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Site Photographs

Site Photograph 1: From adjacent to the existing pond, view to the East

Site Photograph 2: From Intersection of Victoria Flats Road with the existing driveway, view to the North

Date of Photography:	 20/3/2020
Print Size:		  A3
Camera:			  Sony A5000

Site Photograph 3: From Intersection of Victoria Flats Road with the existing driveway, view to the South
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LANDSCAPE ARCHITECTS

Poplar Tree Dust from Landfill Operations Victoria Flats Road Existing Pond

Victoria Flats RoadPoplar TreeShed & Stock PenPylon 7Pylon 6

DrivewayShedVictoria Flats Road Pylon 3Pylon 2

49

Version: 1, Version Date: 04/06/2025
Document Set ID: 8746698

91



13
SHEETCARDRONA CATTLE COMPANY LTD  |  QUEENSTOWN AFFORDABLE STORAGE

3 November 2022

Site Photographs

Site Photograph 4: From Intersection of Victoria Flats Road with the existing driveway, view to the West

Site Photograph 5: From Victoria Flats Road, view to the West

Date of Photography:	 20/3/2020
Print Size:		  A3
Camera:			  Sony A5000

Site Photograph 6: From Victoria Flats Road, view to the West
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Zone of Theoretical Visibility Analysis - 5.2 M
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Zone of Theoretical Visibility Analysis - 6.0 M
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Zone of Theoretical Visibility Analysis - 7.3 M
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Land Information New Zealand (aerial & parcel boundaries)
Stats New Zealand (district boundary)

Visual Assessment Viewpoint Location Plan
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Date:			   8/7/2021
Print Size:		  A3
Camera:			  Olympus E-M10 Mark II

Visual Assessment Viewpoint Photographs

Viewpoint 1: View from Gibbston Highway, travelling west bound.

Viewpoint 2: View from Gibbston Highway, travelling west bound.
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Viewpoint 3: View from Gibbston Highway, travelling east bound.

Visual Assessment Viewpoint Photographs
Date:			   8/7/2021
Print Size:		  A3
Camera:			  Olympus E-M10 Mark II
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Overall Architectural Concept Plan
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Storage & Garage Club Architectural Concept Plan
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Lakeside Eco Units Architectural Concept Plan
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Gatehouse Office Architectural Concept Plan & Elevations
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Garage Club Architectural Concept Plan & Elevations
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Storage Facility Units Architectural Concept Elevations
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Garage Club Storage Units Architectural Concept Elevations
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Administration Building Architectural Concept Plan 

dee bee cubed
not to scale (downsized to fit)

ROUGH MILNE MITCHELL 
LANDSCAPE ARCHITECTS

64

Version: 1, Version Date: 04/06/2025
Document Set ID: 8746698

106



28
SHEETData Source: N

CARDRONA CATTLE COMPANY LTD  |  QUEENSTOWN AFFORDABLE STORAGE
3 November 2022

Administration Building Architectural Concept Elevations
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not to scale (downsized to fit)
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Lakeside Storage Units Typical Architectural Concept Elevations
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Lakeside Storage Unit I Architectural Concept Elevations
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Lakeside Storage Unit J Architectural Concept Elevations
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Lakeside Storage Units K & L Architectural Concept Elevations
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Landscape Concept & Mitigation Plan

Land Information New Zealand (aerial)
dee bee cubed (architectural concept plan)
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Storage & Garage Club Elevations

dee bee cubed (architectural concept elevations)
r+m (planting concept)
not to scale (downsized to fit)
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Lakeside Storage Unit Elevations

dee bee cubed (architectural concept elevations)
r+m (planting concept)
not to scale (downsized to fit)
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MIXED SHRUB PLANT PALETTE
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RIPARIAN PLANT PALETTE
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RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier 1062256
 Land Registration District Otago
 Date Issued 27 February 2023

Prior References
477524 OT14B/1179

 Estate Fee Simple
 Area 49.7397 hectares more or less
 Legal Description Lot    2 Deposited Plan 576750

Registered Owners
The    Cardrona Cattle Company Limited

Interests

Subject       to Part IV A Conservation Act 1987
Subject       to Section 11 Crown Minerals Act 1991
897940                   Notice under s18(1)(b) Public Works Act 1981 - 14.12.1995 at 10.00 am (affects part formerly Lot 8 DP 402448)
Subject                     to a right of way and a right to transmit electricity and telecommunications over part marked CA on DP 576750

         specified in Easement Certificate 975354.4 - 21.9.1999 at 2:40 pm
The                easements specified in Easement Certificate 975354.4 are subject to Section 243 (a) Resource Management Act 1991
Subject                     to a right of way and a right to transmit electricity and telecommunications over part marked BB on DP 576750

        created by Transfer 5001858.3 - 12.5.2000 at 9:08 am
The               easements created by Transfer 5001858.3 are subject to Section 243 (a) Resource Management Act 1991
Subject                       to a right of way for foot access only over part marked ZB on DP 576750 created by Transfer 5682579.2 -

   6.8.2003 at 9:00 am
7099339.1                 Mining Certificate pursuant to Section 417 Resource Management Act 1991 to The New Zealand Malt Whisky

                   Company Limited - 6.11.2006 at 9:00 am (affects part formerly Section 32 Block II Kawarau Survey District in RT
OT14B/1179)
The                easements created by Easement Instrument 7398568.4 are subject to Section 243 (a) Resource Management Act 1991
Subject                     to a right of way and a right to transmit electricity and telecommunications over part marked BB on DP 576750

         created by Easement Instrument 7398568.4 - 31.5.2007 at 9:00 am
Subject                      to a right of way and a right to transmit electricity and telecommunications over part marked BB and CA on DP

          576750 created by Easement Instrument 7398568.11 - 31.5.2007 at 9:00 am
The                easements created by Easement Instrument 7398568.11 are subject to Section 243 (a) Resource Management Act 1991
Land                Covenant in Deed 7398568.13 - 31.5.2007 at 9:00 am (affects part formerly Lot 8 DP 402448)
Land                Covenant in Deed 7398568.14 - 31.5.2007 at 9:00 am (affects part formerly Lot 8 DP 402448)
7622372.5                    Notice pursuant to Section 91 Transit New Zealand Act 1989 - 20.11.2007 at 9:00 am (affects part formerly Lot

  8 DP 402448)
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7622372.6                    Notice pursuant to Section 91 Transit New Zealand Act 1989 - 20.11.2007 at 9:00 am (affects part formerly Lot
  8 DP 402448)

7622372.7                    Notice pursuant to Section 91 Transit New Zealand Act 1989 - 20.11.2007 at 9:00 am (affects part formerly Lot
  8 DP 402448)

7793537.3                  Consent Notice pursuant to Section 221 Resource Management Act 1991 - 23.4.2008 at 9:00 am (affects part
    formerly Lot 8 DP 402448)

The                easements created by Easement Instrument 7793537.5 are subject to Section 243 (a) Resource Management Act 1991
Subject                      to a right of way and a right to transmit electricity and telecommunications over part marked BB and CA on DP

          576750 created by Easement Instrument 7793537.5 - 23.4.2008 at 9:00 am
Appurtenant                    to part formerly Lot 8 DP 402448 is a right to convey water created by Easement Instrument 8287698.4 -

   29.9.2009 at 3:48 pm
Land          Covenant in Easement Instrument 8907214.1 - 6.12.2011 at 3:27 pm
The                easements created by Easement Instrument 11156084.1 are subject to Section 243 (a) Resource Management Act 1991
Subject                     to a right of way and a right to transmit electricity and telecommunications over part marked BB on DP 576750

         created by Easement Instrument 11156084.1 - 25.6.2018 at 2:37 pm
Appurtenant                  hereto is a right of way and a right to convey electricity and telecommunications created by Easement

      Instrument 12517136.4 - 27.2.2023 at 4:59 pm
The                easements created by Easement Instrument 12517136.4 are subject to Section 243 (a) Resource Management Act 1991
Subject                      to a right of way and a right to convey electricity and telecommunications over part marked BB and CA on DP

          576750 created by Easement Instrument 12517136.5 - 27.2.2023 at 4:59 pm
Some                 of the easements created by Easement Instrument 12517136.5 are subject to Section 243 (a) Resource Management

    Act 1991 (see DP 576750)
Land          Covenant in Covenant Instrument 12517136.7 - 27.2.2023 at 4:59 pm
Land          Covenant in Covenant Instrument 12517136.8 - 27.2.2023 at 4:59 pm
Land          Covenant in Covenant Instrument 12517136.9 - 27.2.2023 at 4:59 pm
Land                 Covenant (in gross) in favour of Scope Resources Limited created by Covenant Instrument 12517136.10 - 27.2.2023

  at 4:59 pm
12517136.12          Mortgage to SFL Mortgages Limited - 27.2.2023 at 4:59 pm
12720041.2             CAVEAT BY THE STATION AT WAITIRI LIMITED - 24.4.2023 at 2:47 pm
13006218.1            CAVEAT BY BUNGY NEW ZEALAND LIMITED - 7.5.2024 at 2:55 pm
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View Instrument Details
Instrument No 11156084.1
Status Registered
Date & Time Lodged 25 June 2018 14:37
Lodged By Funnell, Emma Louise
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View Instrument Details
Instrument No 12517136.4
Status Registered
Date & Time Lodged 27 February 2023 16:59
Lodged By Loveday, Sandra Mary
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View Instrument Details
Instrument No 12517136.5
Status Registered
Date & Time Lodged 27 February 2023 16:59
Lodged By Loveday, Sandra Mary
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View Instrument Details
Instrument No 8287698.4
Status Registered
Date & Time Lodged 29 September 2009 15:48
Lodged By Ecclestone, Rosalind Sarah
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View Instrument Details
Instrument No 8907214.1
Status Registered
Date & Time Lodged 06 December 2011 15:27
Lodged By Seyb, Helen Catherine
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View Instrument Details
Instrument No 12517136.10
Status Registered
Date & Time Lodged 27 February 2023 16:59
Lodged By Loveday, Sandra Mary
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View Instrument Details
Instrument No 12517136.7
Status Registered
Date & Time Lodged 27 February 2023 16:59
Lodged By Loveday, Sandra Mary
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View Instrument Details
Instrument No 12517136.8
Status Registered
Date & Time Lodged 27 February 2023 16:59
Lodged By Loveday, Sandra Mary

Version: 1, Version Date: 04/06/2025
Document Set ID: 8746710

163



Version: 1, Version Date: 04/06/2025
Document Set ID: 8746710

164



Version: 1, Version Date: 04/06/2025
Document Set ID: 8746710

165



View Instrument Details
Instrument No 12517136.9
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Offices in Queenstown, Wānaka, Christchurch and Auckland 
 

Website: www.townplanning.co.nz | Postal: PO Box 2559, Queenstown 9349 | Phone: 0800 224 470 

 

 

10 July 2025 Our Ref: 2138-18 

 

 

Queenstown Lakes District Council 

C/- Steve Blackmore 

 

 

VIA EMAIL:  steve.blackmore@qldc.govt.nz  

 

 

Dear Steve, 

RESPONSE TO S88 REQUEST  

RM250368 – CARDRONA CATTLE COMPANY LIMITED 

This letter is in response to your email dated 19th June 2025 in which further information was 

requested (s88) to fully understand the application in relation to RM250368. We respond to the 

various points raised in turn and have repeated each request below for clarity. 

 

1. Could you provide an overall site plan that shows the site, the location of the proposed 

development within the site and shows the neighbouring sites. 

Please find attached a set of plans as Attachment [A] including an overall site plan showing 

the location of the site and development within the site and the neighbouring sites. 

 

2. Could you provide a floor plan for the proposed residential unit. 

Please find attached a set of plans as Attachment [A] including a floor plan of the unit to 

contain the managers unit. The internal layout has not yet been finalised and therefore the 

location of the kitchenette, bathroom etc have not yet been confirmed.  

 

3. Could you provide additional assessment on the reverse sensitivity in relation to the adjacent 

landfill site. We would potentially consider the neighbouring site an affected party and note there 

are differing potential effects of a residential activity on this site that would be different to those 

of effects resulting from the temporary visitation such as that undertaken through a storage unit 

activity. 
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We refer to the application at section 5.4. In summary, if the landfill operate to their consent 

and designation there will be no reverse sensitivity effects. Further detail is provided in the 

following paragraphs. 

 

Reverse sensitivity is generally described as new sensitive land uses or users coming into an 

area where existing land uses generate a range of adverse effects that were otherwise 

considered acceptable or tolerable. The new land uses/users may complain or otherwise be 

adversely affected by existing activities and thus demand changes to existing operations, 

placing operational or economic burdens on established business operators.   

 

Such a consideration is relevant in the case of the present proposal due to the presence of the 

landfill which could generate nuisance effects, namely dust and odour, as part of landfill 

management and waste processing.   

 

In consideration of the landfill, effects associated with odour and dust decrease relative to 

proximity to the landfill. In consideration of this, the proposed residential activity is wholly 

located outside of the landfill buffer zone. The site is also protected to a certain degree by a 

small hill which wraps around the site from north-east to the north and north-west, sheltering 

the site from dust and odour to some extent.  

 

To evaluate reverse sensitivity effects arising from the location of the landfill, the constraints 

that the landfill must operate under have to be considered in terms of odour discharges through 

to 2034 (being the term of the landfill consents and Scope Resources Limited’s lease tenure) 

as without evaluating the constraints on the activity it could be construed that the landfill is 

unfettered in terms of its odour effects on the environment, which is far from the case.  

 

Condition 4 (g) (iv) of Designation 76 states that, as an ongoing requirement, the effects of 

odour, dust, vermin and litter are to be mitigated to ensure that any adverse effects associated 

within the site are minor.     

 

Resource Consent 97164.V2 relates specifically to the nature of air discharges in association 

with the landfill and condition 3 of that discharge consent requires that the effects of any odour 

emission that is offensive or objectionable is limited to the boundary of the Council site, which 

notably excludes the buffer zone land.     

 

Therefore, on the basis that the landfill is operated in accordance with the designation and 

consents, the effects of odour would not give rise to an undue risk of complaints from the 

proposed residential activity of a manager’s residence that would adversely affect landfill 

operations.  

 

Reverse sensitivity effects will be less than minor. 

 

4. To help with such an assessment, it would be useful to have additional information such as: the 

distance from the landfill of the proposed development from the adjacent site containing the 
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landfill, the location of the proposed residential activity in relation to the adjacent site boundary, 

the location of the buffer zone and any other features that would mitigate such effects. As 

mentioned above, there is no site plan. 

The distance of the managers unit from the landfill at the closest point is 423m. The distance 

of the managers unit from the adjacent site boundary is 167m. 

 

The location of the buffer zone is now shown on the site plan of Attachment [A]. 

 

5. In terms of the permitted baseline you mention. It would not be permitted to construct a 

residential flat or any building outside of an approved building platform in this zone. 

Correct and that is what the permitted baseline assessment says. We have used it as a helpful 

comparison that a residential flat could be constructed on the site as a permitted activity, we 

are just not utilising the building platform of the residential unit we are utilising one of the 

storage facility units.  

 

6. In terms of the underlying consent. It doesn’t necessarily indicate the proposed storage facility 

would not be viable without the presence of an on site manager? 

Following grant of the underlying consent the Applicant has engaged in discussions with 

several storage facility operators and has received consistent feedback that a resident site 

manager is a significant advantage to the efficient and secure operation of the facility.  

 

The presence of a site manager greatly enhances security, acting as both a deterrent to theft 

or vandalism and allowing for immediate response to any suspicious activity or maintenance 

issues, particularly considering the relatively isolated location of the site. Customers benefit 

from improved service, with someone available on-site to assist with inquiries, show units, and 

resolve problems quickly. The facility is more likely to remain clean, orderly, and well-

maintained, with regular inspections and prompt attention to repairs. Operational efficiency is 

also improved, as the manager can oversee day-to-day tasks, enforce policies, and manage 

tenant accounts, helping to reduce vacancy rates and improve revenue. Additionally, an onsite 

manager supports compliance with health and safety standards and can respond quickly in the 

event of an emergency. Overall, their presence contributes to a more secure, professional, and 

customer-focused operation. The presence of a resident site manager is not an unusual 

feature of a storage facility. 

 

 

We trust this additional information will afford you further clarity with respect to the proposal. 

Please contact the undersigned on anita@townplanning.co.nz or 021 568 335 should you have 

any queries.  
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Yours sincerely, 

Town Planning Group 

 

 

 

 

 

 

Anita Collie 

Director 
 

 

Enclosed: 

[A] Updated Plan set 
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Offices in Queenstown and Christchurch 
 

Website: www.townplanning.co.nz | Postal: PO Box 2559, Queenstown 9349 | Phone: 0800 224 470 

 

 

 

12 August 2025 Our Ref: 2138-18 

 

 

Queenstown Lakes District Council 

C/: Rebecca Holden 

 

 

VIA EMAIL:  Rebecca.Holden@qldc.govt.nz 

 

Dear Rebecca, 

RESPONSE TO FURTHER INFORMATION REQUEST  

RM250368 – MANAGERS FLAT VARIATION 

1 INTRODUCTION 

Town Planning Group (NZ) Limited act on behalf of Cardrona Cattle Company in relation to 

the above application. We are pleased to response to Council’s latest correspondence (dated 

7 August 2025) in which further information was requested (RFI) in relation to various matters.  

 

To assist Council in undertaking their assessment, we provide the following supporting 

documents;  

1. Managers Flat Plans (Attachment [A]) 

2. Landfill distance Plan (Attachment [B]) 

2 RFI RESPONSE  

We respond to the various points raised in turn and have repeated each information request 

below for clarity. 

  
1. Consent is sought to convert an approved storage unit into a manager’s unit 

(residential). From reading the AEE I understand that it is only the mezzanine 
floor of this unit that will be used for residential purpose. Could you please 
provide a floor plan for this unit confirming the overall floor area and showing 
the layout of bedroom/living areas including a kitchen. Also please confirm 
whether the “yard” area identified on the plan provided (Unit J) will be associated 
with the residential activity or the storage unit. 
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The first floor of the unit will be used for residential purpose for the manager of the storage 

facility the ground floor will be utilised for storage. Please find attached updated plans as 

Attachment [A]. The yard area will be utilised as part of the storage area of the unit.  

  
 

2. Consent is also sought to vary condition 1 of RM220327 to add and remove plans 
related to the managers residence. Please make the necessary changes to 
remove reference to the “Gatehouse Managers Accommodation building” on the 
following plans: 

• ‘Storage and Garage Club Layout’ Drawing Number A01.01 Dated 16/08/22 
Prepared by dee bee cubed 

• ‘Gatehouse Office/Manager’s Accommodation – Storage & Garage Club’ 
Drawing Number A04.06 Dated 16/08/22 Prepared by dee bee cubed. 

 

Please find attached the updated plans that will replace the two plans outlined above. These 

are provided in Attachment [A].  

• ‘Storage and Garage Club Layout’ Drawing Number A01.01 Dated 11/08/2025 

Prepared by dee bee cubed 

• ‘Lakeside Storage Layout’ Drawing Number A01.02 Dated 11/08/2025 Prepared by dee 

bee cubed 

• ‘Gatehouse Office and Managers Storage’ A04.06 Dated 11/08/2025 Prepared by dee 

bee cubed 

 
3. Further to point 2, please provide amended plans repurposing the “Gatehouse 

Managers Accommodation building” and associated spaces. 

 

As above new plans provided within Attachment [A]. 

  
4. A condition is proposed in relation to limiting the residential occupation of this 

unit to the manager of the storage facility and their family. I note a number of 
other conditions were originally volunteered as part of RM220327 (as discussed 
within the Commissioner’s decision), including a “no complaints” covenant. This 
eventually formed part of Condition 9 of RM220327. 

 
Given the High Court Decision quashed the discretionary consent for the 
manager’s residence, including all associated conditions, please advise whether 
you seek consent to amend Condition 9 to reinstate reference to the Manager’s 
Residence (i.e. the wording originally approved under RM220327) to address 
potential reverse sensitivity effects. 

 

Yes, consent is also sought to amend Condition 9 is required to reinstate reference to the 

Manager’s Residence (i.e. the wording originally approved under RM220327) to address any 

potential reverse sensitivity effects. 
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5. Further, reference is also made to the Manager’s Residence within Conditions 
16a), 16d) and 22. To ensure the unit is appropriately serviced, a variation will be 
required to these conditions to refer to the Manger’s Residence (as per the 
wording originally approved under RM220327). Please confirm. 

 

Yes, consent to amend Condition 16a), 16d) and 22 is also required in order to refer to the 

managers residence.  

  

 
6. Please confirm what the ‘Manager’s Residence’ above the ‘Gatehouse 

Administration Building’ approved by RM220327 will now be used for? 

 

Please refer to the plans provided in Attachment [A] which shows the floor plans for the office 

building. 

  
 

7. Condition 8 of Designation 76 (Landfill Buffer) requires all activities conducted 
on the landfill site do not exceed noise limits, either at, nor within, the notional 
boundary of any residential unit. Please provide an assessment (email is fine) in 
relation to reverse sensitivity (noise) effects and the potential for the proposed 
residential activity to curtail landfill operations with respect of this condition. 

 

The condition requires a restriction on the landfill and therefore they cannot exceed those 

limits. The proposed managers flat is outside of the buffer and a further 167m from the buffer 

line. The applicant is aware of the landfill operation and the storage manager will also be made 

aware of the landfill operations. The proposal will not curtail landfill operations and can both 

operate in harmony.  

 

The landfill’s operation is subject to the noise limits specified in Condition 8, which are 

measured at, or within, the notional boundary of any residential unit. Provided the landfill 

continues to operate in accordance with these limits, the activity is compliant with its 

designation and there is no basis for it to be required to reduce or alter its operations due to 

the presence of new residential activity. 

 

Given that: 

• The landfill is legally established and subject to enforceable noise limits that apply at 

the notional boundary of residential units; 

• Compliance with these limits ensures that noise effects are maintained at a level 

considered acceptable under the designation; and 

• The proposed residential activity will not alter the location of the landfill’s notional 

boundary or the applicable noise limits; 

it is considered that the proposed residential activity will not result in unreasonable reverse 

sensitivity effects, nor will it have the potential to curtail lawful landfill operations. 
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It is acknowledged that the perception of noise effects by future occupants cannot be entirely 

avoided; however, this is managed through the designation’s noise controls. Any potential for 

complaints would be addressed by reference to the compliance framework already in place. 

On this basis, reverse sensitivity effects are assessed as less than minor. 

 
 

8. For completeness, please confirm the approximate distance from the boundary 
of the Victoria Flats Landfill to the proposed storage unit to be used for residential 
activity, compared to the location previously approved under RM220327 (prior to 
this part of the consent being quashed). 

 

The plan showing the distances of the managers unit to the land fill and the buffer has been 

amended to also include the distance from the previously approved managers unit under 

RM220327. This is attached as Attachment [B].  

 

 

We trust this additional information will afford you further clarity with respect to the proposal. 

Please contact the undersigned on anita@townplanning.co.nz or +64 21 568 335 should you 

have any queries.  

 

 

Yours sincerely, 

Town Planning Group 

 

 
Anita Collie 

Director 
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