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Appendix D - A copy of the Appellant's submission and further submissions 

  



 

 

 

FORM 5 

SUMBMISSION ON PROPOSED QUEENSTOWN LAKES DISTRICT PLAN 

 

Clause 6 of Schedule 1, Resource Management Act 1991 

 

 

 

To:        Queenstown Lakes District Council  

 

Submitter Details:  

 

Name of submitter:  Barnhill Corporate Trustee Limited & 

DE, ME Bunn & LA Green 

 
Address for Service: Barnhill Corporate Trustee Limited & 

DE, ME Bunn & LA Green C/- Southern 
Planning Group 
PO Box 1081 
Queenstown 9348 

 
Attention: Tim Williams   

 tim@southernplanning.co.nz  
021 209 8149 

 

1. This is a submission on the Proposed Queenstown Lakes District Plan. 

 

2. Trade Competition  

 

The submitter could not gain an advantage in trade competition through this 

submission. 

 

3. The specific provisions of the proposal that the submission relates to are outlined 

below.  

 

4. Barnhill Corporate Trustee Limited & DE, ME Bunn & LA Green ("Barnhill") 

submission is that: 

 

4.1 Barnhill Corporate Trustees Limited own Lot 2 DP 397602, Lot 3 DP 397602 & Lot 4 DP 

397602. DE, ME Bunn & LA Green own Section 1 SO 455511 ("Barnhill Land"). The 

Barnhill Land is located on Morven Ferry Road, Queenstown. The Proposed District 



 

 

Plan zones this land Rural General. This zoning is identified on Proposed Planning Map 

30 – Lake Hayes.  

 

4.2 Barnhill's submission relates to the following matters and seeks to achieve the following 

outcomes. 

 

4.3 Barnhill opposes the following Proposed District Plan (PDP) objectives and provisions 

insofar as they relate to the land identified above, in particular: 

 

a) The PDP objectives, policies and rules of the Strategic Directions Chapter (3), 

Landscapes (6) and Rural General (21) that informs and supports the 

proposing zoning of the Barnhill Land and Lot 2 DP 411193, Lot 1 DP 300661 

& Lot 12 DP 323200 ("Morven Ferry Limited Land") Rural General. 

 

b) The PDP objectives, policies, rules, the QLD Land Development and 

Subdivision Code of Practice and the QLDC Subdivision Design Guidelines that 

informs and supports Rule 27.4.1 making all subdivision activities discretionary. 

 

4.4 Barnhill opposes in part the following PDP objectives and provisions insofar as they 

relate to the land identified above:  

 

a) The PDP objectives, policies and rules of the Strategic Directions Chapter (3) 

and Landscapes (6) that inform and support the objectives and provisions of 

the Rural Residential and Rural Lifestyle Chapter to the extent they do not 

support the changes proposed in this submission. 

b) The PDP objectives and provisions of the Rural Residential and Rural Lifestyle 

Chapter as set out in this submission.  

 

4.5 Barnhill opposes the above objectives and provisions on the following basis:  

 

a) The above zoning, objectives, policies and rules do not promote the purpose of 

the Resource Management Act 1991.  

 

b)  The section 32 evaluation does not establish that the objectives are most 

appropriate to achieve the purpose of the Act.  

 



 

 

c) The benefits and costs of the effects of the provisions referred to above in 

respect of Rural and Landscape chapters, have not been appropriately 

assessed or quantified in accordance with section 32 of the RMA, nor have 

they been assessed with regards to their suitability for giving effect to the 

relevant objectives. In particular, the objectives and policies in the Rural 

chapter which provide a strong preference for agriculture/ farming activity have 

not been adequately justified. The proposed plan as notified does not strike an 

appropriate balance between accepting the inevitability of growth within the 

Wakatipu Basin, and how landscape values can be manged in light of this 

growth. The over importance placed upon farming activities in the Rural Zone 

renders much of this land incapable of efficient and effective future use and 

development. Farming is one method of utilising rural resources but the 

economic opportunities in the future are uncertain. The value of rates in many 

cases means that the farming incomes need to be high to meet those costs 

sustainably. Other activities that require a rural location such as residential and 

tourism uses may also provide economic wellbeing for landowners and the 

wider community. These activities should be supported and enabled through 

clear objectives and provisions.  

 

d) The objectives and provisions in the Rural Landscape and Strategic Direction 

chapters create an emphasis on the protection of all landscapes without 

provision for appropriate use and development. This approach does not 

achieve the sustainable management purpose of the RMA. This submission 

seeks that all such policies and objectives are tempered in light of the 

sustainable management language of the RMA. The District Plan should 

balance the protection use and development of all natural and physical 

resources, taking into account particular section 6 and 7 matters requiring 

protection and maintenance. Any objectives and provisions which provide for a 

higher level of protection than that specified in Part 2 of the RMA without clear 

justification in a section 32 analysis should either be deleted or tempered 

accordingly.  

 

e) The alternative provisions sought by way of relief in this submission have not 

been appropriately identified and assessed by Council in accordance with 

section 32 of the RMA. 

 

4.6 Without derogating from the generality of the above, Barnhill further submit that: 



 

 

 

a) Barnhill and Morven Ferry Limited own adjoining land on Morven Ferry Road. 

 

b) The zoning of the Barnhill Land and the adjoining Morven Ferry Limited Land 

as Rural General in the PDP is not the most appropriate or efficient zoning. 

 

c) Attached to this submission (Appendix [A]) is a report summarising the 

Section 32 analysis that the submitter and Morven Ferry Limited have 

undertaken in respect of the land identified in this submission.   

 

d) The assessment concludes that pursuant to Section 32 the most appropriate 

zoning for the land is a Rural Visitor and Rural Residential zoning as identified 

on the proposed zoning map attached to this submission, Appendix [B]. 

 

e) The assessment also identified site specific provisions to ensure the zoning 

reflects the specific characteristics of the Morven Ferry environment. These 

changes are detailed in the Section 32 report. 

 

f) The section 32 analysis that accompanies Chapter 27 Subdivision and 

Development provides no evidence the that monitoring of the operative 

provisions and the controlled activities status for Rural Residential and Rural 

Visitor subdivision has been ineffective or inefficient.  The benefits and costs of 

the proposed provisions referred to above have not been appropriately 

assessed or quantified in accordance with section 32, nor have they been 

assessed with regards to their suitability for giving effect to the relevant 

objectives and policies.  

 

g) The proposed discretionary regime for subdivision will impose significant 

uncertainty and costs on development without any justifiable benefits. 

 

h) The existing controlled activity regime for subdivision has provided an 

appropriate framework for ensuring good subdivision outcomes. A controlled 

activity regime enables Council to exercise its control to ensure good design 

outcomes without creating significant uncertainty and cost to the subdivision 

and development process within zones that anticipate rural living and 

subdivision. 

 



 

 

i) Subdivision certainty is key to efficient and effective uses of resources in the 

district, and this is facilitated by clear understanding of the outcomes which 

can be achieved in any particular zone or area. If subdivisions are retained as 

a completely discretionary activity, then subdivision may be appropriate in any 

given zone, but not on every particular site. A case by case assessment is 

required and despite the certainty of non-notification there is no certainty as to 

what might be approved.  

 

 
5. The submitter seeks the following decision from the Queenstown Lakes District 

Council: 

 

5.1 That the Barnhill Land and Morven Ferry Limited Land is re-zoned as 

identified on the Proposed Zoning Map (Appendix [B]) attached to the this 

submission. The proposed re-zoning identifies Morven Ferry Rural Visitor 

Zone A and Morven Ferry Rural Visitor Zone B. 

 

5.2 The following provisions are added to Chapter 12 Rural Visitor Zone 

(additions underlined) insofar as they relate to the Morven Ferry Rural Visitor 

Zone A and Morven Ferry Rural Visitor Zone B: 

12.4.5.2 Zone Standards 
i Building Height 
The maximum height of buildings and other structures within the Morven Ferry 
Zone A shall be: 

- All Buildings 8m 
 
The maximum height of buildings and other structures within the Morven Ferry 
Zone B shall be: 

- Agricultural & Viticultural Buildings 10m 
- All other Buildings 8m 

 
Viii Site Coverage 
Within the Morven Ferry Zone B the maximum building coverage shall be 5% 
of the zone. 

ix Road Set Back 

Within the Morven Ferry Zone B no building or structure shall be located 

closer than 35m to Morven Ferry Road. 

 

 



 

 

 
5.3 The following provision is added to Proposed Chapter 22 – Rural Residential 

and lifestyle zone 
 

  Table 8: Rural Residential Morven Ferry Road   Non-
compliance: 

(i) 22.5.39 Setback from Lot 1 DP 411193 

Buildings shall be setback a minimum of 15m 
from this boundary 

NC 

 

5.4 That the District Plan provides a complete and comprehensive set of 

provisions to enable subdivision and other land uses in rural areas in addition 

to agricultural and farming uses.  

 

5.5 That the status of subdivision is a controlled activity within the Rural 

Residential zone and Rural Visitor zone.   

 

5.6 The submitter seeks the changes identified above and any consequential 

amendments required to give effect to the changes. In the alternative, it seeks 

any other changes/ relief as necessary or appropriate in order to address the 

matters outcomes and issues identified above, and the matters, outcomes 

and issues identified in Appendix [A].  

 

6. The submitter wishes to be heard in support of its submission.  

 

7. If others make a similar submission the submitter will consider presenting a joint 

case with them at a hearing.   

 

 

  

Tim Williams (on behalf of Barnhill Corporate Trustee Limited & DE, ME Bunn & LA 

Green) 
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 Wakatipu Basin  24.

24.1 Purpose 

This chapter applies to the Wakatipu Basin Rural Amenity Zone (the Zone) and Wakatipu Basin 
Lifestyle Precinct (the Precinct) which is part of the Zone. The purpose of the Zone is to protect, 
maintain and enhance the particular established character and amenity values of the rural 
Wakatipu Basin landscape which distinguishes the Wakatipu Basin from other parts of the District
that are zoned Rural. 

A primary focus of the Zone is on protecting, maintaining and enhancing rural the landscape and 
amenity values of the Basin, while noting that productive farming is not a dominant activity in the 
Wakatipu Basinwhich have been derived from a mix of rural and lifestyle activities, while accepting 
that productive farming is not a dominant activity in the Wakatipu Basin.. To achieve the purpose 
of the Zone a minimum lot size of 80 hectares is required if subdividing and all buildings except 
small farm buildings in the Zone require resource consent as a means to  Within the Zone,
Landscape Classification Units (LCUs) are identified which further particularise the landscape 
values of those areas to provide a basis for assessment of the effects of any further subdivision 
and development and to ensure rural landscape character and visual amenity outcomes are 
fulfilled for that LCU and the wider Zone. 

A wide range of supportive activities that rely on and seek to locate within the rural landscape 
resourceWakatipu Basin are contemplated in the Zone, including rural living  at a variety of low  
densities, recreation, commercial and tourism activities as well as enabling farming and farming 
related activities. There are also some established industrial type activities that are based on rural 
resources or support rural type activities.  

Land within the District is subject to natural hazards and, where applicable, it is anticipated that 
development will recognise and manage the risks of natural hazards at the time of subdivision and 
applications for resource consent for buildings. 

Within the Zone, variations in landscape character support higher levels of development in 
identified Wakatipu Basin Lifestyle Precinct  areas. The Precinct provides for rural residential living 
opportunities within areas where additional development can be absorbed without detracting from 
theresulting in inappropriate adverse landscape and visual amenity values effects of theon the
Precinct character and and the wider landscape character and amenity values of the wider Zone 
and its surrounding landscape context. 

There is a diversity of topography and landscape character within the Precinct that has a variety of 
existing lot sizes and patterns of development. The Precinct incorporates enables a range of rural 
lifestyle living type developments, generally characterised as low-density residential development 
on rural land. These sites include scattered rural residential, farmlet and horticultural sites. Existing 
vegetation including shelter belts, hedgerows and exotic amenity plantings characterise the 
Precinct.  

While the Zone and Precinct do not contain Outstanding Natural Features or Landscapes, they do 
contain part of and high amenity value landscapes and are located 
adjacent to or nearby Outstanding Natural Features and Landscapes. Some land within the 
Precinct has been identified as being of particular landscape sensitivity. A rule requiring a setback 
of buildings and development from these identified landscape features as shown on the planning 
maps requires that an assessment is undertaken to ensure the values of these landscapes are 
maintained.

Development within the Zone or Precinct that is adjacent to or nearby Outstanding Natural 
Features or Landscapes is to be managed to ensure that the Outstanding Natural Features or 
Landscapes are protected from inappropriate subdivision, use and development. While there are 
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not specific setback rules for development in relation to Outstanding Natural Features or 
Landscapes, all buildings except small farm buildings and subdivision require resource consent. 
Discretion is provided to manage the effects of subdivision, use and development on any adjacent 
or nearby Outstanding Natural Feature or Landscape, as well as managing the effects on 
landscape character and visual amenity values within the Zone and Precinct.

In the Precinct, a limited opportunity for subdivision for rural living activities is provided for with a 
range of minimum densities which reflect existing use rights, historical zoning, and landscape 
sensitivities in particular areas.

approach recognises different characteristics between 
different Precinct areas and also differentiates the Precinct from the Zone.. Controls on the 
location, nature and visual effects of buildings are used to provide a flexible and design ledeffects - 
based response to the landscape character and visual amenity qualities of the Precinct. 

Building location, access, services, earthworks, landscaping, infrastructure and natural hazards 
are managed through the identification of suitable building platforms at the time of subdivision. 
These matters as well as the bulk and location, building design and finish may also be assessed 
controlled by way of conditions at the time of obtaining resource consent for a building. 

Pursuant to Section 86B (3) of the Act the following rules have immediate legal effect: 
Rule  24.4.21 Activities on or over the surface of waterbodies. 

Rule 24.5.7 Setback of buildings from waterbodies. 

Rule 24.5.12 Grazing of animals in or on the margin of waterbodies. 

24.2 Objectives and Policies 

Objectives 24.2.1 to 24.2.54 and related policies apply to the Zone and Precinct. Objective 24.2.65
and related policies apply to the Precinct only. 

 Objective - Landscape and visual amenity values are protected, 24.2.1
maintained and enhanced.

Policies

24.2.1.1 Implement minimum and average lot sizes within the Wakatipu Basin Rural Amenity 
Zone and the Wakatipu Basin Lifestyle Precinct to protect landscape character and 
visual amenity valuesAssess all applications for subdivision and development against 
the relevant Landscape Classification Units described in Schedule 24.8,

24.2.1.2 Recognise that the amenity and landscape characteristics of the Zone are derived 
from historical rural and rural living subdivision and development.

24.2.1.2 . 

24.2.1.3 Ensure subdivision and developments are is designed (including accessways, 
services, utilities and building platforms) to minimise inappropriate modification to the 
landform, and maintain and enhance the landscape character and visual amenity 
values. 

24.2.1.4 Ensure that subdivision and development maintains and enhances the Wakatipu Basin 
landscape character and visual amenity values identified for the lLandscape 
cCharacter uUnits as described in Schedule 24.8.  

24.2.1.5 Maintain and enhance the landscape character and visual amenity values associated 
with the Zone and Precinct and surrounding landscape context by controlling the 
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colour, scale, form, coverage, location (including setbacks from boundaries and from 
Identified Landscape Features) and height of buildings and associated infrastructure, 
vegetation and landscape elements.  

24.2.1.6 Require all buildings to be located and designed so that they do not compromise the 
qualities of adjacent or nearby Outstanding Natural Features and Outstanding Natural 
Landscapes, or of identified landscape features. 

24.2.1.7 Ensure the scale and location of non-residential activities avoid maintains and 
enhances adverse effects on the landscape character and visual amenity values. 

24.2.1.8 Control earthworks and vegetation clearance so as to minimise adverse changes 
toeffects on the landscape character and visual amenity values. 

24.2.1.9 Ensure land use activities protect, maintain and enhance the range of landscape 
character and visual amenity values associated with the Zone, Precinct and wider 
Wakatipu Basin area. 

24.2.1.1024.2.1.9 Provide for activities that maintain a sense of openness and spaciousness 
in which buildings built form are subservient tocomplements natural landscape 
elements.  

24.2.1.1124.2.1.10 Facilitate the provision of walkway, cycleway and bridle path networks. 

24.2.1.1224.2.1.11 Manage lighting so that it does not cause adverse inappropriate glare to 
other properties, roads, public places or the night sky. 

24.2.1.1324.2.1.12 Have regard to the spiritual beliefs, cultural traditions and practices of 
Tangata Whenua as set out in Chapter 5. 

Objective Existing development rights and additional rural living 24.2.2
opportunities are recognised and provided for 

24.2.2.1 Recognise and provide for existing and consented rights to carry out land-
use activities and to erect and use buildings.

24.2.2.2 Recognise and provide for the social, cultural, and economic benefits 
derived from rural living subdivision and development, including:

 The enjoyment of rural living amenities by residents and visitors  

 The opportunity for rural living opportunities within close proximity to 
employment and social opportunities in town centres;  

 The diversification of land use where farming is no longer viable or 
economically productive;  

 The onsite and offsite employment opportunities generated by subdivision, 
construction, landscaping, property maintenance and related activities;  

 The efficient and effective use of a finite rural land resource;
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Objective Non-residential activities are compatible with 24.2.224.2.3
infrastructure, and maintain and enhance landscape character and 
amenity values.

Policies

24.2.2.124.2.3.1 Support Provide for a range of non-residential activities, including 
commercial, recreation and tourism related activities which rely on the rural land 
resource andwhere these activities protect, maintain or enhance the landscape 
character and visual amenity values identified in the relevant Landscape Classification 
Unit.   

24.2.2.224.2.3.2 Ensure traffic, noise and the scale and intensity of non-residential activities 
do not adversely impact on the landscape character and visual amenity values or 
affect the safe and efficient operation of the roading and trail network or access to 
public places. 

24.2.2.3 Restrict the type and intensity of non-residential activities to those which are 
compatible in visual amenity terms and in relation to other generated effects (e.g. 
traffic, noise, and hours of operation) with surrounding uses and the natural 
environment. 

24.2.2.424.2.3.3 Ensure traffic generated by non-residential development does not 
individually or cumulatively compromise road safety or efficiency. 

24.2.2.5 Ensure non-farming activities with potential for nuisance effects from dust, visual, 
noise or odour effects are located a sufficient distance from formed roads, 
neighbouring properties, waterbodies and any residential activity.

24.2.2.624.2.3.4 Ensure informal airports are located, operated and managed to maintain 
the surrounding rural amenity, having regard to the differing densities of the Zone and 
Precinct.  

Objective Reverse sensitivity effects are avoided or mitigated 24.2.324.2.4
where rural living opportunities, visitor and tourism activities, 
community and recreation activities occur. 

Policies

24.2.3.124.2.4.1 Ensure  informal airports are not compromised by the establishment of 
incompatible activities. 

24.2.3.224.2.4.2 Ensure reverse sensitivity effects on residential lifestyle and non-residential 
activities are avoided or mitigated. 

24.2.3.324.2.4.3 Support productive farming activities such as agriculture, horticulture and
viticulture in the Zone by ensuring that reverse sensitivity issues do not constrain 
productive activities. 

Objective - Subdivision and land use development maintains and 24.2.424.2.5
enhances water quality, ecological quality, and recreation values 
while ensuring the efficient provision of infrastructure. 

Policies 

24.2.4.124.2.5.1 Avoid adverse cumulative impacts on ecosystem services and nature 
conservation values.  
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24.2.4.224.2.5.2 Provide for improved public access to and the maintenance and 
enhancement of the margins of waterbodies including Mill Creek and Lake Hayes. 

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

24.2.4.4 Ensure development does not generate servicing and infrastructure costs that fall on 
the wider community. 

24.2.4.524.2.5.3 Ensure development infrastructure is self-sufficient and does not exceed 
capacities for infrastructure servicing. Ensure development infrastructure and servicing 
is provided in accordance with the provisions as set out in Chapter 27.

24.2.4.624.2.5.4 Ensure that other utilities including regionally significant infrastructure are 
located and operated to maintain landscape character and visual amenity values, 
having regard to the important function and location constraints of these activities. 

Objective - The landscape character and visual amenity values of 24.2.524.2.6
the Precinct are maintained and enhanced in conjunction with 
enabling rural residential living opportunities. 

Objective 24.2.65 and policies 24.2.65.1 to 24.2.65.6 apply to the Precinct only. 

Policies 

24.2.5.124.2.6.1 Provide for rural residential subdivision, use and development only where it 
protects, maintains or enhances the landscape character and visual amenity values as 
described within the lLandscape cCharacter uUnit as defined in Schedule 24.8. 

24.2.5.224.2.6.2 Promote design-led and innovative patterns of subdivision and 
development that maintain and enhance the landscape character and visual amenity 
values of the Wakatipu Basin overall. 

24.2.5.324.2.6.3 Provide for non-residential activities, including restaurants, visitor 
accommodation, and commercial recreation activities while ensuring these are 
appropriately located and of a scale and intensity that ensures that the amenity, quality 
and character of the Precinct is retained. 

24.2.5.424.2.6.4 Implement minimum and average lot size standards in conjunction with 
building coverage and height standards so that the landscape character and visual 
amenity qualities of the Precinct are not compromised by cumulative adverse effects 
of development.to enable development and variation in subdivision design and layout 
which reflects the characteristics identified in the applicable Landscape Classification 
Units.

24.2.5.5 Maintain and enhance a distinct and visible edge between the Precinct and the Zone. 

24.2.5.624.2.6.5 Retain Encourage the retention of established vegetation where this 
contributes to landscape character and visual amenity values of the Precinct and is 
integral to the maintenance of the established character of the Precinct. 

24.3 Other Provisions and Rules 
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 District Wide 24.3.1

Attention is drawn to the following District Wide chapters.  

1 Introduction  2 Definitions 3 Strategic Direction

4 Urban Development 5 Tangata Whenua 6 Landscapes

25 Earthworks   26 Historic Heritage 27 Subdivision

28 Natural Hazards 29 Transport  30 Energy and Utilities

31 Signs 32 Protected Trees 33 Indigenous Vegetation and 
Biodiversity

34 Wilding Exotic Trees 35 Temporary Activities and 
Relocated Buildings

36 Noise

37 Designations Planning Maps

 Advice Notes 24.3.2

24.3.2.1 A permitted activity must comply with all of the rules and any relevant district wide 
rules. 

24.3.2.2 The surface of lakes and rivers are zoned Rural, unless otherwise identified on the 
Planning Maps as zoned Wakatipu Basin Rural Amenity Zone. 

24.3.2.3 Guiding Principle: Previous Approvals  

a. Requirements relating to building platforms and conditions of consents, including 
landscaping or other visual mitigation, 
freehold register as part of a resource consent approval by the Council are 
considered by the Council to remain relevant and will remain binding unless 
altered or cancelled.

b. Applicants may apply to alter or cancel any conditions of an existing resource 
consent as a component of an application for resource consent for development. 
Whether it may be appropriate for the Council to maintain, or to alter or cancel 
these conditions shall be assessed against the extent to which a proposal accords 
with the objectives and provisions of the Wakatipu Basin Rural Amenity Zone and 
Wakatipu Basin Lifestyle Precinct. 

24.3.2.4 These abbreviations for the class of activity status are used in the following tables. 
Any activity which is not permitted (P) or prohibited (PR) requires resource consent. 

P Permitted RD Restricted Discretionary

D Discretionary NC Non-Complying

PR Prohibited

24.3.2.5 Clarifications of the meaning of root protection zone, minor trimming of a hedgerow, 
minor trimming and significant trimming are provided in Part 32.3.2 of the Protected 
Trees Chapter 32.   
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 General Rules 24.3.3

24.3.3.1 The Wakatipu Basin Lifestyle Precinct is a sub-zone of the Wakatipu Basin Rural 
Amenity Zone and all rules in Table 24.1 apply to the Precinct. Where specific rules 
and standards are identified for the Precinct in Tables 24.2 and 24.3, these shall 
prevail over the Zone rules in Table 24.1.  

24.3.3.2 All activities, including any listed permitted activities shall be subject to the rules and 
standards contained in Tables 24.1 to 24.3.  

24.4 Rules  Activities  

Building location scale and form.
External appearance including materials and colours.
Accessways.
Servicing and site works including earthworks.
Retaining structures.
Infrastructure (e.g. water tanks).
Fencing and gates.
External lighting.
Landform modification, landscaping and planting (existing and 
proposed).
Natural hazards.
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Building location scale and form. 
External appearance including materials and colours.
Accessways.
Servicing and site works including earthworks. 
Retaining structures.
Infrastructure (e.g. water tanks). 
Fencing and gates.
External lighting.
Landform modification, landscaping and planting (existing and 
proposed).
Natural hazards.
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Noise.
Access and parking.
Traffic generation.
Odour.
Hours of operation.
Waste treatment and disposal.
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The extent of clearance.
Trimming and works within the root protection zone.
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24.5 Rules - Standards 

The following standards apply to all activities.

Table 24.3 - Standards Non-
compliance 

status

Building coverage

The maximum building coverage for all buildings shall be 15% of lot area, 
or 510 gross floor area whichever is the lesser.

Building location, character, scale and form. 
External appearance including materials and colours.
Landform modification/planting (existing and proposed).
The maximum building coverage for all buildings shall be 5% in the 
Morven Ferry Rural Visitor Subzone B

RD

Setback from internal boundaries

from Lot 1 DP 411193;

Building location, character, scale and form. 
External appearance including materials and colours.
Landform modification/planting (existing and proposed).

Height of buildings

The maximum height of any building shall be 68m.

The maximum height of any agricultural and viticulture buildings in the 
Morven Ferry Subzone shall be 10m.

Building location, character, scale and form including the pitch of roofs.
External appearance including materials and colours.
Landform modification/planting (existing and proposed).

Setback from roads

Building location, character, scale and form. 
External appearance including materials and colours.
Landscaping/planting (existing and proposed).
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Table 24.3 - Standards Non-
compliance 

status

The exterior colours of all building materials shall be in the range of 
black, browns, greens, or greys; 
Reflectance values for roofs shall be no greater than 20%; 
Reflectance values for all other surfaces shall be no greater than 30% 
(except this rule does not apply to stone); 
These standard do not apply to any material or surface colours used 
inside any building;

Discretion is restricted to: 
Whether the building would be visually prominent; 
Whether the proposed colours and materials are appropriate given the 
existence of established screening or in the case of alterations, if the 
proposed colours is already present on an established building.

Building location, character, scale and form. 
External appearance including materials and colours.
Landform modification/planting (existing and proposed).

Setback from boundaries of non-residential buildings housing 
animals

Effects on open space, rural living character and amenity.
Effects on privacy, views and outlook from neighbouring properties and
public places.
Reverse sensitivity effects on adjacent properties including odour and 
noise.
Landform modification/planting (existing and proposed).  

Setback of buildings from waterbodies 

Indigenous biodiversity values.
Natural Hazards.
Visual amenity values.
Landscape and natural character.
Open space.
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Table 24.3 - Standards Non-
compliance 

status

a. The maximum gross floor area shall be 5

b.a. All exterior surfaces shall be coloured in the range of black, browns, 
greens or greys (except soffits).

c.b. Pre-painted steel and all roofs shall have a reflectance value not 
greater than 20%.

d.c. All other surface finishes shall have a reflectance value of not 
greater than 30%.

Discretion is restricted to:

Building location, character, scale and form. 
External appearance including materials and colours.
Landform modification/planting (existing and proposed).

a. The maximum net floor area of home occupation activities shall be 
.

b. No goods materials or equipment shall be stored outside a building.

c. All manufacturing, altering, repairing, dismantling or processing of 
any goods or articles shall be carried out within a building.

The nature, scale and intensity of the activity.
Visual amenity from neighbouring properties and public places.
Noise, odour and dust.
Access, safety and transportation.

a. .

b. Buildings shall not be higher than 2.0m from ground level.

c. The minimum sight distance from the stall or stall access shall be 
250m.

d. The minimum distance of the stall or stall access from an 
intersection shall be 100m; and, the stall shall not be located on the 
legal road reserve.

Building location, character, scale and form.
External appearance including materials and colours.
Access and safety. 
Parking.
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Table 24.3 - Standards Non-
compliance 

status

Building location, character, scale and form.
External appearance including materials and colours.
Access safety and transportation effects.
Parking, access and safety.

Grazing of animals in or on the margins of waterbodies

Margin means land within 3.0 metres from the edge of the bed.  
Waterbody and bed have the same meaning as in the RMA, and also 
includes any drain or water race that goes to a lake or river.   

a. All fixed exterior lighting shall be directed away from adjacent roads 
and sites.

b. Activities on any site shall not result in more than a 3 lux spill 
(horizontal and vertical) of light to any other site, measured at any 
point within the boundary of the other site.

c. There shall be no upward light spill.

Lighting location and number of lights.
Proximity to roads, public places and neighbours.
Height and direction of lights.
Lux levels.

a. Informal airports shall not exceed a frequency of use of 2 flights per 
day;

b. Informal airports shall be located a minimum distance of 500 metres 
from any other zone or the notional boundary of any residential 
dwelling not located on the same site;

c. Informal airports for emergency landings, rescues, fire-fighting and 
activities ancillary to farming activities.
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Table 24.3 - Standards Non-
compliance 

status

Residential visitor accommodation

The commercial letting of one residential unit or residential flat per site for 
up to 3 lets not exceeding a cumulative total of 28 nights per 12 month 
period.

Homestay

a. May occur within either an occupied residential unit or an occupied 
residential flat on a site, and shall not occur within both on a site.

b. Shall not exceed 5 paying guests per night.

24.6 Non-notification of applications 

Any application for resource consent for restricted discretionary activities shall not require the 
written consent of other persons and shall not be notified or limited-notified, with the exception of 
the following:

a. Rule 24.5.1 Building coverage.

b. Rule 24.5.2 Setback from internal boundaries.

c. Rule 24.5.3 Height of buildings.

d. Rule 24.5.4 Setback from roads.

e. Rule 24.5.5 Setback from identified landscape features.

24.7 Assessment Matters - Restricted Discretionary 
Activities 

In considering whether or not to grant consent or impose conditions on a resource 24.7.1
consent, regard shall be had to the assessment matters set out at 24.7.3 to 24.7.13.

All proposals for restricted discretionary activities will also be assessed as to whether 24.7.2
they are consistent with the relevant objectives and policies for the Zone or Precinct as 
well as those in Chapters 3-Strategic Direction; Chapter 4- Urban Development, 
Chapter 6-Landscapes and Chapter 28- Natural Hazards.

Landscape and visual amenity

a. Whether the location, form, scale, design and finished materials including colours 
of the building(s) adequately responds to the identified landscape character and 
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visual amenity qualities of the landscape character units set out in Schedule 24.8 
and the criteria set out below.  

b. The extent to which the location and design of buildings and ancillary elements 
and the landscape treatment complement the existing landscape character and  
visual amenity values, including consideration of:

building height;
building colours and materials;
building coverage; 
design, size and location of accessory buildings;
the design and location of landform modification, retaining, fencing, gates, 
accessways (including paving materials), external lighting, domestic 
infrastructure (including water tanks), vegetation removal, and proposed 
planting;
the retention of existing vegetation and landform patterns;  
earth mounding and framework planting to integrate buildings and 
accessways; 
planting of appropriate species that are suited to the general area having 
regard to the matters set out in Schedule 24.8;
riparian restoration planting; 

slope stabilisation and indigenous vegetation enhancement; and
the integration of existing and provision for new public walkways and 
cycleways/bridlepaths.

c. The extent to which existing covenants or consent notice conditions need to be 
retained or are otherwise integrated into the proposed development in a manner 
that delivers optimalmaintains and enhances landscape character and visual 
amenity outcomes. 

d. The extent to which the development maintains visual amenity from public places
and neighbouring properties.

e. Whether clustering of buildings or varied allotments sizes in subdivision design 
would offer a better solution for maintaining a sense of openness and 
spaciousness, or the integration of development with existing landform and 
vegetation / lifestyle development patterns.  

f. Where a residential flat is not located adjacent to the residential unit, the extent to 
which this could give rise to sprawl of buildings and cumulative effects.

g. The extent to which the development avoids, remedies or mitigates adverse 
effects on the outstanding features, elements and patterns that contribute to the 
value of adjacent or nearby ONLs and ONFs. This includes consideration of the 
an appropriate setback from such features as well as the maintenance of views 
from public roads and other public places to the surrounding ONL and ONF 
context.

h. The extent to which development adversely affects other identified landscape 
features as identified on the planning maps, and in particular the visual amenity 
values of those features in views from public places outside of the Precinct.

i. Whether mitigation elements such as a landscape management plan or proposed 
plantings should be subject to bonds or and consent notices. 

Servicing, hazards, infrastructure and access 

a. The extent to which the proposal provides for adequate on-site wastewater 
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disposal and water supply. The provision of shared infrastructure servicing to 
more than one property is preferred in order to minimise environmental effects.

b. The extent to which the proposed access utilises an existing access or provides 
for a common access in order to reduce visual and environmental effects, 
including traffic safety, minimising earthworks and vegetation removal.

c. Whether adequate provision is made for firefighting activities and provision for 
emergency vehicles.

d. The extent to which the objectives and policies set out in Chapter 28, Natural 
Hazards, are achieved.

Non-residential activities

Whether the proposal achieves:

a. An appropriate scale and intensity of the activity in the context of the amenity and 
character of the surrounding area including reference to the identified elements 
set out in Schedule 24.8 for the relevant landscape character unit.

b. Adequate visual amenity for neighbouring properties and from public places.

c. Minimisation of any noise, odour and dust.

d. Acceptable access and safety.

a. The maintenance of landscape character and visual amenity including reference 
to the identified elements set out in Schedule 24.8 for the relevant landscape unit.  

b. The maintenance of views to the surrounding mountain context.

c. Adequate privacy, outlook and amenity for adjoining properties.

a. The maintenance of landscape character and visual amenity including reference 
to the identified elements set out in Schedule 24.8 for the relevant landscape 
character unit.

b. Minimisation of adverse odour, dust and/or noise effects on any neighbouring 
properties.

a. The maintenance or enhancement of indigenous biodiversity values.

b. The maintenance or enhancement of landscape character and visual amenity 
values including reference to the identified elements set out in Schedule 24.8 for 
the landscape character unit that the proposal falls into.

c. The maintenance or enhancement of open space.

d. Mitigation to manage any adverse effects of the location of the building including 
consideration of whether the waterbody is subject to flooding or natural hazards. 
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a. An appropriate scale and intensity of the activity in the context of the surrounding 
landscape character and visual amenity values.

b. Preservation of visual amenity for neighbouring properties and from public places.

c. Minimisation of any noise, odour and dust.

d. Adequate parking, access safety and avoids adverse transportation effects.

a. An appropriate scale and intensity of the activity in the context of the surrounding 
landscape character and visual amenity values.

b. Preservation of visual amenity for neighbouring properties and from public places.

c. Minimisation of any noise, odour and dust.

d. Adequate parking, access safety and avoids adverse transportation effects.

a. The effects on adjacent roads and neighbouring sites.

b. The extent of likely visual dominance from light fixtures, poles and lux levels.

c. The nature and extent of any effects on character and amenity, including the night 
sky.

d. The nature and extent of any effects on privacy, views and outlook from 
neighbouring properties.

e. Whether there will be any reverse sensitivity effects on adjacent properties.

a. The degree to which the vegetation contributes to the landscape character and 
visual amenity values, and the extent to which the clearance or significant 
trimming would reduce those values.

b. The potential for buildings and development to become more visually prominent.

c. The merits of any proposed mitigation or replacement plantings.

d.a.The effects on the health and structural stability of the vegetation.



24.8 Schedule 24.8 Landscape Character Units  





Variation to Stage 1 Subdivision and Development Chapter 27: 

Underlined text for additions and strike through text for deletions. 

Amend Chapter 27 by inserting the following into Rule 27.4.2; 

The following shall be non-complying activities: 

g. The further subdivision of an allotment that has previously been used to calculate the minimum 
and average lot size for subdivision in the Wakatipu Basin Lifestyle Precinct, except in the 
instance that the further subdivision and any prior subdivision, together, complies with Rule 
27.5.1.

h. The subdivision of an existing or approved residential flat from the residential unit it is ancillary 
to, or the subdivision of a second residential unit on any allotment in the Wakatipu Basin Rural 
Amenity Zone or the Wakatipu Basin Lifestyle Precinct.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                    

Amend Chapter 27 by inserting the following into Rule 27.4.3; 

The following shall be Restricted DiscretionaryControlled activities: 

b. Any subdivision in the Wakatipu Basin Rural Amenity Zone or  the Wakatipu Basin Lifestyle Precinct 
meeting the minimum and/or average lot sizes specified in Rule 27.5.  

Amend Chapter 27 by amending Rule 27.5.1 as follows; 

27.5.1 No lots to be created by subdivision, including balance lots, shall have a net 
site area or where specified, average, less than the minimum specified. 

Zone Minimum Lot Area
RuralWakatipu 
Basin 

Wakatipu 
Basin Rural 
Amenity Zone

N/A80ha

Wakatipu 
Basin Lifestyle 
Precinct

Precinct Zone 'A' 4000m2 average
Precinct Zone 'B' 1ha average
Morven Ferry Subzone 4000m2 average 

Rural Lifestyle

Rural Lifestyle 
Deferred A and 
B.

No minimum, but each of the two parts of the zone identified on 
the planning map shall contain no more than two allotments.

Rural Lifestyle 
Buffer.

The land in this zone shall be held in a single allotment

Rural 
Residential

Rural 
Residential 
Ferry Hill 
Subzone



Amend Chapter 27.7 Location Specific objectives, policies and provisions 

27.7.6 Objective - Ferry Hill Rural Residential Sub Zone  Maintain and enhance 
visual amenity values and landscape character within and around the 
Ferry Hill Rural Residential Sub Zone.

Policies  

27.7.6.1      At the time of considering  a subdivision application, the following matters shall be had 
particular regard to: 

 The subdivision design has had regard to minimising the number of accesses to roads; 

 the location and design of on-site vehicular access avoids or mitigates adverse effects on the 
landscape and visual amenity values by following the natural form of the land to minimise 
earthworks, providing common driveways and by ensuring that appropriate landscape 
treatment is an integral component when constructing such access; 

 The extent to which plantings with a predominance of indigenous species   enhances the 
naturalness of the escarpment within Lots 18 and 19 as shown on the Concept Development 
Plan for the Ferry Hill Rural Residential sub-zone; 

 The extent to which the species, location, density, and maturity of the planting is such that 
residential development in the Ferry Hill Rural Residential sub-zone will be successfully 
screened from views obtained when travelling along Tucker Beach Road.



Insert the following: 

a.

b.

c.

d.

e.

f.

g.

h.

i.

j.

k.

l.

m.

n.

o.

p.

q.

a. The extent to which the proposal is consistent with relevant objectives and policies 
including those in Chapter 27 Subdivision, Chapter 24 Wakatipu Basin and Chapter 6 
Landscapes.

b. The extent to which the subdivision provides for low impactvariation in design that 
avoids or mitigates adverse effects on the environment.maintains and enhances 
landscape character and visual amenity values of the Wakatipu Basin. 



c. The extent to which the location of future buildings and ancillary elements and the 
landscape treatment complements the existing landscape character,  visual amenity 
values and wider amenity values of the Zone or Precinct, including consideration of:

I. the retention ofCompatibility with existing vegetation and landform patterns; 
II. the alignment of lot boundaries in relation to landform and vegetation features 

and neighbouring development;   
III. earth mounding, and framework planting to integrate buildings and 

accessways; 
IV. planting of appropriate species that are suited to the general area having 

regard to the matters set out in Schedule 24.8;
V. riparian restoration planting; 

VI. the retirement and restoration 
slope stabilisation and indigenous vegetation enhancement;

VII. the incorporation of development controls addressing such matters as building 
height, building colours and materials, building coverage, earthworks, 
retaining, fencing, gates, accessways (including paving materials), external 
lighting, domestic infrastructure (including water tanks ), vegetation removal, 
and proposed plantings;

VIII. the integration of existing and provision for new public walkways and 
cycleways/bridlepaths.

d. The extent to which existing covenants or consent notice conditions need to be 
retained or are otherwise integrated into the proposed development in a manner that 
delivers optimal landscape character and visual amenity outcomes 

e. The extent to which the development maintains visual amenity from public places and 
neighbouring properties.

f. Whether clustering of future buildingsvariation in lot sizes and subdivision design
would offer a better solution for maintaining a sense of openness and spaciousness, or 
the integration of development with existing landform and vegetation patterns.  

g. The extent to which the development avoids, remedies or mitigates adverse effects on 
the features, elements and patterns that contribute to the value of adjacent or nearby 
ONLs and ONFs. This includes consideration of the an appropriate setback from such 
features as well as the maintenance of views from public roads and other public places 
to the surrounding ONL and ONF context.

h. The extent to which development adversely affects other Identified Landscape 
Features as identified on the planning maps, and in particular the visual amenity 
values of those features in views from public places outside of the Precinct.

i. Whether mitigation elements such as a landscape management plan or proposed 
plantings should be subject to bonds and consent notices.

j. Whether the layout of reserves and accessways provides for adequate public access 
and use.

k. Whether proposed sites are located and designed so that each site has a minimum 
frontage that provides for practical, legal and safe access from a formed public road 
that is suitable for both normal road going vehicles and construction traffic.

l. Whether the location and design of any proposed pedestrian, cycle, bridlepaths and
vehicle accessways on the proposed site(s) avoid or minimise any adverse effects on 
soil stability, landform patterns and features, and vegetation.



m. Whether subdivision provides for safe and practical pedestrian paths and cycle ways 
(whether sealed or unsealed) and bridle paths that are located in a manner which 
connect, or have the potential to connect to reserves (existing or proposed), roads and 
existing rural walkways.

n. Whether site design recognises any impact of roading and access on waterbodies, 
ecosystems, drainage patterns and ecological values.

o. Whether any subdivision provides for future roads to serve surrounding land or for 
road links that need to pass through the subdivision.

p. Ensuring there is sufficient capacity and treatment to provide for the safe and efficient 
disposal of stormwater and wastewater from possible future development without 
adversely affecting natural water systems and ecological values.

q. Ensuring the design of stormwater and wastewater disposal systems incorporate 
measures to reduce runoff rates where there may be damage caused to natural 
waterway systems.

r. Whether any subdivision proposal demonstrates how any natural water system on the 
site will be managed, protected or enhanced.

s. Whether subdivision provides for an adequate and reliable supply of potable water to 
each proposed site. 

t. Whether subdivision provides for an adequate and reliable supply of emergency water 
supply to each site in the event of fire.

u. Whether subdivision has sufficient capacity for the disposal of any effluent or other 
wastewater flow within the boundaries of each proposed site regardless of seasonal 
variations and loading. 

v. Assessing where more than one site will be created, whether a shared or individual 
wastewater treatment and disposal system is the most appropriate, having regard to 
any known physical constraints.

w. Considering the extent to which easements and consent notices should be applied to 
protect the integrity of stormwater and/or wastewater treatment and disposal systems.

x. Assessing the extent to which access easements should provide for lines, including 
electric lines, telecommunication lines and other lines, where such lines or cables are 
or may be located within any private property and serve other properties or sites.

y. Whether sites can be connected to services such as telecommunications and 
electricity using low impact design methods including undergrounding of services.

z. Considering the extent to which the subdivision provides for ecological restoration and 
enhancement. Ecological enhancement may include enhancement of existing 
vegetation, replanting and weed and pest control.

aa. Assessing the extent to which the subdivision and subsequent land use on the 
proposed site(s) adversely affects the historical, cultural or spiritual significance of any 
site or waahi tapu of significance to iwi.



bb. Assessing the extent to which the subdivision design and layout preserves and 
enhances areas of archaeological, cultural or spiritual significance.

cc. Assessing the extent to which the integrity of any identified heritage feature(s) is 
maintained and enhanced.

dd. Considering how earthworks can be undertaken in a manner which mitigates and 
remedies adverse effects from soil erosion and the generation of sediments into 
receiving environments.

ee. Considering whether earthworks are likely to have adverse effects on landscape 
character or visual amenity values which cannot be avoided, remedied or mitigated.

ff. Considering the extent to which subdivision will increase the risks associated with any
natural hazard and/or how the subdivision avoids, remedies or mitigates any hazard 
prone area.

gg. Considering the extent to which contaminated or potentially contaminated soil is able 
to be treated or disposed of.

hh. Where the subdivision land includes waterbodies, considering the extent to which 
remediation measures and methodologies can be employed to avoid, remedy or 
mitigate any adverse effects on human health, water quality, and to the downstream 
receiving environment. 

ii. Considering whether consent notices or other protective instruments are needed to 
ensure that any hazard or contamination remediation measures and methodologies 
are implemented at the time of development.
































