that anticipated to provide for a building platform on which 
future development can occur. In addition to modifying ground levels, the proposed earthworks 
will enable future buildings to be constructed at a slightly higher finished building level relative to 
the existing ground. Any resulting change in perceived building height is expected to be minimal 
and not readily distinguishable within the context of anticipated residential development. 
Furthermore, RMM and Ms Gilbert have not expressed concerns relating to this matter. 

Mr Hewland considers that no geotechnical assessment was required at this stage. Conditions 
are recommended requiring certification of earthworks through a Geotechnical Completion 
Report and Schedule 2A prior to 224c, including confirmation that minimum floor levels of 349.5m 
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have been achieved. The assessment is considered comprehensive and relied upon for the 
purposes of this report. 

Overall, the effects are considered to be less than minor relating to landform modification. 

Property access and roading 

Access is via the existing private right of way (ROW) known as Ayr Avenue. This is considered 
appropriate for access for residential purposes, and the proposal is not considered to result in 
safety or transport network concerns.  

Natural hazards 

The subject site is identified as being within an area of potential liquefaction susceptibility, with 
mapped overlays extending into Lot 6. Mr Hewland recommends that a Schedule 2A and 
Geotechnical Completion Report be provided prior to 224c, including subsurface investigations 
to confirm liquefaction risk and identify any necessary mitigation. Any foundation design 
requirements or hazard-related constraints will be secured by way of a consent notice on the 
relevant titles. 

While historic consents reference potential alluvial fan and flood risks in the wider area, Mr 
Hewland is satisfied that these hazards are sufficiently removed from the subject site and do not 
represent a constraint to development. Furthermore, the proposed finished floor levels will 
achieve a minimum of 500mm freeboard above the 1-in-100-year flood level, as established 
through previous flood modelling. 

The assessment is considered comprehensive and relied upon for the purposes of this report, 
such that the effects are considered to be no more than minor. 

Firefighting water supply and access 

Mr Hewland is satisfied that it is feasible to provide firefighting water coverage in accordance with 
the necessary standards, with recommendations for review and acceptance and hydrant testing 
undertaken to confirm performance. The assessment is considered comprehensive and relied 
upon for the purposes of this report, such that the effects are considered less than minor. 

Water supply 

Mr Hewland confirms that, under RM240982, the underlying Lot 6 (of which the three residential 
lots will be created) is not serviced, and a consent notice is proposed that requires it to be serviced 
at the time of future residential development. Relying on the infrastructure assessment memo by 
CKL “3 Lot Subdivision – Water & Wastewater Assessment Waterfall Park, Queenstown” dated 
26/3/25 and reference A20254, Mr Hewland considered the water and wastewater servicing to 
be feasible, with infrastructure to connect to existing mains. The assessment is considered 
comprehensive and relied upon for the purposes of this report, such that the effects are 
considered less than minor with the application of the volunteered condition to no commence 
works until and unless the RM240982 subdivision plan is deposited, which results in the creation 
of Lots 6 and 100 RM240982 and compliance with ongoing conditions under that consent. 

Network utility services, energy supply and telecommunications 

Whilst utilities have not been provided to the underlying Lot 6 boundary, Mr Hewland is satisfied 
that the Ayrburn development will have catered for the network capacity needed for this 4-lot 
subdivision. With the recommendation for evidence prior to 224c, this assessment is considered 
comprehensive and relied upon for the purposes of this report, such that the effects are 
considered less than minor. 
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Open space and recreation provision 

No open space or recreation provisions are proposed as part of this application, and these are 
not considered necessary. 

Opportunities for nature conservation values, and natural landscape enhancement 

The Ecological Assessment (SLP Consulting NZ, 14 May 2025) identifies that while no significant 
indigenous vegetation or threatened species habitat exists on site, the proposal supports broader 
ecological values through integration with existing restoration works along Mill Creek. These 
include streambank stabilisation and riparian planting already undertaken within the wider 
Waterfall Park area. 

The development incorporates grassed swales and vegetated filter strips using native wetland 
and riparian species, which provide both stormwater treatment and low-scale habitat 
enhancement. These features support invertebrates, improve water quality, and contribute to the 
ecological function and visual integration of the site within the surrounding natural landscape. 

While modest in scale, the proposal is considered to complement existing conservation efforts 
and provide ongoing support for ecological and landscape enhancement within the Mill Creek 
and Lake Hayes catchments. 

As such, the proposal is considered to have a less than minor effect on the environment in regard 
to opportunities for nature conservation values, and natural landscape enhancement. 

Vegetation, and proposed planting 

During the peer review process, the landscaping plan for the proposal was updated to capture 
that granted under existing resource consents, existing on-site and any additions proposed as 
mitigation. The proposed landscaping plan mostly outlines what has been previously consented 
under that outlined in the receiving environment, with additional trees in the lot corners and along 
the road boundary to Arrowtown-Lake Hayes Road. The applicant proposes that prior to 224c, 
any ‘spindly’ Portuguese laurel along the southern boundary shall be replaced to ensure a full 
hedge is supported by RMM and Ms Gilbert. 

Regarding the Tree Protection Area, RMM does not anticipate the removal of trees within this 
area. Under 27.7.32.2 of the PDP, it is permitted to tree provided that these are replaced to 
achieve the same or similar visual screening effects. RMM outlines that there may be a need for 
removal of trees outside the TPA; however, these will be replaced with trees of like species. This 
is considered appropriate and supported by Ms Gilbert. 

Based on support of the landscaping plan from RMM and Ms Gilbert, the effects of the proposed 
vegetation and planting are considered to be no more than minor. 

Fencing and gates 

The applicant volunteers the following condition relating to fencing: 

Boundary treatment shall be limited to hedging no greater than 3m in height and / or 
wood and / or wire fencing which is no greater than 2m in height and at least 50% 
permeable, or a solid wooden fence no greater than 2m in height provided it is lined on 
both sides by hedging. 

In the memorandum dated 07 July 2025, RMM consider this to be appropriate to manage 
potential landscape effects at this interface with neighbouring properties. Ms Gilbert, in response, 
find the proposed fencing and gates to be inappropriate for the local character and recommends:  

‘maximum 1.2m high, either post and rail, or post and 7 wire. A black permeable pool 
type fence or deer fence no greater than 2m in height is allowable provided it is lined on 
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both sides by Portugese Laurel hedging (minimum PB12 grade, planted at 1.0m 
centres).’ 

‘All gates shall be of a rural style comprising timber rail or steel rail. Timber closeboard 
type gates are not permitted.’ 

Ms Gilbert’s recommendation is considered to build upon that proposed by the applicant and 
provide more appropriate boundary conditioning for the landscape character, such that Ms. 
Gilberts recommendation is adopted for the purpose of this report. With conditioning for fencing 
and gates to be as outlined above, the effects are considered to be no more than minor. 

Wastewater and stormwater management 

Mr Hewland comments that the application does not detail stormwater disposal for future 
impermeable areas. While soakage rates are currently unknown, it is considered feasible that 
appropriate technical solutions can be achieved. A consent notice is recommended requiring an 
engineer-designed stormwater disposal system at the time of residential development. 

Mr Hewland confirms that the application proposes for flows from the site will be directed to an 
existing grassed swale along the southern boundary, discharging into Mill Creek. This swale also 
conveys overflows from the Lot 100 stormwater pond. Mr Hewland concurs that a consent notice 
is recommended to ensure compliance with this plan, or any approved variation. 

Conditions are also recommended requiring confirmation of secondary flow paths, protection 
from inundation, and evidence of treatment to mitigate potential effects on Mill Creek and Lake 
Hayes water quality, with final details to be reviewed and accepted prior to 224c. 

Connectivity of existing and proposed pedestrian networks, bridle paths, cycle networks 

The proposal does not effect the connectivity of pedestrian networks, bridle paths or cycle 
networks such that there are no adverse effects on the environment in this regard. 

Where the site is located within the Lake Hayes Catchment as identified in Schedule 24.9, the 
contributions of, and methods adopted by, the proposal to improving water quality within the Lake Hayes 
Catchment. 

The ‘Stormwater and Flood Risk Assessment’ prepared by CKL NZ (26 March 2025) outlines a 
treatment train approach incorporating filter strips, grassed swales, and attenuation via a 
floodplain bund. Stormwater from roofs, driveways, and other impervious surfaces will be 
conveyed to a piped network for treatment prior to discharge into Mill Creek, which ultimately 
drains to Lake Hayes. Inert roofing materials are recommended to reduce contaminant loads, 
with additional treatment to be considered where alternative materials are used. Modelling 
confirms that the proposed system will achieve significant reductions in phosphorus, nitrogen, 
suspended solids, zinc, and copper compared to the existing vineyard use. 

An Ecological Assessment by SLP Consulting NZ (14 May 2025) supports these findings and 
recommends erosion and sediment controls during bulk earthworks, particularly around 
forecasted rainfall. The report also concludes that the proposed land use change will result in a 
substantial improvement in stormwater quality, and notes additional positive effects from riparian 
planting and creek bank stabilisation works already undertaken along Mill Creek within the wider 
Waterfall Park area. 

Relying on the expertise of those above and the inclusion of a management plan to ensure 
ongoing compliance with the Stormwater Devices Operation and Maintenance Plan, the proposal 
is considered appropriate and effective. Overall, it will result in a measurable improvement in 
water quality within the Lake Hayes Catchment and aligns with the outcomes sought under PDP. 
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3.3.4 Decision: Effects On The Environment (s95A(8)) 
 
On the basis of the above assessment, it is assessed that the proposed activity is not likely to 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. 
 
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. 
 
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.  
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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)) 
 
 No persons have provided written approval as part of this application. 
 
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 following persons have been identified as potentially adversely affected (Figure 2) and assessed 
below: 
 

 
Figure 2. Location of the subject area (red) in relation to the subject site of which is within (blue), and 
location of adjoining lots owned by the applicant (orange) and persons assessed under section 4.3.2 

(purple) 
 

Lot to the east (37 Arrowtown-Lake Hayes Road) 
 
Located to the east, the public road provides a physical and visual separation between the subject site 
and 37 Arrowtown-Lake Hayes Road, which at the time of this application is used for farming activity. As 
a result, there is no direct interface or shared boundary. Given this separation, the proposed permitted 
density, and the absence of shading or privacy concerns, the potential for adverse effects on properties 
to the east is minimal. Any future development that does not comply with the relevant PDP standards will 
be subject to further resource consent, at which point the associated effects can be appropriately 
assessed Additionally, the use of Ayr Avenue as the sole vehicle access point ensures that traffic will 
remain on the formed road corridor and will not generate adverse effects on access, safety, or amenity 
for properties opposite the site.  
 
Overall, effects on the owners and occupiers at 37 Arrowtown-Lake Hayes Road to the east are 
considered to be less than minor. 
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Lots to the west (547, 567,575 & 589 Speargrass Flat Road) 
 
The proposed subdivision is located within a Structure Plan area where residential development, including 
the creation of lots and building platforms, can be reasonably anticipated. The proposal complies with the 
minimum lot size, building platform size, and setback standards of the PDP, excluding a minor internal 
boundary infringement between Lots 7 and 8. The creation of three lots with one residential unit (including 
a residential flat) per lot falls within the density permitted by the PDP. While future buildings will require 
resource consent, the identification of building platforms provides a clear indication of the likely location 
of built form. 
 
The generous lot sizes and flexibility within the building platforms provide opportunities for varied building 
placement, while complying with PDP standards for height, coverage (up to 500 m²), building materials, 
and light spill. No breaches to these standards are proposed at this stage. As a result, there are no 
shading concerns arising from the platform locations, and any future shading effects will be assessed 
through the resource consent process. 
 
Traffic generated by the development will utilise the existing Ayr Avenue ROW, which is appropriate for 
residential use and avoids any adverse safety effects on neighbouring properties. All vehicle movements 
will be confined to this existing access, meaning there will be no traffic effects on properties to the south. 
 
In terms of visual amenity, it is acknowledged that future buildings, particularly above 2.5 metres, are 
likely to be visible from properties to the south. However, ground-level visibility will be softened through 
existing and proposed landscaping. The retained planting, while not originally consented for residential 
purposes, is consistent with landscaping on neighbouring properties and will provide an appropriate level 
of visual integration. The proposal does not result in a stark contrast in the landscape or outlook and is 
compatible with the amenity values currently experienced in the area. 
 
Furthermore, the proposed building platform locations are generally aligned with existing platforms within 
the residential block between the site and Lake Hayes. As such, the arrangement of development will not 
appear out of character or introduce an unexpected built form pattern. The recommended conditions of 
consent provided by Ms Guilbert are considered to effectively mitigate potential adverse effects arising 
from landscape and visual matters that can be addressed at this stage of the process, ensuring that the 
development remains consistent with the anticipated character and amenity values of the area. 
 
Overall, the proposal is considered to result in effects on privacy, outlook, and visual amenity that are 
acceptable and consistent with what is anticipated under the PDP and LCU 8. The use of an established 
access, absence of shading or density-related effects, and retention of landscaping support the 
conclusion that adverse effects on owners and occupiers at 547, 567,575 & 589 Speargrass Flat Road 
will be less than minor. 
 
Other owners and occupiers in the vicinity 
 
With regard to the wider vicinity, the site benefits from a degree of enclosure due to existing topography, 
vegetation, and the surrounding development pattern. As a result, there is little to no visibility of the site 
from public viewpoints or neighbouring properties beyond the immediate adjoining lots. The building 
platforms are located away from prominent ridgelines and recessed within the landscape, reducing their 
visual prominence. No elements of the proposal breach height or bulk and location standards, and no 
new access points or roading connections are proposed that would alter the existing visual character of 
the area. Given the site’s limited visibility and the anticipated nature of residential development in this 
zone, the proposal is not expected to generate any adverse effects on the character, amenity, or outlook 
of the wider receiving environment. Any future development will be subject to resource consent, allowing 
further assessment of any site-specific visual or landscape effects if required. 
 
In summary, the effects on owners and occupiers in the wider vicinity 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. 
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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 and s220 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 sections 5 (Rural General), 14 
(Transport) & 15 (Subdivision, Development and Financial Contributions) of the ODP. 
 
Section 5 – Rural General 
 
Objective 1 seeks to 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. Objective 3 seeks to avoid, remedy or mitigate adverse effects of activities on 
rural amenity. In this case, the proposal does not involve any significant physical changes to the landform 
or built environment. The residential use enabled through the subdivision is considered to be consistent 
with the existing development pattern in the surrounding area and will not introduce an intensity of use 
that is out of character. 
 
There are considered to be no adverse effects on the life-supporting capacity of soils (Objective 2) or 
water (Objective 4) when undertaken as proposed. 
 
Section 14 (Transport) 
 
The proposed vehicle crossing and access arrangements are considered appropriate and capable of 
safely and efficiently servicing the site. Mr Hewland has confirmed that the access design complies with 
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relevant standards and provides for safe vehicle movements. As such, the proposal is considered to be 
consistent with the transport provisions of the ODP. 
 
Section 15 - Subdivision, Development and Financial Contributions 
 
Objective 1 of the Subdivision chapter seeks to ensure that necessary services are provided to newly 
created lots and developments, in anticipation of the likely effects of land use activities on those sites. Mr 
Hewland has confirmed that appropriate servicing and access can be achieved for the proposed lots, 
supporting their suitability for future residential activity. Furthermore, LINZ has confirmed that the 
proposed amalgamation is practical and can be implemented, addressing the requirements of Policy 1.12. 
 
Objective 4 seeks to recognise and protect outstanding natural features, landscapes, and areas of nature 
conservation value. Objective 5 promotes the maintenance or enhancement of amenity values within the 
built environment through subdivision and development. In this instance, the subdivision is not anticipated 
to result in significant adverse effects on the character or visual amenity of the immediate or wider 
landscape. Expert recommendations have been incorporated into the proposal, including measures to 
protect and enhance existing landscaping, ensuring alignment with the intent of these provisions. 
 
Overall, the proposal is considered to be consistent with the relevant objectives and policies of the ODP. 
 
Proposed District Plan  
 
The relevant operative objectives and policies are contained within Chapters 3 (Strategic Direction), 24 
(Wakatipu Basin), 27 (Subdivision & Development) & 29 (Transport) of the PDP. 
 
Chapter 3 – Strategic Direction 
 
Policy 3.2.1.8 supports the diversification of land use in rural areas, provided that outstanding Natural 
Features and Outstanding Natural Landscapes are protected, the landscape character of Rural Character 
Landscapes is maintained, and their visual amenity values are maintained or enhanced; and significant 
nature conservation values and Ngāi Tahu values, interests and customary resources are maintained. 
Objective 3.2.5 seeks the retention of the district’s distinctive landscapes. 
 
The proposal seeks to provide for residential activity on a currently vacant lot. Whilst the subject site is 
within LCU8 and WBRAZ, residential activity is better provided for and anticipated within the Ayrburn 
Structure plan. As assessed above, the proposal is not considered to have significant adverse effects on 
the immediate and wider landscape character and visual amenity, with the protection of landscaping from 
previous resource consents and recommended ongoing conditions aiding in mitigating potential adverse 
effects at this stage of the land's development.  
 
Objective 3.2.4 seeks to protect distinctive natural environments, including the life-supporting capacity of 
air, water, soil and ecosystems (policy 3.2.4.1). The proposal is not considered to be contrary to this. 
 
Chapter 24 – Wakatipu Basin 
 
The applicant's assessment under section 5.1 of the AEE is considered comprehensive and adopted for 
the purpose of this report with the following summary: 
 
Relying on recommendations and reports from various professionals, the proposal is considered to be 
sufficiently absorbed into the receiving environment such that the effects on landscape character are 
mitigated, remedied and/or avoided. 
 
Chapter 27 – Subdivision & Development 
 
Relying on recommendations and reports from various professionals, the proposal is considered to be 
sufficiently absorbed into the receiving environment such that the effects on landscape character are 
mitigated, remedied and/or avoided. Furthermore, the proposal is not considered contrary to objectives 
specifically related to the Ayrburn Structure Plan. 
 
Chapter 29 – Transport 
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The proposed access and vehicle crossing arrangements have been assessed against the objectives 
and policies of the Transport Chapter of the Proposed District Plan. The access is appropriately designed 
to support the anticipated residential activity, with Mr Hewland confirming compliance with relevant 
standards and performance criteria. The design ensures safe and efficient vehicle movements and does 
not compromise the transport network. 
 
Overall, the proposal is considered consistent with the Objectives and policies of the PDP. 
 
Weighing 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     SECTION 106 FOR SUBDIVISIONS   
 
A consent authority may refuse to grant a subdivision consent, or may grant a subdivision consent subject 
to conditions, if it considers that the land is or is likely to be subject to, or is likely to accelerate material 
damage from natural hazards, or where sufficient provision for legal and physical access to each allotment 
has not been made. In this case, physical and legal access is provided for each lot and natural hazards 
are considered to be sufficiently managed. 
 
6.4 PART 2 OF THE RMA 
 
The purpose of the RMA is to promote the sustainable management of natural and physical resources. 
 
Under section 5, the proposal is considered to avoid adverse effects of activities on the environment and 
the life-supporting capacity of air, water, soil and ecosystems. 
 
Under section 6, the subject lots are not within an Outstanding Natural Landscape (b) and are not 
considered to adversely affect those in the vicinity nor increase natural hazards (h). No other matters 
under section 6 are considered relevant. 
 
Regarding section 7, the proposal does not seek to alter the environment past that permitted by the plan 
(c & f) and all others are not considered relevant. 
 
The proposal is not considered to be contrary to Te Tiriti o Waitangi. 
 
Overall, the proposal is considered to meet the purpose and principles of the RMA.  
  
 
7.0 DECISION ON RESOURCE CONSENT PURSUANT TO SECTION 104 OF THE RMA 
 
7.1 DECISION A ON SUBDIVISION RESOURCE CONSENT PURSUANT TO SECTION 104 OF THE 
RMA 
 
Consent is granted for the subdivision of future lot 6 (of RM240982) into three residential lots and establish 
a building platform (1000m²) on each allotment and boundary adjustment between future lot 6 and lot 100 
subject to the conditions outlined in Appendix 1 (Decision A) of this decision report imposed pursuant to 
Section 220 of the RMA. 
 
7.2 DECISION B ON LAND USE RESOURCE CONSENT PURSUANT TO SECTION 104 OF THE RMA    
 
Consent is granted for the internal setback breach subject to the conditions outlined in Appendix 1 
(Decision B) of this decision report imposed pursuant to Section 108 of the RMA.   
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8.0       DEVELOPMENT CONTRIBUTIONS AND ADMINISTRATIVE MATTERS 
 
Local Government Act 2002: Development Contributions 
 
In granting this resource consent, pursuant to the Local Government Act 2002 and the Council’s Policy 
on Development Contributions the Council has identified that a Development Contribution is 
required.  Payment will be due prior to any application for certification pursuant to section 224(c) of the 
RMA. 
 
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 APPENDICES LIST 
 
APPENDIX 1 – Consent Conditions 
APPENDIX 2 – Applicant’s AEE 
APPENDIX 3 – Engineering Report 
APPENDIX 4 – Stamped Plans   
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APPENDIX 1 – CONSENT CONDITIONS  
 

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 submit it to the Monitoring Planners by email at 
RCMonitoring@qldc.govt.nz or via upload to the Community Portal using this link. 
  
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 through the Community Portal, using this link. 
Information to help you upload your forms and documents can be found here. 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. 

 
DECISION A: SUBDIVISION CONSENT CONDITIONS 
 
General Conditions 
 
1. That the development must be undertaken/carried out in accordance with the plans: 

 
• ‘Lots 6-8 and 100 being a Proposed Subdivision of Proposed Lots 6 and 100 RM240982,’ 

Patersons, Project Q6388m, Revision I, Dated 04/07/2025 
• ‘Lots 6-8 and 100 being a Proposed Subdivision of Proposed Lots 6 and 100 RM240982,’ 

Patersons, Project Q6388m, Revision I, Dated 04/07/2025 
• ‘Proposed & Depth Contours Lots 6-8 and 100 being a Proposed Subdivision of Proposed Lots 

6 and 100 RM240982,’ Patersons, Project Q6388m, Revision I, Dated 04/07/2025 
• ‘Stormwater Design Lots 6-8 and 100 being a Proposed Subdivision of Proposed Lots 6 and 

100 RM240982,’ Patersons, Project Q6388m, Revision I, Dated 04/07/2025 
• ‘Crossing Detail Lots 6-8 and 100 Being a Proposed Subdivision of Proposed Lots 6 and 100 

RM240982,’ Patersons, Project Q6388M, Revision D, dated 03/04/2025 
• ‘3 Lot Subdivision – Structural Planting’, Winton, Drawing No. AR-010, dated 30/07/2025 

 
stamped as approved on 19 August 2025  

 
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. 
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3. This consent cannot be implemented until and unless the RM240982 subdivision plan is deposited 
which results in the creation of Lots 6 and 100 RM240982. 

 
General  
 
4. All engineering works shall be carried out in accordance with the Queenstown Lakes District 

Council’s policies and standards, being QLDC’s Land Development and Subdivision Code of 
Practice adopted on  12th May 2025and subsequent amendments to that document up to the date 
of issue of any resource consent.  
 
Note: The current standards are available on Council’s website via the following link: 
https://www.qldc.govt.nz 

 
To be completed prior to the commencement of any works on-site: 
 
5. At least 15 working days prior to any works commencing on site the Consent Holder shall submit 

the finalised Environmental Management Plan (EMP) to Council’s Monitoring and Enforcement 
Team for review and acceptance HOLD POINT 1. This document must be prepared by a Suitably 
Qualified and Experienced Person. The EMP shall be in accordance with the principles and 
requirements of the Queenstown Lakes District Council’s Guidelines for Environmental 
Management Plans and specifically shall address the following environmental elements as 
specified in the guidelines: 

a. Administrative Requirements 
i. Weekly site inspections 
ii. Notification and management of environmental incidents 
iii. Records and registers 
iv. Environmental roles and responsibilities of personnel (including nomination of 

Principal Contractor) 
v. Site induction 

 
b. Operational Requirements 

i. Erosion and sedimentation (including Erosion and Sediment Control Plan) to 
be prepared by a Suitably Qualified and Experienced Person 

ii. Water quality 
iii. Dust 
iv. Cultural heritage 
v. Indigenous vegetation clearance 
vi. Chemical and fuel management 
vii. Waste management 

 
The EMP (and any sub-plans e.g. ESCP described below) shall also be consistent with any 
recommendations outlined in the Enviroscope report titled ‘Environment Management Plan 
(Revision B)’ dated 01 May 2025.  

 
6. Prior to ground-disturbing activities on the initial stage of works or any subsequent new stage of 

works, the Consent Holder shall engage an Appropriately Qualified Person to prepare and submit 
an Erosion and Sediment Control Plan (ESCP) to Council’s Monitoring and Enforcement Team for 
review and acceptance. This plan shall be a sub-plan of the overarching EMP and must be 
prepared in accordance with the requirements outlined on pages 13 – 18 in Queenstown Lakes 
District Council’s Guidelines for Environmental Management Plans. These plans must be updated 
when: 

a. The construction program moves from one Stage to another; or 
b. Any significant changes have been made to the construction methodology since the original 

plan was accepted for that Stage; or 
c. There has been an Environmental Incident and investigations have found that the 

management measures are inadequate. 
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7. Prior to commencing ground-disturbing activities, the Consent Holder shall nominate an 
Environmental Representative for the works program in accordance with the requirements detailed 
on pages 9 and 10 of the Queenstown Lakes District Council’s Guidelines for Environmental 
Management Plans. 

8. Prior to commencing ground disturbing activities, the Consent Holder shall ensure that all staff 
(including all sub-contractors) involved in, or supervising, works onsite have attended an 
Environmental Site Induction in accordance with the requirements detailed on page 8 of the 
Queenstown Lakes District Council’s Guidelines for Environmental Management Plans. 

9. The owner of the land being developed shall provide a letter to the Manager of Resource 
Management Engineering at 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 these representatives will be responsible for all aspects of the 
works covered under Sections 1.7 & 1.8 of QLDC’s Land Development and Subdivision Code of 
Practice, in relation to this development. 

10. At least 7 days prior to commencing earthworks the consent holder shall provide the Manager of 
Resource Management Engineering at Council with the name of a suitably qualified geo-
professional as defined in Section 1.7 of QLDC’s Land Development and Subdivision Code of 
Practice who shall supervise the earthworks and undertake inspection and assessment as 
necessary to provide a Schedule 2A certificate and geotechnical completion report as required 
under Condition (10f). This shall include subsurface investigations as necessary to determine the 
liquefaction risk and any necessary mitigation.  

11. The consent holder shall obtain and implement a traffic management plan approved by Council 
prior to undertaking any works within or adjacent to Council’s Road reserve that affects the normal 
operating conditions of the road reserve through disruption, inconvenience or delay. The Traffic 
Management Plan shall be prepared by a certified Temporary Traffic Management Planner (TTMP) 
as validated either by a current CoPTTM certification or a relevant NZQA framework registered 
qualification, unit standard or micro credential. All contractors obligated to implement temporary 
traffic management plans shall employ a qualified Site Traffic Management Supervisor (STMS) to 
manage the site in accordance with the requirements of the NZTA’s “Traffic Control Devices 
Manual Part 8: Code of practice for temporary traffic management”. The STMS shall implement the 
Traffic Management Plan. A copy of the approved plan shall be submitted to the Manager of 
Resource Management Engineering prior to works commencing. 

12. Prior to commencing works on the site, with the exception of earthworks including associated 
controls approved through the Environmental Management Plan (EMP) process within this 
consent, the consent holder shall obtain ‘Engineering Review and Acceptance’ from the 
Queenstown Lakes District Council for development works to be undertaken and information 
requirements specified below. The application shall include all development items listed below 
unless a ‘partial’ review approach has been approved in writing by the Manager of Resource 
Management Engineering at Council. The ‘Engineering Review and Acceptance’ application(s) 
shall be submitted to the Manager of Resource Management Engineering at Council for review, 
prior to acceptance being issued. At Council’s discretion, specific designs may be subject to a Peer 
Review, organised by the Council at the applicant’s cost. The ‘Engineering Review and 
Acceptance’ application(s) shall include copies of all specifications, calculations, design plans and 
Schedule 1A design certificates as is considered by Council to be both necessary and adequate, 
in accordance with Condition (1), to detail the following requirements: 

a. The provision of a water supply to Lots 6-8 in terms of Council’s standards and connection 
policy. This shall include an Acuflo GM900 as the toby valve and an approved water meter as 
detailed in QLDC Water Meter Policy (Appendix A), dated June 2017. The costs of the 
connections shall be borne by the consent holder. 

b. The provision of fire hydrants with adequate pressure and flow to service and maintain the 
subdivision with a Class FW2 fire risk in accordance with the NZ Fire Service Code of Practice 
for Firefighting Water Supplies 2008. Any lesser risk must be approved in writing by Fire & 
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Emergency NZ, Queenstown Office. Evidence of adequate flow testing to hydrants shall be 
submitted to Council prior to subdivision completion.   

c. The provision of a low pressure foul sewer connection from the boundary of Lots 6-8 to 
Ayrburn’s reticulated sewerage system in accordance with Council’s standards and 
connection policy.. This shall include a boundary kit for each lot including non-return valve, 
isolating valve, and flush point.   

d. The provision of stormwater management and secondary flow paths to contain overland flows 
in the critical 1% AEP storm event so that there is no inundation of any buildable areas on 
Lots 6-8, and no increase in run-off onto land beyond the site from the pre-development 
situation.  

e. The provision of Design Certificates for all engineering works associated with this subdivision 
submitted by a suitably qualified design professional (for clarification this shall include, but not 
limited to, all Roads, Water, Wastewater and Stormwater Infrastructure). The certificates shall 
be in the format of the QLDC’s Land Development and Subdivision Code of Practice Schedule 
1A Certificate.   

To be monitored throughout earthworks 

13. No permanent batter slope within the site shall be formed at a gradient that exceeds 1(V):2(H). 

14. No earthworks, temporary or permanent, are to breach the boundaries of the site. 

During construction: 
 
15. All works shall be undertaken in accordance with the most current version of the EMP as accepted 

as suitable by Council.  

16. The EMP shall be accessible on site at all times during work under this consent.  

17. The Consent Holder shall establish and implement document version control. Council shall be 
provided with an electronic copy of the most current and complete version of the EMP at all times. 

18. The Consent Holder shall develop and document a process of periodically reviewing the EMP as 
outlined on page 6 of the Queenstown Lakes District Council’s Guidelines for Environmental 
Management Plans. No ground disturbing activities shall commence in any subsequent stage of 
development until an EMP has been submitted and deemed suitable by Council‘s Monitoring and 
Enforcement Team. 

19. The Consent Holder shall undertake and document weekly and Pre and Post-Rain Event site 
inspections as detailed on pages 10 and 11 of the Queenstown Lakes District Council’s Guidelines 
for Environmental Management Plans. 

20. A SQEP shall monitor the site monthly to ensure that the site is complying with its EMP, identify 
any new environmental risks arising that could cause an environmental effect and suggest 
alternative solutions that will result in more effective and efficient management. This must include 
a specific audit by the SQEP of the effectiveness of the ESCP. The outcome of these inspections 
should be included in the Monthly Environmental Report referred to Condition 12 below. 

21. Consent Holder shall complete and submit exception reporting to QLDC in the form of a monthly 
environmental report. The monthly environmental report shall be submitted to QLDC’s Regulatory 
Department within five (5) working days of the end of each month. 

22. In accordance with page 9 of the Queenstown Lakes District Council’s Guidelines for 
Environmental Management Plans, where any Environmental Incident where the EMP has failed 
leading to any adverse environmental effects offsite occurs, the Consent Holder shall: 
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a. Report to QLDC details of any Environmental Incident within 12 hours of becoming aware of 
the incident. 

b. Provide an Environmental Incident Report to QLDC within 10 working days of the incident 
occurring as per the requirements outlined on page 9 of Queenstown Lakes District Council’s 
Guidelines for Environmental Management Plans. 

23. Environmental records are to be collated onsite and shall be made available to QLDC upon request; 
immediately if the request is made by a QLDC official onsite and within 24 hours if requested by a 
QLDC officer offsite. Records and registers to be managed onsite shall be in accordance with the 
requirements outlined on page 14 of the Queenstown Lakes District Council’s Guidelines for 
Environmental Management Plans. 

24. Any Discharge (refer definition in the Queenstown Lakes District Council’s Guidelines for 
Environmental Management Plans) that leaves the site shall comply with the Water Quality 
Discharge Criteria outlined on page 19 of the Guideline. 

25. No earthworks, temporary or permanent, are to breach the boundaries of the site. 
 
To be completed before Council approval of the Survey Plan 
 
26. Prior to the Council signing the Survey Plan pursuant to Section 223 of the Resource Management 

Act 1991, the consent holder shall complete the following: 

a. All necessary easements shall be shown in the Memorandum of Easements attached to the 
Survey Plan and shall be duly granted or reserved.   

b. A 243e certificate is to be provided for signing and noted on the title plan that the right of way 
created by EC 585936.1 over Area Y DP 540788 on Lot 2 DP 540788 (formerly Area A DP 
18109 on Lot 1 DP 18109) shall be partially surrendered in so far as it relates to Lots 6-8 
hereon. 

Amalgamation Condition 
 
27. The following shall be registered with Land Information New Zealand: 

A. If Stage 1 RM240982 has occurred, then the following amalgamation conditions shall be 
registered with Land Information New Zealand (CSN 1951446): 

a. Lots 1000,101, and one undivided 1/3 share in Lot 102, all on DP 617798, and one 
undivided 1/3 share in Lot 100 hereon shall be held in the same Record of Title 

b. Lots 4000, 5, and two undivided 1/3 shares in Lot 102, all on DP 617798 and two 
undivided 1/3 shares in Lot 100 hereon shall be held in the same Record of Title 

Note: Stage 1 of RM240982 now has an allocated Land Transfer number of LT 617798 

OR 

B. If Stages 2 and/or 3, or no staging of RM240982 has occurred then the following amalgamation 
conditions shall be registered with Land Information New Zealand, as relevant (CSN 1951446): 

a. Lots 1, 101, 103, and one undivided 1/3 share in Lot 102, all on RM240982, and one 
undivided 1/3 share in Lot 100 hereon shall be held in the same Record of Title 

b. Lots 4, 5 and two undivided 1/3 shares in Lot 102, all on RM240982, and two undivided 
1/3 shares in Lot 100 hereon shall be held in the same Record of Title 
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To be completed before issue of the s224(c) certificate 
 
28. Prior to certification pursuant to section 224(c) of the Resource Management Act 1991, 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 at the consent holder’s cost. 
This information shall be formatted in accordance with Council’s ‘as-built’ standards and shall 
include as applicable all Roads (including rights of way and access lots), Water, Wastewater 
and Stormwater reticulation (including private laterals and toby positions). 

b. The completion and implementation of all works detailed in Condition (12) above. 

c. Sealed vehicle Crossings/access to each residential lot from Ayr Avenue as per application 
plans. 

d. The provision of a commercial backflow prevention assembly on the 315mm diameter 
watermain which services the site. The assembly shall include approved isolation valves, a 
strainer and high risk backflow prevention with provision for water metering and shall be 
located within private property adjacent to the Arrowtown Lake Hayes Road Reserve 
boundary. The system shall be designed and installed in accordance with Council Standards, 
QLDC Back Flow Prevention Policy and relevant manufacturers standards to the satisfaction 
of the QLDC subdivision inspector and be assessed under EA (RM180584). The costs of the 
system shall be borne by the consent holder. 

e. Written confirmation shall be provided from the electricity network supplier responsible for the 
area, that provision of an underground electricity supply has been made available (minimum 
supply of single phase 15kVA capacity) to the boundary of all saleable lots created and that 
all the network supplier’s requirements for making such means of supply available have been 
met. 

f. Written confirmation shall be provided from the telecommunications network supplier 
responsible for the area, that provision of underground telephone services has been made 
available to the boundary of all saleable lots created and that all the network supplier’s 
requirements for making such means of supply available have been met or confirmation shall 
be provided by the consent holder that an alternative, wireless means of telecommunications, 
such as satellite is to be provided.  

g. All works, geotechnical investigations and fill certification shall be carried out under the 
guidance of a suitably qualified and experienced geotechnical professional as described in 
Section 2 of the Queenstown Lakes District Council’s Land Development and Subdivision 
Code of Practice.  At the completion of onsite works, the geo-professional shall incorporate 
the results of ground bearing test results for each residential allotment within the subdivision 
regardless of whether affected by development cut and fill earthworks and include the issue 
of a Geotechnical Completion Report and Schedule 2A certificate covering all lots within the 
subdivision. 

h. The Schedule 2A certification shall include a statement under Clause 3(e) covering Section 
106 of the Resource Management Act 1991. In the event the Schedule 2A includes limitations 
or remedial works against any lot(s), the Schedule 2A shall include a geotechnical summary 
table identifying requirements against each relevant lot in the subdivision for reference by 
future lot owners. Any remedial works outlined on the Schedule 2A that requires works across 
lot boundaries shall be undertaken by the consent holder prior to 224(c) certification being 
issued. 

i. The submission of Completion Certificates from the Contractor and the Engineer advised in 
Condition 2 for all engineering works completed in relation to or in association with this 
subdivision (for clarification this shall include as applicable, but not be limited to, all Roads, 
Water, Wastewater and Stormwater reticulation). The certificates shall be in the format of a 
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Producer Statement, or the QLDC’s Land Development and Subdivision Code of Practice 
Schedule 1B and 1C Certificate. 

j. The consent holder shall remedy any damage to all existing road surfaces and berms that 
result from work carried out for this consent. 

k. Hydrant testing shall be carried out during the peak period of an average day (7:30 – 9:30am 
4pm – 6:00pm) to confirm that there are sufficient hydrants with adequate pressure and flow 
to service the development with a Class FW2 fire risk in accordance with Appendix G of SNZ 
PAS 4509:2008 NZ Fire Service Code of Practice for Firefighting Water Supplies.  Any lesser 
risk must be approved in writing by Fire & Emergency NZ, Queenstown Office. The testing 
shall be carried out by a suitably qualified and experienced person (SQEP) as defined in 
section 1.8 of QLDC’s Land Development and Subdivision Code of Practice and evidence of 
the SQEP suitability to undertake or oversee such testing shall be submitted with the hydrant 
testing results. The results shall be submitted to Council and all related costs shall be borne 
by the consent holder.   

l. All earthworked areas shall be top-soiled and revegetated or otherwise permanently stabilised.  

m. The consent holder shall remove all spindly laurel plants from the southern boundary hedge 
and replace with a grade that matches the height and width of the adjacent healthy hedge 
plants. 

n. The consent holder shall replace any trees within the Tree Protection Area that have been 
removed as part of the subdivision works on a like for like basis. 

Landscaping 

29. The approved planting shall be implemented in the first planting season following the issue of 
Section 224(c) certification and thereafter maintained to ensure healthy and continuous vegetation 
cover. 

Ongoing conditions/consent notice conditions 
 
30. The following conditions of the consent shall be complied with in perpetuity and shall be registered 

on the relevant Titles by way of Consent Notice pursuant to s.221 of the Act. 

a. All residential buildings and accessory buildings shall be contained within the approved 
residential building platform 

b. All residential curtilage activities, including but not limited to vehicle parking, outdoor living 
areas, landscaping and all residential structures or features not forming part of a building, shall 
be contained within the approved curtilage area. 

c. All landscaping granted under the landscape plan titled ‘3 Lot Subdivision – Structural 
Planting’, prepared by Winton, dated 30 July 2025, and RM210609 shall be maintained in 
accordance with those plans. If any tree, plant or landscaping feature shall decay, die or 
become diseased, it shall be replaced within 12 months as per the plan. 

d. External lighting (attached to buildings or otherwise) shall be fitted with covers and be oriented 
downwards to minimise external light spill 

e. All water tanks, gas bottles, rubbish storage, and other onsite infrastructure shall be screened 
to prevent them from being visible from outside the Lots. 

f. Any fencing shall be limited to hedging no greater than 3m in height and / or post and rail or 
post and wire no greater than 1.2m high, or a solid wooden fence no greater than 2m in height 
provided it is lined on both sides by Portuguese Laurel hedging (minimum PB12 grade, planted 
at 1.0m centres). 
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g. All gates shall be of a rural style comprising timber rail or steel rail. Timber closeboard type 
gates are not permitted. 

h. Any buildings constructed shall use inert roofing materials. If non-inert roofing materials are 
proposed, a site-specific stormwater contaminant treatment plan must be submitted and 
approved by Council prior to building consent being granted. 

i. All driveways to be finished in asphalt, chipseal, exposed aggregate concrete with charcoal 
oxide, or a gravel surface. 

j. Any stormwater management of driveways shall be rock-lined, grassed, or planted swales and 
rain gardens. 

k. The landowner is responsible for the ongoing implementation of the ‘Ayr Residence, Lots 6, 
7, & 8 Stormwater Devices Operation and Maintenance Plan,’ prepared by CKL as part of the 
report titled ‘3 Lot Subdivision Ayrburn, Arrowtown Stormwater and Flood Risk Assessment,’ 
dated 26 March 2025 

l. A consent notice condition pursuant to s.221 of the Resource Management Act 1991 shall be 
registered on the Records of Title for the relevant lots providing for the performance of any 
ongoing requirements for protection of secondary flow paths, where deemed necessary by 
Council to satisfy Condition 12(d) above whilst maintaining a minimum ground floor building 
foundation level requirement to underside of floor slab/joists of 349.5m or greater (Dunedin 
1958 vertical datum). The final wording of the consent notice instrument shall be checked and 
approved by the Council’s solicitors at the consent holder’s expense prior to registration to 
ensure that all of the Council’s interests and liabilities are adequately protected.  

m. In the event that the Schedule 2A certificate and Geotechnical Completion Report issued 
under Condition (28f) contains limitations, such as specific foundation requirements for each 
lot that does not meet NZS3604 foundation conditions, or remedial works required on 
particular lots, then a consent notice shall be registered on the Records of Title for the affected 
lots detailing requirements for the lot owner(s).  

n. Any vehicle crossing/access link with Ayr Avenue that is constructed at the time of subdivision 
shall not be moved, realigned or widened, unless otherwise approved via a resource consent.  

o. The owners of Lots 6-8 are advised that the property is serviced via a Pressure Sewer System 
as defined in the Queenstown Lakes District Council Pressure Sewer Policy. At the time a 
residential unit is constructed on the lots, the owners for the time being shall: 

i. Arrange for a suitably qualified person (Approved Supplier) to design and install all 
private pressure sewer system components (On-property Equipment) to connect with 
the existing pressure sewer lateral and boundary kit installed at the boundary of the lot.  
Telemetry shall be included to control pump timing to avoid peak flow times. The On-
property Equipment (including the grinder pump, collection tank, electrical and control 
system and related pipework) shall be installed and commissioned by an Approved 
Supplier in accordance with the requirements of the Queenstown Lakes District Council 
Pressure Sewer Policy and the detailed installation, maintenance and operation 
guidelines (Home Owners Manual) associated with the pressure sewer system 
components. 

ii. The individual lot owners shall be responsible for the ongoing operation, monitoring and 
maintenance of all On-property Equipment within each lot in accordance with the Home 
Owners Manual and the requirements of the Queenstown Lakes District Council 
Pressure Sewer Policy. 

p. At the time a building is erected on the lot, the owner for the time being shall engage a suitably 
qualified professional as defined in Section 1.7 of QLDC’s Land Development and Subdivision 
Code of Practice to design a stormwater disposal system that is to provide stormwater 
disposal from all impervious areas within the site for the critical 5% AEP storm event. The 
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proposed stormwater system shall be subject to the review of Council prior to implementation 
and shall be installed prior to occupation of the residential unit. This shall include: 

i. Percolation testing shall be undertaken at the individual soak pit locations to confirm 
soakage. A copy of the test results shall be provided to Council and shall be in general 
accordance with the ‘Acceptable Solutions and Verification Methods for New Zealand 
Building Code Clause: E1 Surface Water’.  

ii. The final design and sizing of each soak pit shall be based on the individual percolation 
test results and provided to Council for acceptance prior to installation of the individual 
soak pit infrastructure  

iii. The lot owner for the time being shall be responsible for the ongoing monitoring and 
maintenance of the stormwater disposal system in perpetuity to ensure the soak pits 
continue to provide adequate soakage and do not become blocked or damaged.    

q. If during development no hardwired telecommunication connection (wire or fibre optic) has 
been provided to the allotment, any telecommunication reticulation that is subsequently 
installed shall be at the cost of the lot owner for time being and protected with any necessary 
easements. The services shall be underground and in accordance with the telecommunication 
network provider’s requirements. 

31. In the event that the Engineering Acceptance issued under Condition (10) contains ongoing 
conditions or requirements associated with the installation, ownership, monitoring and/or 
maintenance of any infrastructure subject to Engineering Acceptance, then at Council’s discretion, 
a consent notice (or other alternative legal instrument acceptable to Council) shall be registered on 
the relevant Records of Title detailing these requirements for the lot owner(s). The final form and 
wording of the document shall be checked and approved by Council’s solicitors at the consent 
holder’s expense prior to registration to ensure that all of the Council’s interests and liabilities are 
adequately protected. The applicant shall liaise with the Subdivision Officer and/or Manager of 
Resource Management Engineering at Council in respect of the above. All costs, including costs 
that relate to the checking of the legal instrument by Council’s solicitors and registration of the 
document, shall be borne by the applicant. 

Note: This condition is intended to provide for the imposition of a legal instrument for the 
performance of any ongoing requirements associated with the ownership, monitoring and 
maintenance of any infrastructure within this development that have arisen through the detailed 
engineering design and acceptance process, to avoid the need for a consent variation pursuant to 
s.127 of the Resource Management Act 
 

Advice notes 
 
a) This site may contain archaeological material.  Under the Heritage New Zealand Pouhere Taonga 

Act 2014, the permission of the Heritage New Zealand Pouhere Taonga must be sought prior to 
the modification, damage or destruction of any archaeological site, whether the site is unrecorded 
or has been previously recorded.  An archaeological site is described in the Act as a place 
associated with pre-1900 human activity, which may provide evidence relating to the history of New 
Zealand.  These provisions apply regardless of whether a resource consent or building consent 
has been granted by Council.  Should archaeological material be discovered during site works, any 
work affecting the material must cease and the Heritage New Zealand Pouhere Taonga must be 
contacted (Dunedin office phone 03 477 9871). 

b) The consent holder is advised to obtain any necessary consents from the Otago Regional Council 
for the Earthworks. 

c) The consent holder is advised of their obligations under Section 114 Building Act 2004 which 
requires the owner to give written notice to Council’s Building Department of any subdivision of 
land which may affect buildings on the site. It is the consent holder’s responsibility to ensure that 
the subdivision does not result in any non-compliances with the building regulations. 
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d) If this consent triggers a requirement for Development Contributions, please see the attached 
information sheet for more details on when a development contribution is triggered and when it is 
payable. For further information, please contact the DCN Officer at Council. 
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DECISION B: LAND USE CONSENT CONDITIONS 
 
General Conditions 
 
1. That the development must be undertaken/carried out in accordance with the plans: 

 
• ‘Lots 6-8 and 100 being a Proposed Subdivision of Proposed Lots 6 and 100 RM240982,’ 

Patersons, Project Q6388m, Revision I, Dated 04/07/2025 
• ‘Lots 6-8 and 100 being a Proposed Subdivision of Proposed Lots 6 and 100 RM240982,’ 

Patersons, Project Q6388m, Revision I, Dated 04/07/2025 
• ‘Proposed & Depth Contours Lots 6-8 and 100 being a Proposed Subdivision of Proposed Lots 

6 and 100 RM240982,’ Patersons, Project Q6388m, Revision I, Dated 04/07/2025 
• ‘3 Lot Subdivision – Structural Planting’, Winton, Drawing No. AR-010, dated 30/07/2025 

 
stamped as approved on 19 August 2025  

 
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. 
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APPENDIX 2 – APPLICANT’S AEE 
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APPENDIX 3 – ENGINEERING REPORT 
  

65







RoW Surrender 
The application includes a partial Right of Way surrender. Lot 4 DP 540788 has an appurtenant right to a 
right of way over Area Y DP 540788 on Lot 2 DP 540788 (formerly Area A DP 18109 on Lot 1 DP 18109). 
This is a historic right of way as part of a previous subdivision on DP 18109 to allow the former balance land 
(now part of Lot 4 DP 540788) to access over the former driveway area of Lot 1 DP 18109. I am satisfied 
that this right of way is not required and serves no purpose for the proposed Lots 6-8 and have included a 
related condition.  

 
Services 
RM240982 is currently being processed by Council and is a nine-lot subdivision which, when approved will 
create the subject lots Lot 6 and Lot 100.  This application seeks consent to subdivide Lot 6 and Lot 100.  The 
applicant volunteers a condition of consent that this consent cannot be implemented until and unless the 
RM240982 scheme plan of subdivision is deposited which results in the creation of Lots 6 and 100 
RM240982. I leave it to the QLDC planner to consider this and include any related consent condition.  
Under RM240982 the underlying Lot 6 is not serviced and a consent notice is proposed that requires it to be 
serviced at the time of future residential development.  

The application is supported by an infrastructure assessment memo by CKL “3 Lot Subdivision – Water & 
Wastewater Assessment Waterfall Park, Queenstown” dated 26/3/25 and reference A20254. 

 

Potable Water and Firefighting 
The lots will be serviced from the existing 315mm main on Ayrburn Avenue. CKL recommend that a pressure 
reducing valve is included in this connection. CKL have provided an analysis that demonstrates the Ayrburn 
developments Council connection allowance is not exceeded by this subdivision. A 150mm main is proposed 
which will include fire hydrants, with toby boxes and laterals to each lot in accordance with Code of Practice 
requirements. I am satisfied that it is feasible to service the lots with potable water and firefighting water 
coverage in accordance with the necessary standards, and I recommend a condition that details of this are 
provided for review and acceptance prior to commencing on site, and that the infrastructure is installed prior 
to 224c. I also recommend hydrant testing is undertaken to confirm their performance.  

 

Wastewater 
The lots will be serviced from the existing 63mm pressure main on Ayrburn Avenue. CKL have provided an 
analysis that demonstrates the Ayrburn developments Council connection allowance is not exceeded by this 
subdivision. This will be achieved by avoiding Ayrburns main pump station operation timing using telemetry. 
Each lot will be provided a boundary kit including non-return valve, isolating valve, and flush point. I am 
satisfied that it is feasible to service the lots with wastewater connections in accordance with Councils 
standards, and I recommend a condition that details of this are provided for review and acceptance prior to 
commencing on site, and that the infrastructure is installed prior to 224c. I also recommend consent notices 
are registered on each lot title regarding the requirement to supply a grinder pump and the ongoing 
obligations for pressure sewer boundary kits.  

 

Stormwater 
The application is silent on how stormwater from future impermeable areas will be disposed of. I assume 
that disposal to ground will be necessary and whilst soakage rates are unknown I am satisfied there will be 
technical solutions to this. Given there is some risk around this and an attenuation system may be required 
I recommend a consent notice is registered on each lot that requires an engineer to design the onsite 
stormwater disposal system for the residential development.  

Flows off the site are directed to an existing grassed swale along the southern boundary that discharges into 
Mill Creek. This also conveys overflows from the Lot 100 stormwater pond. A “Stormwater Devices Operation 
and Maintenance Plan” is included in the application. This includes maintenance requirements for each lot 
owner to ensure it has capacity for uninterrupted flow at all times and continues to provide a level of 
stormwater treatment. As these are ongoing requirements I recommend the requirement to comply with it (or 
QLDC accepted variations to it) is registered on the titles via a consent notice. If this maintenance is 
necessary to prevent inundation of the buildable areas then this consent notice should be reflected in the 
Schedule 2A and Geotechnical Completion Report as well. I also recommend a condition that requires details 
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of stormwater management and secondary flows (including evidence of treatment to mitigate risks to Mill 
Creek and Lake Hayes water quality) to be provided for review and acceptance prior to commencing on site, 
and that the infrastructure is installed prior to 224c. I defer to the Council Planner to assess the 
appropriateness or otherwise of the sites level of water treatment, for the proposed application and 
compliance with Consent Order 24.2.4.2. 
 

Utilities 
These have not been provided to the underlying Lot 6 boundary so new connections to mains are required. 
I am satisfied the Ayrburn development will have catered for the network capacity needed for this 4 lot 
subdivision. I recommend a condition that requires evidence each lot is provided independent utilities prior 
to 224c.  

 

Earthworks  
Earthworks are proposed to achieve required finished floor levels (minimum freeboard requirement of RL 
349.5m), create level building platforms and surrounding areas, and for the construction of access and 
provision of services. 
 
• Total cut: 980³  
• Total fill: 1,750m³  
• Total volume: 2,750m³  

• Maximum cut: 0.8m 
• Maximum fill: 0.7m  
• Total area: 16,000m² 

 

No geotechnical assessment is included in the application, given there is no breaches of the earthworks 
standards regarding land stability and no retaining is necessary I am satisfied one is not necessary. The 
earthworks include raising the ground to provide a minimum FFL of 349.5m. Flood modelling was carried out 
and submitted as part of the engineering acceptance application for the adjacent pond under 
RM171280.EA00.VA03. The 100yr ARI flood level was determined just below 349.0m, the FFL of 349.5m 
has been set to provide a minimum freeboard of 500mm.  

To certify that the sites are suitable for residential development including meeting minimum freeboard 
requirements following the earthworks I recommend that a Schedule 2A and Geotechnical Completion report 
is provided prior to 224c, and that any ongoing performance requirements relating to foundation design or 
other hazard mitigation are recorded as consent notices on each title.  

The works are within a private road network so there is no requirement to comply with Councils traffic 
management standards. An appropriate condition is recommended to ensure all exposed areas are 
stabilised or re-vegetated at the completion of earthworks. 

 

Natural Hazards  
 

RM240982 decision notes:  

“Liquefaction Susceptibility (2012) LIC 2 (P) – This overlay applies to the lower portion of the site 

adjacent to Mill Creek, partially within Lot 5, Lot 4 and Lot 6. This area is noted as possibly having 

moderate risk to Liquefaction susceptibility, however it is noted that further subsurface 

investigations are required.” I am satisfied that the investigations and reporting required for the Schedule 2A 
certification will include a detailed analysis of the liquefaction rick and any necessary foundation 
requirements will be registered as a consent notice on the relevant titles.  

 

 

Directly adjacent to proposed Lot 6 and within a proposed new Lot 100 boundary is a stormwater detention 
pond that forms part of the wider sites stormwater management. This was constructed under land use 
consent decision RM210609 and the application includes evidence that this has been appropriately certified 
by the contractor and engineer. As noted above the proposed lots will be raised to have a minimum FFL that 
provides a minimum of 500mm of freeboard above the 1 in 100 year flood event level. 
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Note: The current standards are available on Council’s website via the following link: 
https://www.qldc.govt.nz  

 

To be completed prior to the commencement of any works on-site  

2. The owner of the land being developed shall provide a letter to the Manager of Resource Management 
Engineering at 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 these representatives will be responsible for all aspects of the works covered under 
Sections 1.7 & 1.8 of QLDC’s Land Development and Subdivision Code of Practice, in relation to this 
development. 

 

3. At least 7 days prior to commencing earthworks the consent holder shall provide the Manager of 
Resource Management Engineering at Council with the name of a suitably qualified geo-professional 
as defined in Section 1.7 of QLDC’s Land Development and Subdivision Code of Practice who shall 
supervise the earthworks and undertake inspection and assessment as necessary to provide a 
Schedule 2A certificate and geotechnical completion report as required under Condition (10f). This 
shall include subsurface investigations as necessary to determine the liquefaction risk and any 
necessary mitigation.  

 

4. The consent holder shall obtain and implement a traffic management plan approved by Council prior 
to undertaking any works within or adjacent to Council’s Road reserve that affects the normal operating 
conditions of the road reserve through disruption, inconvenience or delay. The Traffic Management 
Plan shall be prepared by a certified Temporary Traffic Management Planner (TTMP) as validated 
either by a current CoPTTM certification or a relevant NZQA framework registered qualification, unit 
standard or micro credential. All contractors obligated to implement temporary traffic management 
plans shall employ a qualified Site Traffic Management Supervisor (STMS) to manage the site in 
accordance with the requirements of the NZTA’s “Traffic Control Devices Manual Part 8: Code of 
practice for temporary traffic management”. The STMS shall implement the Traffic Management Plan. 
A copy of the approved plan shall be submitted to the Manager of Resource Management Engineering 
prior to works commencing. 
 

5. Prior to commencing works on the site, with the exception of earthworks including associated controls 
approved through the Environmental Management Plan (EMP) process within this consent, the 
consent holder shall obtain ‘Engineering Review and Acceptance’ from the Queenstown Lakes District 
Council for development works to be undertaken and information requirements specified below. The 
application shall include all development items listed below unless a ‘partial’ review approach has 
been approved in writing by the Manager of Resource Management Engineering at Council. The 
‘Engineering Review and Acceptance’ application(s) shall be submitted to the Manager of Resource 
Management Engineering at Council for review, prior to acceptance being issued. At Council’s 
discretion, specific designs may be subject to a Peer Review, organised by the Council at the 
applicant’s cost. The ‘Engineering Review and Acceptance’ application(s) shall include copies of all 
specifications, calculations, design plans and Schedule 1A design certificates as is considered by 
Council to be both necessary and adequate, in accordance with Condition (1), to detail the following 
requirements: 
 

a) The provision of a water supply to Lots 6-8 in terms of Council’s standards and connection policy. 
This shall include an Acuflo GM900 as the toby valve and an approved water meter as detailed 
in QLDC Water Meter Policy (Appendix A), dated June 2017. The costs of the connections shall 
be borne by the consent holder. 

b) The provision of fire hydrants with adequate pressure and flow to service and maintain the 
subdivision with a Class FW2 fire risk in accordance with the NZ Fire Service Code of Practice 
for Firefighting Water Supplies 2008. Any lesser risk must be approved in writing by Fire & 
Emergency NZ, Queenstown Office. Evidence of adequate flow testing to hydrants shall be 
submitted to Council prior to subdivision completion.   

c) The provision of a low pressure foul sewer connection from Lots 6-8 to Ayrburns reticulated 
sewerage system in accordance with Council’s standards and connection policy, which shall be 
able to drain the buildable area within each lot. This shall include a boundary kit for each lot 
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including non-return valve, isolating valve, and flush point. Telemtery shall be included to control 
pump timing to avoid peak flow times.  

d) The provision of stormwater management and secondary flow paths to contain overland flows in 
the critical 1% AEP storm event so that there is no inundation of any buildable areas on Lots 6-
8, and no increase in run-off onto land beyond the site from the pre-development situation.  

e) The provision of Design Certificates for all engineering works associated with this subdivision 
submitted by a suitably qualified design professional (for clarification this shall include, but not 
limited to, all Roads, Water, Wastewater and Stormwater Infrastructure). The certificates shall be 
in the format of the QLDC’s Land Development and Subdivision Code of Practice Schedule 1A 
Certificate.   

 

To be monitored throughout earthworks 

6. No permanent batter slope within the site shall be formed at a gradient that exceeds 1(V):2(H). 
 

7. No earthworks, temporary or permanent, are to breach the boundaries of the site. 
 

To be completed before Council approval of the Survey Plan 

8. Prior to the Council signing the Survey Plan pursuant to Section 223 of the Resource Management 
Act 1991, the consent holder shall complete the following: 

a) All necessary easements shall be shown in the Memorandum of Easements attached to the 
Survey Plan and shall be duly granted or reserved.   

b) The right of way created by EC 585936.1 over Area Y DP 540788 on Lot 2 DP 540788 (formerly 
Area A DP 18109 on Lot 1 DP 18109) shall be partially surrendered in so far as it relates to Lots 
6-8 hereon. 
 

Amalgamation Condition 

9. The following shall be registered with Land Information New Zealand: 

A. If Stage 1 RM240982 has occurred, then the following amalgamation conditions shall be 
registered with Land Information New Zealand (CSN XXXXXX): 

a) Lots 1000,101, and one undivided 1/3 share in Lot 102, all on DP 617798, and one 
undivided 1/3 share in Lot 100 hereon shall be held in the same Record of Title 

b) Lots 4000, 5, and two undivided 1/3 shares in Lot 102, all on DP 617798 and two 
undivided 1/3 shares in Lot 100 hereon shall be held in the same Record of Title 

Note: Stage 1 of RM240982 now has an allocated Land Transfer number of LT 617798 

OR 

B. If Stages 2 and/or 3, or no staging of RM240982 has occurred then the following 
amalgamation conditions shall be registered with Land Information New Zealand, as 
relevant (CSN XXXXXXX): 

a) Lots 1, 101, 103, and one undivided 1/3 share in Lot 102, all on RM240982, and one 
undivided 1/3 share in Lot 100 hereon shall be held in the same Record of Title 

b) Lots 4, 5 and two undivided 1/3 shares in Lot 102, all on RM240982, and two undivided 
1/3 shares in Lot 100 hereon shall be held in the same Record of Title 

 

To be completed before issue of the s224(c) certificate 

 

10. Prior to certification pursuant to section 224(c) of the Resource Management Act 1991, 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 at the consent holder’s cost. This 
information shall be formatted in accordance with Council’s ‘as-built’ standards and shall include 
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all Roads (including rights of way and access lots), Water, Wastewater and Stormwater 
reticulation (including private laterals and toby positions). 

 

b) The completion and implementation of all works detailed in Condition (5) above. 
 

c) Sealed vehicle Crossings/access to each residential lot from Ayr Avenue as per application plans.  
 

d) Written confirmation shall be provided from the electricity network supplier responsible for the 
area, that provision of an underground electricity supply has been made available (minimum 
supply of single phase 15kVA capacity) to the boundary of all saleable lots created and that all 
the network supplier’s requirements for making such means of supply available have been met. 
 

e) Written confirmation shall be provided from the telecommunications network supplier responsible 
for the area, that provision of underground telephone services has been made available to the 
boundary of all saleable lots created and that all the network supplier’s requirements for making 
such means of supply available have been met. 

  

f) All works, geotechnical investigations and fill certification shall be carried out under the guidance 
of suitably qualified and experienced geotechnical professional as described in Section 2 of the 
Queenstown Lakes District Council’s Land Development and Subdivision Code of Practice.  At 
the completion of onsite works, the geo-professional shall incorporate the results of ground 
bearing test results for each residential allotment within the subdivision regardless of whether 
affected by development cut and fill earthworks and include the issue of a Geotechnical 
Completion Report and Schedule 2A certificate covering all lots within the subdivision. 
 

The Schedule 2A certification shall include a statement under Clause 3(e) covering Section 106 
of the Resource Management Act 1991. In the event the Schedule 2A includes limitations or 
remedial works against any lot(s) the Schedule 2A shall include a geotechnical summary table 
identifying requirements against each relevant lot in the subdivision for reference by future lot 
owners. Any remedial works outlined on the Schedule 2A that requires works across lot 
boundaries shall be undertaken by the consent holder prior to 224(c) certification being issued. 

g) A surveyor’s certificate shall be provided to demonstrate that the three rural building platform 
levels have been elevated to 349.5m (Dunedin 1958 vertical datum) or greater elevation to avoid 
inundation.  
 

h) The submission of Completion Certificates from the Contractor and the Engineer advised in 
Condition (2) for all engineering works completed in relation to or in association with this 
subdivision (for clarification this shall include, but not be limited to, all Roads, Water, Wastewater 
and Stormwater reticulation). The certificates shall be in the format of a Producer Statement, or 
the QLDC’s Land Development and Subdivision Code of Practice Schedule 1B and 1C 
Certificate.  
 

i) All earthworked areas shall be top-soiled and revegetated or otherwise permanently stabilised.  
 

j) The consent holder shall remedy any damage to all existing road surfaces and berms that result 
from work carried out for this consent. 
 

k) Hydrant testing shall be carried out during the peak period of an average day (7:30 – 9:30am 
4pm – 6:00pm) to confirm that there are sufficient hydrants with adequate pressure and flow to 
service the development with a Class FW2 fire risk in accordance with Appendix G of SNZ PAS 
4509:2008 NZ Fire Service Code of Practice for Firefighting Water Supplies.  Any lesser risk must 
be approved in writing by Fire & Emergency NZ, Queenstown Office. The testing shall be carried 
out by a suitably qualified and experienced person (SQEP) as defined in section 1.8 of QLDC’s 
Land Development and Subdivision Code of Practice and evidence of the SQEP suitability to 
undertake or oversee such testing shall be submitted with the hydrant testing results. The results 
shall be submitted to Council and all related costs shall be borne by the consent holder.   

 
 

Ongoing Conditions/Consent Notices 
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11. The following conditions of the consent shall be complied with in perpetuity and shall be registered on 
the relevant Titles by way of Consent Notice pursuant to s.221 of the Act. 

 

a) A consent notice condition pursuant to s.221 of the Resource Management Act 1991 shall be 
registered on the Records of Title for the relevant lots providing for the performance of any 
ongoing requirements for protection of secondary flow paths, where deemed necessary by 
Council to satisfy Condition 5(d) above whilst maintaining a minimum building foundation level 
requirement to underside of floor slab/joists of 349.5m or greater (Dunedin 1958 vertical datum). 
The final wording of the consent notice instrument shall be checked and approved by the 
Council’s solicitors at the consent holder’s expense prior to registration to ensure that all of the 
Council’s interests and liabilities are adequately protected. 
 

b) In the event that the Schedule 2A certificate and Geotechnical Completion Report issued under 
Condition (10f) contains limitations, such as specific foundation requirements for each lot that 
does not meet NZS3604 foundation conditions, or remedial works required on particular lots, then 
a consent notice shall be registered on the Records of Title for the affected lots detailing 
requirements for the lot owner(s).  

 

c) Any vehicle crossing/access link with Ayr Avenue that is constructed at the time of subdivision 
shall not be moved, realigned or widened, unless otherwise approved via a resource consent.  

 

d) The owners of Lots 6-8 are advised that the property is serviced via a Pressure Sewer System 
as defined in the Queenstown Lakes District Council Pressure Sewer Policy. At the time a 
residential unit is constructed on the lots, the owners for the time being shall: 

 
i) Arrange for a suitably qualified person (Approved Supplier) to design and install all private 

pressure sewer system components (On-property Equipment) to connect with the existing 
pressure sewer lateral and boundary kit installed at the boundary of the lot.  The On-property 
Equipment (including the grinder pump, collection tank, electrical and control system and 
related pipework) shall be installed and commissioned by an Approved Supplier in 
accordance with the requirements of the Queenstown Lakes District Council Pressure Sewer 
Policy and the detailed installation, maintenance and operation guidelines (Home Owners 
Manual) associated with the pressure sewer system components. 
 

ii) The individual lot owners shall be responsible for the ongoing operation, monitoring and 
maintenance of all On-property Equipment within each lot in accordance with the Home 
Owners Manual and the requirements of the Queenstown Lakes District Council Pressure 
Sewer Policy. 

 
 

e) At the time a building is erected on the lot, the owner for the time being shall engage a suitably 
qualified professional as defined in Section 1.7 of QLDC’s Land Development and Subdivision 
Code of Practice to design a stormwater disposal system that is to provide stormwater disposal 
from all impervious areas within the site for the critical 5% AEP storm event. The proposed 
stormwater system shall be subject to the review of Council prior to implementation and shall be 
installed prior to occupation of the residential unit. This shall include: 

 

(i) Percolation testing shall be undertaken at the individual soak pit locations to confirm 
soakage. A copy of the test results shall be provided to Council and shall be in general 
accordance with the ‘Acceptable Solutions and Verification Methods for New Zealand 
Building Code Clause: E1 Surface Water’.  
 

(ii) The final design and sizing of each soak pit shall be based on the individual percolation test 
results and provided to Council for acceptance prior to installation of the individual soak pit 
infrastructure  

 

(iii) The lot owner for the time being shall be responsible for the ongoing monitoring and 
maintenance of the stormwater disposal system in perpetuity to ensure the soak pits 
continue to provide adequate soakage and do not become blocked or damaged.    
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