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DECISION OF QUEENSTOWN LAKES DISTRICT COUNCIL 

RESOURCE MANAGEMENT ACT 1991 

  

Applicant: G. MURRAY 

RM Reference: RM 150153 

Location: 174 Camp Hill Road, Hawea Flat 

Proposal: Subdivision to create four allotments and identification of 
three residential building platforms; and land use consent 
to construct a dwelling and shed on one of the residential 
building platforms and to undertake associated earthworks. 

 

Type of Consent: Subdivision and Land Use 

Legal Description: Part Lot 4 DP 20399 held in CFR OT14B/329 

Valuation Number: 2908203101 

Zoning: Rural General 

Activity Status: Non-Complying Activity & Discretionary Activity 

Notification: 8 April 2015 

Commissioner: W D Whitney 

Date of Decision: 16 July 2015 

Decision: Consent is granted subject to conditions. 
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A. INTRODUCTION 

A.1 Background 

1. Greg Murray has applied to the Queenstown Lakes District Council for resource 

consent to subdivide an existing title into four allotments and to identify residential 

building platforms on three of those allotments.  The applicant has also sought land 

use consent to construct a dwelling and shed within the residential building platform 

on Lot 2 of the subdivision and to undertake associated earthworks.  The site subject 

to application is described as Part Lot 4 DP 20399 as held in Computer Freehold 

Register Identifier OT 14B/329 in the Otago Land Registration District. 

2. The site has an area of 31.5300 hectares more or less and is located to the south of 

Camp Hill Road and to the west of Crown Land Reserved from Sale, being the 

margin of the Hawea River. The site is located to the north of an unformed legal road 

being an extension of Kennels Lane. 

3. The site is irregularly shaped having a frontage of approximately 350 metres along its 

northern boundary with Camp Hill Road and of approximately 735 metres adjacent to 

the unformed legal road.  The site is generally flat although it rises slightly to a 

shallow river terrace along its north-western margin.  The site has a very shallow 

topsoil layer and does not currently carry any livestock.  There have been significant 

rabbit numbers on the property although recent poisoning has been successful.  Two 

forestry blocks of conifers have been planted on the site and the site also contains 

five conifer shelter belts including shelter belts at the northern, western and southern 

boundaries. 

4. An existing dwelling is located in the south-eastern corner of the site.  This dwelling 

was authorised by RC 950577 which was granted on 26 February 1996; and an 

extension to the dwelling and a further single bedroom residential unit and workshop 

were authorised by RM 010881 which was granted on 13 May 2002.  The existing 

dwelling is within a fenced curtilage and access is achieved from Camp Hill Road via 

an existing metal entrance and a formed driveway which meanders across the site on 

an approximate diagonal.   

5. An existing 11kV overhead electricity line traverses the site from south to north. 

  



3 
 

A.2 The Proposal 

6. The applicant proposes to subdivide the subject site into four allotments as follows: 

  Lot 1  7.16 hectares 

  Lot 2  14.10 hectares 

  Lot 3  5.14 hectares 

  Lot 4  5.13 hectares 

7. The applicant’s intent is to provide each allotment with a significant area of forestry.  

As a consequence the boundaries are somewhat irregular in configuration and each 

of the allotments contains a portion of one or both of the forestry blocks which exist 

on the site. 

8. Lot 1 contains the existing dwelling, single bedroom residential unit and workshop 

(authorised by RC 950577 and/or RM 010881). 

9. Lots 2-4 will each contain a 1000m2 residential building platform (being 50m x 20m 

on Lot 2 and 33.33m x 30m on Lots 3 and 4).  Lots 2-4 will also have defined 

curtilage areas of 1000m2; and the combined area of the residential building 

platforms and curtilage areas on each of Lots 2-4 will total some 2000m2. 

10. Design controls are proposed such that the maximum height of any building on Lot 2 

and Lot 3 will be 5 metres; and the maximum height of any building on Lot 4 will be 6 

metres.  Exterior materials and colours of all buildings are to be selected from the 

palette of browns, greens or greys, and shall have a reflectivity of less than 36%.  

Materials are to have a matt finish.  The applicant’s intention is that the exterior 

materials and colours of all buildings will ensure that future dwellings will appear 

recessive within their context. 

11. Given the screening afforded by existing planting on the site, no additional planting is 

proposed; and areas of existing trees are proposed to be retained on the site.  All 

fencing is to be either post and rail or post and netting (including rabbit netting) and 

no planting of curtilage fence lines is to be permitted.  Curtilage activities will include, 

but not be limited to, vehicle parking, gardens, children’s play equipment and amenity 

tree planting.  Any excess fill from earthworks at the site (as described below) is to be 

spread to a maximum depth of 200mm on the eastern part of Lot 3. 
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12. Earthworks are required for the partial realignment of the existing driveway to provide 

greater privacy for the future dwelling on Lot 2.  The applicant estimates a total 

volume of 1035m3 of earthworks. 

13. The existing dwelling on Lot 1 obtains a domestic water supply from the Hawea 

River.  The applicant proposes to construct a new bore water supply.  Either one 

bore will supply the whole subdivision or one bore will supply Lot 2 and another bore 

will supply Lots 1, 3 & 4.  Water tanks will be provided on each lot for firefighting 

supply at the time dwellings are constructed. 

14. Wastewater disposal is to be via on-site treatment and disposal to ground.  The 

applicant has provided a copy of the Assessment for Domestic On-Site Wastewater 

Treatment and Disposal prepared by Pethrick Consultancy Ltd for the existing 

dwelling on Lot 1, such assessment report being dated 14 November 2001. 

15. Stormwater disposal from the buildings will be to ground. 

16. Reticulated power and telecommunication services are to be provided to serve the 

subdivision.  The applicant has provided correspondence from Aurora Energy Ltd 

dated 16 September 2014 and from Chorus dated 19 September 2014 which confirm 

that an electricity supply and telecommunication connections can be made available 

to the subdivision.  A new underground connection is to be established to the Aurora 

11kV overhead electricity line that traverses the site. 

17. The applicant proposes to construct a new dwelling and garage/shed on the 

residential building platform nominated on Lot 2.  The dwelling is to have an area of 

149m2 and will have a maximum height of 4.62m above ground level.  The 

garage/shed is 103.7m2 in area and is 4.2m high.  The dwelling is to have a 

coloursteel roof in either Ironsand or Lignite; coloursteel cladding in either Karaka, 

Ironsand or Lignite, and timber weatherboard cladding is to be stained medium 

brown; and the aluminium window joinery will be the same colour as the roof.  The 

garage/shed is to have a coloursteel roof in either Ironsand or Lignite; Karaka 

coloursteel wall cladding; and joinery will be the same colour as the roof. 

18. In the application documentation and at the hearing the applicant has volunteered a 

range of conditions to mitigate effects.  These include the following (or to like effect); 
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(i) All future buildings to be constructed within the residential building platforms 

nominated on Lots 2, 3 & 4. 

(ii) The maximum height of any building within the residential building platform on 

Lots 2 & 3 shall be 5 metres from natural ground level (specified datum); and 

the maximum height of any building within the residential building platform on 

Lot 4 shall be 6 metres from natural ground level (specified datum). 

(iii) The exterior materials and colours of all buildings to be selected from the 

palette of browns, greens or greys and shall have a reflectivity of less than 

36%.  Materials shall have a matt finish. 

(iv) All fencing to be either post and wire or post and netting (including rabbit 

netting).   

(v) No planting of curtilage fence lines is permitted; and no boundary planting is 

permitted except within the areas identified on the Read Landscapes 

Mitigation plan 14030/3 dated 11 March 2015. 

(vi) All curtilage activities which includes, but is not limited to, vehicle parking, 

gardens, children’s play equipment and amenity tree planting is to occur 

within the identified curtilage areas. 

(vii) Tree planting outside of the curtilage areas is to be restricted to indigenous 

species typical of the vicinity, eucalyptus species and non-wilding conifer 

species.   

(viii) All trees within the areas identified as “Areas in which existing trees are to be 

retained” on the Read Landscapes Mitigation plan 14030/3 dated 11 March 

2015 or trees that perform the same screening function are to be maintained 

in perpetuity. 

(ix) All excess fill is to be deposited on the eastern end of Lot 3 as shown on the 

amended plan of subdivision W789 Issue C dated June 2015. 

(x) In the event of the harvest of trees within the forestry blocks a landscape plan 

shall be submitted to the Council that shall detail any mitigation planting 

necessary to provide privacy between the lots or to provide screening from 

neighbouring sites and public places to a similar degree to that provided by 

the forestry blocks. 

(xi) All external lighting to be downlighting only and located within the curtilage 

areas. 

(xii) Wilding tree seedlings to be removed to prevent further spread. 

(xiii) The engineering conditions as presented at Appendix G to the officer’s 

section 42A report. 
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19. The Commission confirms that it has assessed the proposal on the basis of the 

application as lodged and as amended in terms of the conditions offered by the 

applicant at the hearing. 

A.3 Zoning 

20. The site is zoned Rural General as shown on Map 18 of the Operative Queenstown 

Lakes District Plan (Operative District Plan/District Plan). 

21. Rule 15.2.3.3(vi) confirms that all subdivision and the location of residential building 

platforms is a discretionary activity in the Rural General Zone.  Rule 5.3.3.3i(b) also 

provides for the identification of a building platform of not less than 70m2 in area and 

not greater than 1000m2 in area as a discretionary activity in the Rural General Zone. 

22. Zone Subdivision Standard 15.2.6.3iii(b) stipulates that every allotment created shall 

have one residential building platform approved at the time of the subdivision of not 

less than 70m2 in area and not greater than 1000m2 in area.  In this instance no 

residential building platform has been identified on Lot 1.  A breach of Zone 

Subdivision Standard 15.2.6.3iii(b) is a non-complying subdivision activity pursuant to 

Rule 15.2.3.4(i). 

23. Rule 5.3.3.3i(a) provides for the construction of any building and any physical activity 

associated with any building such as roading, landscaping and earthworks as a 

discretionary activity.  The proposal to construct a dwelling and garage/shed on Lot 2 

has been considered in terms of this rule.  

24. It is unclear whether passing bays will be provided at an interval of no greater than 

25 metres as required for 1 to 6 units by Site Standard 14.2.4.1iv.  A breach of this 

rule would be a restricted discretionary activity pursuant to Rule 14.2.2.3ii.  The 

Commission has considered the proposal on the basis that consent is required in 

terms of Rule 14.2.2.3ii to put this matter beyond any doubt. 

25. The Commission has considered the proposal as an application for subdivision 

consent to a non-complying activity for land use consent to a discretionary activity. 
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A.4 Submissions 

26. Two submissions were received within the statutory submission period which closed 

on 8 April 2015.  The submission by Dan Pinckney supported the application.  The 

submission by the Upper Clutha Environmental Society Incorporated opposed parts 

of the application being the creation of Lots 2 & 3 and the residential building 

platforms nominated on Lots 2 & 3.  The submitter also sought, in the event of 

consenting of the rest of the application, a no further subdivision and development 

covenant in perpetuity for the entire site. 

27. The Commission has given consideration to the submissions received in response to 

the application. 

A.5 Reports and Hearing 

28. The Commission has had the benefit of a planning report dated 29 May 2015 

prepared by Ms Rebecca Holden, a Planner with the Queenstown Lakes District 

Council; a Landscape Report Review dated 24 April 2015 from Mr Richard Denney of 

Denney Landscape Architecture; an Engineering Report dated 7 April 2015 from Mr 

Tim Dennis of Southern Land Ltd; and an Engineering Report Addendum dated 28 

May 2015 prepared by Ms Lyn Overton, a Resource Management Engineer with the 

Queenstown Lakes District Council. 

29. At the hearing on 23 June 2015 the Commission was assisted by Ms Holden and Mr 

Denney; and Ms Hanna Afifi, a Senior Planner with the Queenstown Lakes District 

Council who had reviewed Ms Holden’s report, was also in attendance.  Ms Rachel 

Beer, the Planning Support Co-ordinator with the Queenstown Lakes District Council, 

provided administrative support at the hearing. 

30. Prior to the hearing the Commission had the opportunity to consider the application 

and supporting material including the evidence presented in support of the 

application; as well as the submissions.  In the company of Ms Holden the 

Commissioner made a site inspection on the morning of the hearing on Tuesday 23 

June 2015. 

31. At the hearing the applicant was represented by Mr Matthew Suddaby, Surveyor, 

who presented evidence.  Mr Suddaby also called evidence from Dr Marion Read, 

Landscape Architect, and from Ms Nicola Scott, a Planning Consultant.  Mr Suddaby 

tabled an email dated 22 June 2015 from Mr Glenn Davis, a Principal Environmental 
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Scientist at Davis Consulting Group which described the vegetation present at the 

site.  Mr Suddaby also tabled a statement from Ms Mary Hunt who resides at the site 

which provided information with respect to indigenous plant species at the site.  Ms 

Hunt and Mr Murray were also in attendance at the hearing. 

32. The submitters were not in attendance at the hearing.  An email dated 29 May 2015 

from Mr Julian Haworth, the President of the Upper Clutha Environmental Society 

Incorporated, was tabled at the commencement of the hearing.  This confirmed that 

the Society stands by its submission in its entirety. 

33. The planning, landscape and engineering reports were taken as read and Mr Denney 

and Ms Holden were invited to comment following the presentation of the evidence.  

Following Mr Suddaby’s reply the hearing was adjourned. 

A.6 Principal Issues in Contention 

34. The principal issues in contention are the effects on the environment of allowing the 

subdivision that makes provision for residential building platforms on Lots 2, 3 and 4 

of the proposed subdivision; and the effects on the environment of allowing the 

construction of the dwelling and garage/shed on the residential building platform 

nominated on Lot 2 of the proposed subdivision. 

B. EFFECTS ON ENVIRONMENT 

B.1 Permitted & Consented Baseline 

35. Farming activities, planting (with specific exclusions), fencing and earthworks which 

do not breach Site Standard 5.3.5.1viii are permitted activities in the Rural General 

Zone.  Within the Rural General Zone any subdivision and any building that exceeds 

5m2 in area and a height of 2 metres requires resource consent and is therefore not a 

permitted activity. 

36. Land use consents have previously been granted at the site, including RC 950577 

granted on 26 February 1996 and RM 010881 granted on 13 May 2002.  These 

consents have authorised the built development on Lot 1 of the proposed subdivision 

and form part of the consented baseline and the existing environment. 
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B.2 Affected Persons Approvals 

37. Affected persons approvals have been received from RI and DM Peters and T Peters 

(Heiler) of 172 Camp Hill Road (being Lot 1 DP 23938); DG Pinckney of Camp Hill 

Road (being Lot 1 and Part Lot 2 DP 22419); and J Bleasdale-Reid and GJ Reid of 

173 Camp Hill Road (being Lot 3 DP 21025). 

38. Section 104(3)(a)(ii) of the Resource Management Act 1991 (the Act) directs that a 

consent authority must not have regard to any effect on a person who has given 

written approval to an application when considering that application. 

B.3 Assessment Matters 

39. The Queenstown Lakes District Plan became fully operative on 10 December 2009.  

The Operative District Plan contains assessment matters in Parts 5, 14 and 15 that 

are relevant to subdivision and development in the Rural General Zone. 

40. The officers’ reports and the evidence have assessed the effects of the activity in 

terms of the relevant assessment matters (except for Part 14 assessment matters).  

This approach is appropriate in this instance, and the Commission has assessed the 

actual and potential effects of the proposed activity having regard to relevant 

assessment matters, particularly those presented in Part 5 of the Operative District 

Plan. 

B.4 Part 5 

41. Clause 5.4.2.1 advises that there are three steps in applying the assessment criteria.  

These include Step 1 – Analysis of the Site and Surrounding Landscape, Step 2 – 

Determination of Landscape Category and Step 3 – Application of the Assessment 

Matters. 

42. Dr Read and Mr Denney agree that the subject site is in the Visual Amenity 

Landscape (VAL). Mr Denney considers that the boundary of the Outstanding Natural 

Feature (ONF) of the Hawea River runs within the immediate riverbank (in the Crown 

Land Reserved from Sale) that lies adjacent to the site albeit that he considers that 

the extent of visual effects of the proposed subdivision will not compromise the open 

character of the Hawea River ONF. The Commission has determined that the 

proposal should be assessed on the basis of being in a VAL. 
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43. Clause 5.4.2.2(3) contains assessment matters that apply to subdivision and 

development in the Rural General Zone on land categorised as VAL.  Each 

assessment matter stated in the District Plan is presented in italics below, followed 

by the Commission’s assessment of the proposal in terms of these matters, including 

a discussion of effects.   

44. The opening paragraphs of Assessment Matter 5.4.2.2(3) state as follows: 

“These assessment matters should be read in the light of the further guiding principle 
that existing vegetation which: 

(a) was either 

 planted after; or 

 self seeded and less than 1 metre in height at 
- 28 September 2002; and 

(b) obstructs or substantially interferes with views of the landscape (in 
which the proposed development is set) from roads or other public 
places 

- shall not be considered: 

(1) as beneficial under any of the following assessment matters 
unless the Council considers the vegetation (or some of it) is 
appropriate for the location in the context of the proposed 
development; and 

(2) as part of the permitted baseline. 

- nor shall removal of such vegetation be considered as a positive effect 
of any proposal.” 

 

45. The Commission simply acknowledges that the assessment matters in Assessment 

Matter 5.4.2.2(3) are to be read in light of the above guiding principle. 

 “(a) Effects on natural and pastoral character 

In considering whether the adverse effects (including potential effects of the 

eventual construction and use of buildings and associated spaces) on the 

natural and pastoral character are avoided, remedied or mitigated, the 

following matters shall be taken into account: 

(i) where the site is adjacent to an Outstanding Natural Landscape or 

Feature, whether and the extent to which the visual effects of the 

development proposed will compromise any open character of the 

adjacent Outstanding Natural Landscape of Feature; 

(ii) whether and the extent to which the scale and nature of the 

development will compromise the natural or arcadian pastoral 

character of the surrounding Visual Amenity Landscape; 
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(iii) whether the development will degrade any natural or arcadian pastoral 

character of the landscape by causing over-domestication of the 

landscape; 

(iv) whether any adverse effects identified in (i) – (iii) above are or can be 

avoided or mitigated by appropriate subdivision design and 

landscaping, and/or appropriate conditions of consent (including 

covenants, consent notices and other restrictive instruments) having 

regard to the matters contained in (b) to (e) below;”  

46. The site adjoins the land adjacent to the Hawea River which Mr Denney considers to 

be an Outstanding Natural Feature (ONF); albeit that Dr Read considers that the site 

is not adjacent to an Outstanding Natural Landscape or Feature (ONL/ONF).    

47. The Hawea River in this locality is deeply entrenched and therefore does not have an 

open character.  The Commission also acknowledges in this context Mr Denney’s 

opinion that the extent of visual effects of the proposed subdivision will not 

compromise the open character of the Hawea River ONF.   

48. The Commission is satisfied that the proposed development would have no 

discernible effect on the ONF of the Hawea River (if it is accepted that the Hawea 

River is an ONF) as viewed from any public places. 

49. Development facilitated by the subdivision will compromise the natural or pastoral 

character of the landscape to an extremely limited degree.  This is because of the 

substantial tree plantings which exist on the site and what Dr Read described as the 

“bony” nature of the site itself which would make domesticating activity limited in 

scope.  It is noted in this context that domesticating elements are to be limited to 

curtilages which, with the residential building platforms, will apply to a total area of 

2000m2 on each of Lots 2-4.  Dr Read described the scale of the development as 

moderate and Mr Denney concurs with this assessment.  In all the circumstances the 

Commission is satisfied that the scale and nature of the development will not 

comprise the natural or arcadian pastoral character of the surrounding VAL.   

50. There will be a domesticating effect accruing from the increased domestic use of the 

site.  Instead of one dwelling (and a single bedroom residential unit and workshop 

authorised by RM 010881) the number of dwellings will be increased to four.  These 

are well separated and, subject to the conditions with respect to curtilage, types of 

planting and scale of buildings, the degree of domestication will be kept to a 
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minimum.  The Commission accepts Dr Read’s opinion that the landscape will not be 

over-domesticated.   

51. In terms of Assessment Matter 5.4.2.2(3)(a)(iv) various conditions have been offered, 

some to be subject to consent notices.   

52. The Commission’s conclusion is that the proposed development will not have an 

adverse effect on the natural or pastoral character of the landscape in this vicinity. 

“(b) Visibility of Development 

 Whether the development will result in a loss of the natural or arcadian 

pastoral character of the landscape, having regard to whether and the extent 

to which: 

(i) the proposed development is highly visible when viewed from any 

public places, or is visible from any public road and in the case of 

proposed development in the vicinity of unformed legal roads, the 

Council shall also consider present use and the practicalities and 

likelihood of potential use of unformed legal roads for vehicular and/or 

pedestrian, equestrian and other means of access; and 

(ii) the proposed development is likely to be visually prominent such that 

it detracts from public or private views otherwise characterised by 

natural or arcadian pastoral landscapes; 

(iii) there is opportunity for screening or other mitigation by any proposed 

method such as earthworks and/or new planting which does not 

detract from or obstruct views of the existing natural topography or 

cultural plantings such as hedge rows and avenues; 

(iv) the subject site and the wider Visual Amenity Landscape of which it 

forms part is enclosed by any confining elements of topography and/or 

vegetation; 

(v) any building platforms proposed pursuant to rule 15.2.3.3 will give rise 

to any structures being located where they will break the line and form 

of any skylines, ridges, hills or prominent slopes; 

(vi) any proposed roads, earthworks and landscaping will change the line 

of the landscape or affect the naturalness of the landscape particularly 

with respect to elements which are inconsistent with the existing 

natural topography; 

(vii) any proposed new boundaries and the potential for plantings and 

fencing will give rise to any arbitrary lines and patterns on the 

landscape with respect to the existing character; 

(viii) boundaries follow, wherever reasonably possible and practicable, the 

natural lines of the landscape and/or landscape units; 
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(ix) the development constitutes sprawl of built development along the 

roads of the District and with respect to areas of established 

development.” 

 

53. The Landscape and Visual Effects Assessment Report dated 16 December 2014 

prepared by Dr Read was attached to the application.  Dr Read’s Assessment Report 

comprehensively identifies all public and private places from which visual amenity 

may be potentially affected by the proposed development.  The Assessment Report, 

in summary, concludes that the proposed subdivision and development will have no 

particular adverse effects on the visual amenity of any of the surrounding private 

properties and the Commission accepts this conclusion. 

54. An unformed road, being the continuation of Kennels Lane, is located immediately to 

the south of the subject site.  Views into the site will be visible from this location 

through the existing trees.  Dr Read has noted that the existing shed and dwelling are 

visible in glimpses from the unformed road; and that a dwelling on the proposed Lot 4 

building platform will be visible in glimpses also.  She recommended that the trees 

along the southern boundary of the subject site be retained; and this will provide 

adequate mitigation of any effects of the proposed development on these public 

views.  In undertaking her assessment Dr Read has said that the public use of the 

unformed portion of Kennels Road is likely to be low.  The Commission concurs, 

particularly having regard to the access along the Hawea River margin which is 

afforded by the Hawea River Track that is located on the true left bank (east side) of 

the Hawea River. 

55. Following consideration of the submission by the Upper Clutha Environmental 

Society Incorporated, Dr Read revisited the subject site on Wednesday 3 June 2015.  

As part of that site visit she walked the Hawea River Track from Camp Hill Road to a 

point approximately 150 metres south of the sites southern boundary; and along 

Camp Hill Road from a point approximately 300 metres east of the bridge to a point 

approximately 550 metres west of the bridge, and back.  Dr Read confirmed that 

poles on all three proposed residential building platforms are visible at various points 

on Camp Hill Road, in part because of a loss of leaves from larches within the 

subject site.  Dr Read noted that the profile poles for Lot 2 are visible from Camp Hill 

Road to the east of the river from the point at which the roads turns to descend the 

terrace to the bridge and again at the point where the road emerges from the cutting 

and the terrace face.  Dr Read advised that the extent of the visibility is equivalent to 
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a small glimpse for someone moving along the road.  From this direction the dwelling 

and shed proposed on Lot 2 will be seen almost end-on and with their recessive 

appearance they would, in Dr Read’s opinion, be barely noticeable. 

56. The profile poles for Lots 2, 3 & 4 are visible between the boundary trees at a 

number of points along Camp Hill Road to the west of the bridge.  Dr Read advised 

that the gaps through which these poles are visible are never more than a few metres 

wide, and never is more than one set of poles visible at one time.  In Dr Read’s 

opinion the extent of visibility is so small that a dwelling on any of these platforms 

would not be noticeable to anyone driving or cycling along the road as they would 

pass the gaps in the trees too quickly.  Dr Read noted that a vehicle travelling at 

30kph would pass an 8 metre gap in one second; and she acknowledged in this 

context that the traffic travels more slowly than the speed limit in this locality due to 

the Camp Hill Road bridge approaches. 

57. Dr Read advised that the profile poles for Lot 2 are visible from the Hawea River 

Track in glimpses through the intervening vegetation in the river corridor.  She noted 

that this building platform is only slightly more visible with winter foliage than with 

summer.  Dr Read advised that the appearance of the proposed buildings will ensure 

that they appear recessive in their context and she does not consider that they would 

have any more than a minor effect on the visual amenity of track users.  She 

contrasted this with the appearance of the existing dwelling on the property to the 

south, being the Peters dwelling, which Dr Read considered to be more visible and 

more prominent.  The Commission also notes in this context that dwellings are visible 

above the true right bank of the Hawea River from the Hawea River Track as viewed 

from vantage points on the Hawea River Track both to the north and south of Camp 

Hill Road. 

58. In all the circumstances the Commission is satisfied that the proposed development 

will not be visually prominent such that it detracts from public or private views 

otherwise characterised by natural or arcadian pastoral landscapes. 

59. No mitigation planting is considered necessary by Dr Read other than the plantings 

which are already present on the subject site.  The Commission notes that existing 

plantings on the site are to be protected in order to ensure that visibility into the site is 

retained at no more than what is currently possible. 
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60. The subject site is not enclosed by any confining elements of topography; but is 

enclosed by the conifer forestry blocks and shelter belts that exist on the property. 

61. The Commission concurs with Dr Read that the proposed building platforms will not 

give rise to any structures being located where they will break the line and form of 

any skyline, ridge, hill or prominent slope.  

62. The alignment of the existing driveway and accesses to the individual residential 

building platforms will not change the line and form of the landscape, nor affect in any 

way the naturalness of the landscape.  A condition has been volunteered to ensure 

that any excess fill is placed on Lot 3 to a maximum depth of 200mm; and no 

bunding or mounding is to occur which may otherwise adversely affect the 

naturalness of the landscape. 

63. As previously noted the proposed boundaries are dictated by the applicant’s desire to 

include a significant area of forestry in each of the allotments.  Dr Read noted that 

the lot boundaries are fairly arbitrary from a landscape perspective.  The eastern 

boundary of the proposed Lot 3 follows the existing driveway; and the boundary 

separating Lots 3 and 4 from Lots 1 and 2 and from each other do not follow any 

features, either topographical or vegetative.  Dr Read noted however that they do run 

through the forestry blocks for most of their length and thus are unlikely to be 

apparent;  and that it is proposed to restrict fencing on the boundaries to post and 

wire or post and netting only to ensure that the fences appear as traditional rural 

elements.  

64. The proposed development does not constitute sprawl along the District’s roads in 

terms of Assessment Matter 5.4.2.2(3)(b)(ix). 

“(c) Form and Density of Development 

 

 In considering the appropriateness of the form and density of development 

the following matters the Council shall take into account whether and to what 

extent: 

 

(i) there is the opportunity to utilise existing natural topography to ensure 

that development is located where it is not highly visible when viewed 

from public places; 

 

(ii) opportunity has been taken to aggregate built development to utilise 

common access ways including pedestrian linkages, services and 
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open space (ie. open space held in one title whether jointly or 

otherwise); 

 

(iii) development is concentrated in areas with a higher potential to absorb 

development while retaining areas which are more sensitive in their 

natural or arcadian pastoral state; 

 

(iv) the proposed development, if it is visible, does not introduce densities 

which reflect those characteristic of urban areas. 

 

(v) If a proposed residential building platform is not located inside existing 

development (being two or more houses each not more than 50 

metres from the nearest point of the residential building platform) then 

on any application for resource consent and subject to all the other 

criteria, the existence of alternative locations or methods: 

 

(a) within a 500 metre radius of the centre of the building platform, 

whether or not: 

 

(i) subdivision and/or development is contemplated on 

those sites; 

 

   (ii) the relevant land is within the applicant’s ownership; 

and 

 

(b) within 1,100 metre radius of the centre of the building platform 

if any owner or occupier of land within that area wishes 

alternative locations or methods to be taken into account as a 

significant improvement on the proposal being considered by 

the Council 

 

  - must be taken into account. 

 

(vi) recognition that if high densities are achieved on any allotment that 
may in fact preclude residential development and/or subdivision on 
neighbouring land because the adverse cumulative effects would be 
unacceptably large.” 

 
65. Dr Read noted that while there was little opportunity on the subject site to utilise 

existing natural topography to contain development; the proposed development will in 

fact not be highly visible from any public places even without utilisation of natural 

topography. 

66. In terms of Assessment Matter 5.4.2.2(3)(c)(ii) the proposed residential development 

will share the existing assess from Camp Hill Road, with the carriageway diverging to 

service proposed Lots 1, 3 and 4 approximately 250 metres inside the property.   
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67. Dr Read noted that the location of the proposed building platforms will ensure that 

the northern half of the subject site, closest to Camp Hill Road, will retain its open 

character.  The residential building platforms have been located either amongst or 

adjacent to stands or lines of existing trees which will ensure that the majority of the 

subject site remains open.   

68. Dr Read confirmed that the proposed development will not introduce densities which 

reflect the characteristics of urban areas, and the Commission concurs with this 

assessment. 

69. In terms of Assessment Matter 5.4.2.2(3)(c)(v) Dr Read advised that such an 

assessment is hard to do without the benefit of the Council’s data; and Mr Denney 

noted that alternative locations or methods are not obvious in this instance.  The 

Commission also acknowledges in this context that the closest dwelling to the site is 

the Peters dwelling which is approximately 420 metres to the south-east of the 

closest proposed residential building platform (on Lot 4); and that the next closest 

dwelling is on the Cooper’s land to the north of the subject site approximately 780 

metres distant.  For completeness the Commission observes that no alternative 

locations or methods were advanced by any neighbouring owner or occupier in the 

context of Assessment Matter 5.4.2.2(3)(c)(v)(b). 

70. In all the circumstances the Commission accepts Dr Read’s opinion that there are no 

better alternatives in the vicinity of the subject site. 

“(d) Cumulative effects of development on the landscape 

 

 In considering whether and the extent to which the granting of the consent 

may give rise to adverse cumulative effects on the natural or arcadian 

pastoral character of the landscape with particular regard to the inappropriate 

domestication of the landscape, the following matters shall be taken into 

account: 

 

 (i) the assessment matters detailed in (a) to (d) above; 

 

 (ii) the nature and extent of existing development within the vicinity or 

locality; 

 

(iii) whether the proposed development in likely to lead to further 

degradation or domestication of the landscape such that the existing 

development and/or land use represents a threshold with respect to 

the vicinity’s ability to absorb further change; 
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(iv) whether further development as proposed will visually compromise the 

existing natural and arcadian pastoral character of the landscape by 

exacerbating existing and potential adverse effects; 

 

(v) the ability to contain development within discrete landscape units as 

defined by topographical features such as ridges, terraces or basins, 

or other visually significant natural elements, so as to check the 

spread of development that might otherwise occur either adjacent to 

or within the vicinity as a consequence of granting consent; 

 

(vi) whether the proposed development is likely to result in the need for 

infrastructure consistent with urban landscapes in order to 

accommodate increased population and traffic volumes; 

 

(vii) whether the potential for the development to cause cumulative 

adverse effects may be avoided, remedied or mitigated by way of 

covenant, consent notice or other legal instrument (including 

covenants controlling or preventing future buildings and/or 

landscaping, and covenants controlling or preventing future 

subdivision which may be volunteered by the applicant). 

  …” 

 

71. The nature of the development in the vicinity is largely agricultural.  The Cooper 

property to the east of the Hawea River is a large dairy farm and a pivot irrigator is 

located opposite the subject site.  The Bleasdale-Reid property to the north of Camp 

Hill Road is largely utilised for forestry.  Other blocks appear to be used to run sheep 

and an Aurora substation is currently under construction on land to the west of the 

site as authorised by RM 141053.  As noted above the closest dwelling (on the 

Peters property) is approximately 420 metres from the residential building platform 

proposed on Lot 4. 

72. The proposed development will not alter the use of the majority of the subject site.  

While the increase in residential use does represent a cumulative effect, the 

Commission concurs with Dr Read that the extent of this cumulative effect is no more 

than small.  The Commission also finds that the existing development does not 

represent a threshold in respect of the vicinity’s ability to absorb further change. 

73. The Commission is satisfied that the proposed development will not visually 

compromise the existing natural and arcadian pastoral character of the landscape by 

exacerbating existing and potential adverse effects. 
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74. As previously noted topographical features do not contain development in this 

instance.  The forestry planting on the subject site is a visually significant element 

which will serve to contain the proposed development to a considerable degree. 

75. The Commission is satisfied that the proposed development will not require any 

infrastructure consistent with urban landscapes.   

76. It is noted in the context of Assessment Matter 5.4.2.2(3)(d)(vii) that conditions, to be 

subject to the consent notice, are proposed in this instance.   

77. The Commission accepts Dr Read’s conclusion that the proposed development 

would have a cumulative effect on the landscape in the vicinity but that the extent of 

this effect will be small to moderate. 

“(e) Rural Amenities 

 

 In considering the potential effect of the proposed development on rural 

amenities, the following matters the Council shall take into account whether 

and to what extent: 

 

(i) the proposed development maintains adequate and appropriate visual 

access to open space and views across arcadian pastoral landscapes 

from public roads and other public places; and from adjacent land 

where views are sought to be maintained; 

 

(ii) the proposed development compromises the ability to undertake 

agricultural activities on surrounding land; 

 

(iii) the proposed development is likely to require infrastructure consistent 

with urban landscapes such as street lighting and curb [sic] and 

channelling, particularly in relation to public road frontages; 

 

(iv) landscaping, including fencing and entrance ways, are consistent with 

traditional rural elements, particularly where they front public roads. 

 

(v) buildings and building platforms are set back from property boundaries 

to avoid remedy or mitigate the potential effects of new activities on 

the existing amenities of neighbouring properties.” 

 

78. The Commission is satisfied that the proposed development maintains adequate and 

appropriate visual access to open space from public roads and other public places.  It 

is acknowledged in this context that existing plantings adjacent to the Camp Hill 

Road frontage of the subject site and existing forestry plantings on the opposite side 
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of Camp Hill Road (to the north) limit visual access across adjacent land from Camp 

Hill Road. 

79. The proposed development will not compromise the ability to undertake agricultural 

activities on surrounding land. 

80. The proposed development will not require infrastructure consistent with urban 

landscapes, and no street lighting, or kerb and channelling are proposed.  All 

boundary fencing is to be restricted to post and wire or post and netting; and the 

entrance will be upgraded to a sealed standard between the carriageway of Camp 

Hill Road and the site boundary.  Such an entrance configuration is commonly found 

in rural areas in the district. 

81. The residential building platforms on Lots 2-4 are well set back from existing and 

proposed boundaries to ensure that any effects on neighbouring properties will be 

avoided, remedied or mitigated. 

82. The Commission confirms that it is satisfied that any effects of the proposed 

subdivision and development will be no more than minor in the context of the VAL. 

Assessment Matters - General 

83. Assessment Matter 5.4.2.3 contains Assessment Matters – General which have been 

considered by the Commission.  The Commission does not propose to reproduce 

these assessment matters in detail as to a considerable extent they overlap with the 

assessment matters specific to VAL that are discussed above. 

84. The proposal will have a positive effect in terms of Assessment Matter 5.4.2.3i 

General – Nature Conservation Values.  Mr Davis noted that the development 

footprint on the site is relatively small (given the defined curtilage areas on Lots 2-4) 

and he noted that most of the dryland environment will be retained in its current state.  

The Commission also notes that the site is rabbit-proof fenced and that rabbit control 

is ongoing.  Fill material is to be deposited on part of Lot 3 to avoid adversely 

affecting a cushionfield community present within an old airstrip to the east of the Lot 

4 residential building platform and curtilage.  The deposit of excavated fill on Lot 3 is 

consistent with Mr Davis’s advice that the cushionfield on Lot 4 should not be 

covered in topsoil. 
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85. Mr Davis is of the view that the effects of the subdivision will be low and that the 

majority of ecological values on the site will be retained.  Based on his site visit he 

considers that it is unlikely that either “threatened” or “at risk” species are present on 

the property; and Ms Hunt is also of this belief.  Ms Hunt manages the Matukituki 

Natives plant nursery which focuses on the propagation of eco-sourced natives for 

reforestation projects in the Otago Region. 

86. Ms Hunt identified various indigenous species present both on the Crown Land 

Reserved for Sale adjacent to the property and within the site.  She considered that 

the species identified by her are all commonly found in the Hawea Flat area and are 

not under any threat from the development or establishment of new dwellings or 

buildings on the subject site. 

87. In all the circumstances the Commission concludes that the proposal is consistent 

with the matters listed in Assessment Matter 5.4.2.3i. 

88. In the context of Assessment Matter 5.4.2.3ii Natural Hazards – General, the 

Commission acknowledges that the subject site is located in an area identified on the 

Council’s Hazards Register as being subject to flood in the event of a Hawea Dam 

burst or due to rainfall.   

89. Various reports with respect to the dam burst scenario are referred to in Ms Holden’s 

section 42A report and have been provided by the applicant.  A report prepared by 

Opus International Consultants in 2002 concluded that the likelihood of a dam burst 

flood is considered to be 1 in 10,000 years.  In terms of flood due to rainfall the 

subject site is more than 6 metres above the Hawea River and at least 2 metres 

above the Camp Hill Road bridge.  As maximum flood flows in the Hawea River 

channel are regulated by the Hawea Dam so that maximum flood flow does not have 

any destructive results downstream, the subject site is unlikely to be threatened in 

the event of a flood due to rainfall. 

90. The Commission was also advised that there is a concealed fault line approximately 

700 metres to the west of the subject site which forms part of the Nevis-Cardrona 

Fault System; and that this fault line has been assessed as part of the dam burst 

modelling.  The likelihood of a seismic event from this fault line rupturing is assessed 

as having a return period of 5,000 – 10,000 years. 
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91. Mr Dennis has reviewed the relevant reports and accepts the applicant’s position that 

restricting residential development based on a very low risk of dam burst or 

earthquake is not reasonable.  The Commission accepts this advice in the context of 

Assessment Matter 5.4.2.3ii. 

92. In terms of Assessment Matter 5.4.2.3xxvi Residential Units – Discretionary and Non-

Complying Activities the effects of residential activity on Lot 2 have already been fully 

assessed in terms of the assessment matters discussed above; and it is 

acknowledged in the context of Assessment Matter 5.4.2.3xxvi(f) that services are 

able to be provided to the new dwelling on Lot 2. 

93. In terms of Assessment Matter 5.4.2.3xxvii Earthworks any adverse effects due to 

earthworks taking place can be managed and mitigated by the imposition of 

appropriate conditions of subdivision consent that require site management during 

construction and appropriate shaping and revegetating to ensure that the earthworks 

blend into their surroundings.   

94. The Commission is satisfied that the proposed earthworks will not significantly 

adversely affect the visual quality and amenity values of the landscape; the natural 

landform of any ridgeline or visually prominent areas; and the visual amenity values 

of surrounding sites. 

B.5 Part 14 

95. Rule 14.2.2.3 confirms that any activity which does not comply with the site 

standards in Part 14 shall be a discretionary activity, with the exercise of discretion 

being restricted to the matters specified in that standard.   

96. Site Standard 14.2.4.1iv requires that formed access for 1-6 units shall provide 

passing bays at intervals no greater than 25 metres along the length of the 

accessway.  The Commission considers that such provision appears excessive in the 

context of a rural subdivision but has considered this aspect of the proposal in terms 

of the relevant assessment matters detailed in Clause 14.3.2iv and v.   

97. Parking bays at a maximum of 100 metres spacing are required by the Council’s 

amendments to NZS 4404:2004.  In essence the provision of parking bays can be 

addressed at the time of engineering approval.  In all the circumstances the 

Commission is satisfied that provision can be made to avoid or mitigate any adverse 
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effects associated with this breach of Site Standard 14.2.4.1iv; and that any effects 

associated with a breach of this rule will be less than minor. 

B.6 Part 15 

98. Assessment Matter 15.2.3.6(a) contains assessment matters relating to areas of 

significant indigenous vegetation, heritage items and archaeological sites.  In this 

instance there are no identified areas of significant indigenous vegetation or heritage 

sites within the subject site.  The Commission again acknowledges in this context 

that Mr Davis has advised that he considers it is unlikely that either “threatened” or 

“at risk” species are present on the subject site. 

99. Clause 15.2.3.6(b) contains assessment matters relating to subdivision and the 

location of residential building platforms in the Rural General Zone.  These 

assessment matters are briefly discussed below, acknowledging that many of the 

assessment matters have already been discussed above in the context of Part 5 and 

Part 14 assessment matters. 

100. Clause 15.2.3.6(b)(i) requires that consideration be given to the extent to which 

subdivision, the location of residential building platforms and proposed development 

maintains and enhances rural character; landscape values; heritage values; visual 

amenity; life-supporting capacity of soils, vegetation and water; infrastructure, traffic 

access and safety; and public access to and along lakes and rivers.  Clause 

15.2.3.6(b)(ii) relates to the extent to which subdivision, the location of residential 

building platforms and proposed development may adversely affect adjoining land 

uses. 

101. The proposed subdivision and associated residential building platforms will not have 

a significant adverse effect in terms of rural character, landscape values, visual 

amenity or in terms of any adverse effect on adjoining land uses.   

102. The proposal will not adversely affect the life-supporting capacity of soils, vegetation 

and water.  The Commission notes in this context that the subject site has constraints 

for productive use due to the “bony” nature of the land resource.  

103. Services are relevant in the context of Clause 15.2.3.6(b)(iii).  In this instance the 

proposed subdivision can be adequately serviced with a potable water supply, on-site 

wastewater disposal within each allotment, and through the provision of 
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telecommunications and electricity services from the relevant utility providers. Chorus 

and Aurora Energy Limited have confirmed in writing that such services can be made 

available to the subdivision.   

104. Clause 15.2.3.6(b)(iv) relates to the extent to which the subdivision, the location of 

residential building platforms and proposed redevelopment may be adversely 

affected by natural hazards or exacerbate a natural hazard situation.  The 

Commission acknowledges that Mr Dennis has accepted the applicant’s position with 

respect to hazards; and that Mr Dennis has recommended that no consent conditions 

be applied with respect to hazards. 

105. Clause 15.2.3.6(b)(v) requires consideration of the long term development of the 

entire property.  In this instance the proposed subdivision relates to the entire 

property.  

106. Clause 15.2.6.4i(a) relates to whether the lot is of sufficient area and dimensions to 

effectively fulfil the intended purpose or land use, having regard to the relevant 

standards for land uses in the zone. 

107. The Commission considers that Lots 1-4 are of sufficient area and dimensions to 

effectively fulfil the intended purpose of accommodating a residential building 

platform and in terms of protecting the rural landscape values and rural amenity.   

108. The Commission considers in the context of Clause 15.2.6.4i(b)-(d) that the lots are 

of sufficient size for on-site disposal of wastewater and stormwater; that the lots are 

of a suitable slope to enable their safe and efficient use; and that the proposed lots 

are compatible with the pattern of adjoining subdivision and land use activities, and 

access. 

109. Clause 15.2.7.3(i) relates to the relationship and size of the lots in terms of their solar 

advantage.  The Commission considers that the residential building platforms have 

good potential for solar advantage.   

110. The proposed subdivision and development will not result in domination of 

surrounding properties by buildings on the site; and the mitigation measures offered 

by the applicant will serve to avoid or mitigate any adverse effects on any views 

enjoyed from any neighbouring properties in terms of Clause 15.2.7.3(v). 
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B.7 Positive Effects 

111. The proposal will have a positive effect by providing for future residential activity to 

occur on the residential building platforms nominated on Lots 2-4.  The landscape 

controls and land management practices provided for in the conditions volunteered 

by the applicant will ensure that the existing character of the landscape is maintained 

and enhanced. 

B.8 Summary : Effects and Assessment Matters 

112. The Commission finds that any adverse effects of the proposal are limited and can 

be satisfactorily mitigated through adherence to appropriate conditions of consent.  

The proposal is appropriate having regard to the relevant assessment matters stated 

in Parts 5, 14 and 15 of the Operative District Plan. 

C. THE QLDC DISTRICT PLAN: OBJECTIVES AND POLICIES 

113. Parts 4, 5, 14 and 15 of the Operative District Plan contain objectives and policies for 

the whole district being District Wide, for Rural Areas and in relation to Transport and 

Subdivision, respectively.  The objectives and policies from Parts 4, 5 and 15 have 

been presented in full in Ms Holden’s report, and to a large degree the objectives and 

policies relate to matters discussed in the context of the assessment matters.  It is 

neither desirable nor necessary, therefore, to undertake a line by line analysis of 

every objective and policy as this would involve a significant amount of repetition 

without materially advancing the Commission’s analysis of this application. 

C.1 Part 4 

114. Clause 4.1.4 contains Objective 1 which relates to Nature Conservation Values and 

associated Policies.  Mr Davis has expressed his view, from an ecological 

perspective, that the effects of the subdivision will be low and that the majority of 

ecological values on the site will be retained.  The Commission’s conclusion is that 

the proposal is not contrary to Objective 1 and its associated Policies. 

115. Clause 4.2.4(3) confirms that the Visual Amenity Landscapes (VAL) are those 

landscapes which wear a cloak of human activity much more obviously [than 

outstanding natural landscapes] being pastoral or arcadian landscapes with more 

houses and trees, greener (introduced) grasses, and VAL tend to be on the District’s 

downlands, flats and terraces.  The key resource management issues for VAL are 

managing adverse effects of subdivision and development (particularly from public 
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places including public roads) to enhance natural character and to enable alternative 

forms of development where there are direct environmental benefits.   

116. Objective 4.2.5 is: 

 “Objective: 

 Subdivision, use and development being undertaken in the District in a 

manner which avoids, remedies or mitigates adverse effects on 

landscape and visual amenity values.” 

 

117. Objective 4.2.5 is supported by a number of policies.  Policies of relevance include 

Policy 1 Future Development which relates to the effects of development; Policy 4 

which relates to Visual Amenity Landscapes; Policy 5 that relates to Outstanding 

Natural Features; Policy 8 that relates to Avoiding Cumulative Degradation; Policy 9 

that relates to Structures; Policy 12 that relates to Transport Infrastructure; Policy 16 

that relates to Wilding Trees; and Policy 17 that relates to Land Use. 

118. Policy 1 – Future Development – is to avoid, remedy or mitigate the effects of 

development and/or subdivision in those areas of the District where the landscape 

and visual amenity values are vulnerable to degradation; to encourage development 

and/or subdivision to occur in areas of the District that have a greater potential to 

absorb change without detraction from landscape and visual amenity values; and to 

ensure that subdivision and/or development harmonises with local topography and 

ecological systems and other nature conservation values as far as possible. 

119. The Commission is satisfied that this policy is satisfied in this instance.  The 

subdivision and development is to occur in an area with greater potential to absorb 

change without detraction from landscape and amenity values. 

120. Policy 4 – Visual Amenity Landscapes states as follows: 

“4. Visual Amenity Landscapes 

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

development on the visual amenity landscapes which are: 

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

 visible from public roads. 
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(b) To mitigate loss of or enhance natural character by appropriate planting 

and landscaping. 

(c) To discourage linear tree planting along roads as a method of achieving (a) 

or (b) above.” 

 

121. The proposal will serve to avoid, remedy or mitigate adverse effects of subdivision 

and development on the VAL.  Future dwellings on the residential building platforms 

proposed on Lots 2-4 will not be highly visible in any public views from public places.  

While parts of the future dwellings will be visible from public roads any such effects 

will be mitigated by the plantings that have been established on the site.  Linear tree 

planting has previously been established at the boundary with Camp Hill Road and 

with the unformed legal road being a continuation of Kennels Lane.  The Commission 

simply notes that the status quo is to be maintained with respect to the retention of 

these plantings. 

122. In terms of Policy 5 – Outstanding Natural Features – the Commission acknowledges 

that the subject site is to the west of land that comprises the margins of the Hawea 

River that Mr Denney has identified as an ONF in terms of Policy 5.  The 

Commission concurs with Mr Denney that the boundary of any Hawea River ONF is 

within the immediate riverbank (Crown Land Reserved from Sale) and is not part of 

the subject site.  The Commission is satisfied that future built development on the 

residential building platforms will not result in adverse effects which will be more than 

minor on the landscape values and natural character or visual amenity values of the 

Hawea River.   

123. In terms of Policy 8 – Avoiding Cumulative Degradation – the Commission is satisfied 

that the proposed density of development will not increase to the point where the 

benefits of further planting and building are outweighed by adverse effects on 

landscape values of over-domestication of the landscape.   

124. Policy 9 – Structures – refers specifically to preserving the visual coherence of VAL 

by screening structures from roads and other public places by vegetation whenever 

possible to maintain and enhance the naturalness of the environment.  In this 

instance the retention of existing plantings will serve to provide screening for future 

buildings on the residential building platforms nominated on Lots 2-4. 
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125. The Commission is satisfied that the proposal is consistent with Policy 12 – Transport 

Infrastructure.  An access carriageway currently exists on the site and this is to be 

altered to provide greater privacy for the residential building platform on Lot 2.  This 

infrastructure will have no particular effect on the open nature of the rural landscape. 

126. The Commission is satisfied that the proposal is consistent with Policy 16 – Wilding 

Trees.  While tree species with wilding propensity are established on the site the 

applicant has offered a condition to the effect that wilding tree seedlings will be 

removed to prevent further spread.  Species with wilding propensity are not to be 

used to replace trees that die or become diseased in the planting strips to be 

maintained in terms of the Read Landscapes Mitigation plan 14030/3 dated 11 March 

2015. 

127. Policy 17 – Land Use – encourages land use in a manner which minimises adverse 

effects on the open character and visual coherence of the landscape.  The 

Commission is satisfied that the proposal is consistent with this policy. 

128. Clause 4.4 relates to Open Space and Recreation and Objective 4 and its associated 

policies relate to Esplanade Access.  Policy 4.4 states: 

“4.4 To consider, where practicable, the setting aside of esplanade strips, for 

the purpose of public access, where practicable, whenever subdivision 

occurs of lots of more than 4 hectares in area, along the margins of 

lakes and rivers.” 

129. Public access is provided along both sides of the Hawea River, including the strip of 

Crown Land Reserved from Sale which adjoins the subject site along its eastern 

boundary.  Public access is facilitated on the true left of the Hawea River by the 

Hawea River Track.  In all the circumstances it is not necessary to make provision for 

any further public access along the Hawea River in the context of this subdivision. 

130. Objective 4.8.3.1 and its supporting policies state as follows: 

 

“4.8.3 Objective and Policies 

Objective 1 

 Avoid or mitigate loss of life, damage to assets or infrastructure, or 
disruption to the community of the District, from natural hazards. 
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Policies: 

1.1 To increase community awareness of the potential risk of natural 

hazards, and the necessary emergency responses to natural hazard 

events. 

1.2 To continually develop and refine a hazards register in conjunction with 

the Otago Regional Council, as a basis for Council decisions regarding 

subdivision and building development. 

1.3 In conjunction with the Otago Regional Council to continually assess the 

need for additional protection measures either through the District Plan or 

as protection works. 

1.4 To ensure buildings and developments are constructed and located so as 

to avoid or mitigate the potential risk of damage to human life, property or 

other aspects of the environment. 

1.5 To ensure that within the consent process any proposed developments 

have an adequate assessment completed to identify any natural hazards 

and the methods used to avoid or mitigate a hazard. 

1.6 To discourage subdivision in areas where there is a high probability that a 

natural hazard may destroy or damage human life, property or other 

aspects of the environment. 

1.7 To avoid or mitigate the likelihood of destruction or damage to residential 

units and other buildings constructed or relocated into flood risk areas.” 

131. As previously noted the subject site is located in an area identified on the Council’s 

Hazards Register as being subject to flood due to Hawea Dam burst or rainfall.  The 

probability of a flood dam burst has been found to be 1 in 10,000 years and flooding 

as a result of rainfall events are unlikely given that the flood flows in the Hawea River 

are regulated by the Hawea Dam.  The likelihood of a seismic event resulting from 

the nearby fault line that forms part of the Nevis-Cardrona Fault System has a return 

period of 5,000 – 10,000 years.  The Commission again acknowledges Mr Dennis’s 

acceptance of the applicant’s position that restricting residential development based 

on a very low risk of dam burst or earthquake is not reasonable.  Accordingly the 

Commission finds that the proposal is not contrary to Objective 4.8.3.1 and its 

supporting policies.  

132. Objective 4.11.3 and its supporting objectives relate to earthworks.  These state as 

follows: 

“To avoid, remedy or mitigate the adverse effects from earthworks on: 
 
(a) Water bodies 
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(b) The nature and form of existing landscapes and landforms, 
particularly in areas of Outstanding Natural Landscapes and 
Outstanding Natural Features. 

 
(c) Land stability and flood potential of the site and neighbouring 

properties. 
 
(d) The amenity values of neighbourhoods. 
 
(e) Cultural heritage sites, including waahi tapu and waahi taoka and 

archaeological sites. 
 
(f) The water quality of the aquifers. 
 
Policies: 
… 

3. To minimise the area of bare soil exposed and the length of time it remains 

exposed. 

… 

7. To ensure techniques are adopted to minimise dust and noise effects from 

earthworks activities. 

...” 

 

133. Mr Dennis has recommended specific conditions of consent to avoid, remedy or 

mitigate any potential effects associated with earthworks, which are limited in scale in 

this instance.  The Commission accepts Ms Holden’s conclusion that conditions of 

consent can ensure that earthworks are undertaken in accordance with Council’s 

standards so that water quality, landforms, land stability and flood potential, amenity 

values and cultural heritage are not adversely affected by the proposal. 

C.2 Part 5 

134. Part 5 of the District Plan contains objectives and policies that specifically relate to 

Rural Areas.  Objective 1 and its associated policies seek to allow the establishment 

of a range of activities that are managed in such a way as to protect the character 

and landscape values of the rural area: 

“Objective 1 – Character and Landscape Value 

 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. 

Policies: 

1.1 Consider fully the district wide landscape objectives and policies when 

considering subdivision, use and development in the Rural General Zone. 
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1.2 Allow for the establishment of a range of activities, which utilise the soil 

resource of the rural area in a sustainable manner. 

1.3 Ensure land with potential value for rural productive activities is not 

compromised by the inappropriate location of other developments and 

buildings. 

1.4 Ensure activities not based on the rural resources of the area occur only 

where the character of the rural area will not be adversely impacted. 

1.5 Provide for a range of buildings allied to rural productive activity and worker 

accommodation. 

1.6 Avoid, remedy or mitigate adverse effects of development on the 

landscape values of the District. 

1.7 Preserve the visual coherence of the landscape by ensuring all structures 

are to be located in areas with the potential to absorb change. 

1.8 Avoid remedy or mitigate the adverse effects of the location of structures 
and water tanks on skylines, ridges, hills and prominent slopes.” 

135. In terms of Policy 1.1 the district wide landscape objectives and policies have been 

considered fully above.  In terms of Policies 1.2 and 1.3 the Commission 

acknowledges the “bony” nature of the land which has limited potential value for rural 

productive activities.  In terms of Policy 1.4 the character of the rural area will not be 

adversely impacted in this instance; and the Commission acknowledges that while 

the buildings are not allied to rural productive activity and worker accommodation 

each allotment will contain land planted out for forestry purposes.  The Commission 

considers that the proposal is consistent with Policies 1.6-1.8 having regard to the 

matters discussed above. 

136. The Commission also notes that Objective 3 and associated policies seek to avoid, 

remedy or mitigate adverse effects of development and activity on rural amenity.  In 

this instance the adverse effects of the proposed development on rural amenity are 

sufficiently avoided, remedied or mitigated and the Commission finds that the 

proposal is in accordance with the objective and policies that relate to rural amenity. 

C.3 Part 14 

137. Part 14 contains objectives and policies with respect to Transport.  The Commission 

considers that the proposal is consistent with the objectives and policies that relate to 

the efficiency, safety and environmental effects of the transportation system of the 

District.  The Commission notes that the access to Camp Hill Road exists; and that 

this access is to be upgraded to comply with Council’s standards. 
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138. The Commission is satisfied that the access carriageways will visually complement 

the surrounding area and mitigate visual impact on the landscape, consistent with 

Objective 14.1.3.3 and the associated Policy 3.4. 

C.4 Part 15 

139. Part 15 contains objectives and policies that relate to Subdivision, Development and 

Financial Contributions.  Objective 15.1.3.1 and its associated policies that relate to 

Servicing seek to ensure necessary services are provided in anticipation of the 

effects of future land use activities in the context of subdivision.  In this instance 

appropriate access and provision for water, wastewater, telecommunications and 

electricity services are to be provided in the context of the subdivision, in some 

instances via conditions subject to consent notices.   

140. Objective 15.1.3.5 and associated policies relate to Amenity Protection.  The 

Commission is satisfied that the proposed subdivision will not be contrary to these 

provisions.  The Commission again notes in this context that the subdivision will not 

lead to a pattern of land use which will adversely affect landscape, visual, cultural 

and other amenity values. 

C.5 Summary: Objectives and Policies 

141. Following the above analysis, the Commission finds that the proposal is consistent 

with those objectives and policies that are relevant to the application; and the 

Commission has concluded that this is a location in the VAL where the proposed 

activity is appropriate in terms of Clause 1.5.3iii(iv) of the District Plan. 

D. REGIONAL POLICY STATEMENT 

142. Section 104(1)(b)(v) requires that regard be had to any relevant provisions of a 

regional policy statement or proposed regional policy statement.  

143. Ms Holden reproduced potentially relevant objectives and policies from the Regional 

Policy Statement for Otago at Appendix F to her report.  Ms Holden advised that the 

Regional Policy Statement raises the same matters as the objectives and policies 

contained within the Operative District Plan which had been addressed in Part C of 

this decision.  The Commission finds that the proposal is generally consistent with 

the relevant objectives and policies as presented in the Regional Policy Statement for 

Otago. 



33 
 

144. The Proposed Regional Policy Statement for Otago was publicly notified on 23 May 

2015.  The Commission is satisfied that the proposal is generally consistent with the 

relevant provisions of the Proposed Regional Policy Statement for Otago. 

E. OTHER MATTERS 

145. Section 104(1)(c) of the Act requires the consent authority to have regard to any 

other matter the consent authority considers relevant and reasonably necessary to 

determine the application.   

E.1 Precedent 

146. Precedent is a matter of particular relevance as subdivision consent is sought for a 

non-complying activity.    

147. Non-complying status arises as no residential building platform is proposed on Lot 1.  

This is because Lot 1 already contains an existing dwelling and workshop/residential 

unit.  Given that the receiving environment includes the built development on Lot 1 it 

is unnecessary to provide a residential building platform on Lot 1.  Accordingly the 

Commission considers that the absence of a residential building platform on Lot 1 will 

not establish a significant precedent.   

148. Following consideration of the effects of the subdivision the Commission finds that 

the proposal as a whole will not establish a significant precedent. 

E.2 National Environmental Standard for Assessing and Managing Contaminants 

in Soil to Protect Human Health 

149. The National Environment Standard for Assessing and Managing Contaminants in 

Soil to Protect Human Health (NES) came into effect on 1 January 2012.  The 

applicant has advised that no Hazardous Activities and Industries List (HAIL) 

activities are being, have been, or are more likely than not to have been, undertaken 

on the subject site.  The applicant considers that on the balance of probabilities the 

site is not a HAIL site, and the proposal should therefore be considered as a 

permitted activity under the NES.  The Commission concurs. 

150. The Commission is satisfied that it is highly unlikely that there will be a risk to human 

health as a result of the proposed subdivision and the resulting future residential 

activity on the proposed residential building platforms on Lots 2-4. 
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F. SECTION 104D 

151. Section 104D of the Act directs that a consent authority may grant a resource 

consent for a non-complying activity only if it is satisfied that either the adverse 

effects of the activity on the environment (other than any effect to which section 

104(3)(a)(ii) applies) will be minor; or the application is for an activity that will not be 

contrary to the objectives and policies of the relevant plan, if there is a plan but no 

proposed plan in respect of the activity. 

152. The Commission has concluded in Part B.8 Summary: Effects and Assessment 

Matters that any adverse effects of the proposal are limited and can be satisfactorily 

mitigated through adherence to appropriate conditions of consent.  Accordingly the 

Commission concludes that any adverse effects of the activity on the environment 

will be no greater than minor.   

153. In Part C.5 Summary: Objectives and Policies the Commission has found that the 

proposal is consistent with those objectives and policies that are relevant to the 

application; and accordingly the proposal will not be contrary to the objectives and 

policies of the District Plan. 

154. The Commission therefore concludes that the proposal can pass through either of 

the gateway tests provided for in terms of section 104D.  The Commission therefore 

has discretion whether or not to grant consent to the application. 

G. PART 2 OF THE ACT 

155. Part 2 of the Act contains sections 5 to 8.  The Commission refers to them in reverse 

order. 

156. Section 8 requires the Commission, in exercising its functions on this application, to 

take into account the principles of the Treaty of Waitangi.  No issues were raised in 

reports or evidence in relation to section 8. 

157. Section 7 directs that in achieving the purpose of the Act particular regard is to be 

had to certain matters which include, of relevance here, the efficient use and 

development of natural and physical resources; the maintenance and enhancement 

of amenity values; intrinsic values of ecosystems; maintenance and enhancement of 

the quality of the environment; and any finite characteristics of natural and physical 

resources.  The Commission is satisfied, having regard to the matters addressed in 
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Parts B and C of this decision that the proposal is consistent with the relevant 

matters stated in section 7 of the Act.  There are no other matters stated in section 7 

which are of any particular relevance to the current application. 

158. Section 6 sets out a number of matters which are declared to be of national 

importance and directs that these be recognised and provided for.  Section 6(b) and 

section 6(d) confirm that the following are matters of national importance: 

 (b) The protection of outstanding natural features and landscapes from 

inappropriate subdivision, use, and development: 

(d) The maintenance and enhancement of public access to and along… 

rivers:” 

 

159. As noted above Mr Denney considers that the Hawea River is an ONF albeit that he 

considered that the boundary of the ONF is within the immediate river bank and is 

not part of the subject site.  In all the circumstances the Commission finds that the 

proposed activity does not constitute inappropriate subdivision, use and development 

in terms of section 6(b) in this instance.  Accordingly the Commission finds that the 

proposal is consistent with section 6(b) of the Act. 

160. The proposed activity will not inhibit public access to and along the Hawea River in 

terms of section 6(d).  The Commission acknowledges in this context that access is 

available to the Hawea River via the unformed legal road that runs adjacent to the 

southern boundary of the subject site and that such access is unaffected by the 

proposal.  Access along the Hawea River is achieved via the Crown Land Reserved 

from Sale that is located adjacent to the eastern boundary of the subject site.  Public 

access along the true left bank (east side) of the Hawea River is facilitated by the 

existing Hawea River Track.  Such access opportunities are unaffected by the 

proposal. 

161. There are no other matters stated in section 6 which are of any particular relevance 

to the application.  

162. Section 5 sets out the purpose of the Act – to promote the sustainable management 

of natural and physical resources.  Taking into account the definition of sustainable 
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management contained in section 5(2), the Commission is satisfied that the 

application will achieve the purpose of the Act. 

163. Sustainable management means managing the use, development and protection of 

natural and physical resources within certain parameters. The physical resources of 

this site will be developed in such a way that the social and economic wellbeing of 

the applicant is provided for, while the potential of natural and physical resources will 

be sustained to meet the reasonably foreseeable needs of future generations.  Any 

adverse effects of the subdivision and land use activity can be avoided, remedied or 

mitigated by adherence to appropriate conditions of consent. 

H. OUTCOME 

164. Section 104 of the Act directs that when considering an application for resource 

consent and any submissions received in response to it, the Commission must, 

subject to Part 2, have regard to the actual and potential effects on the environment 

of allowing the activity together with the relevant provisions of the Operative District 

Plan.  In the course of considering the application and submissions and in reaching 

this decision the Commission has followed this process.  Under section 104B the 

Commission has discretion to grant consent to the application and the Commission 

hereby does so subject to the imposition of conditions of subdivision and land use 

consent as attached in a Schedule to this decision. 

This decision on RM150153 is dated 16 July 2015. 

 
 
 
 
 
 
W D Whitney 
INDEPENDENT COMMISSIONER 

  



37 
 

SCHEDULE : CONDITIONS OF CONSENT FOR RM150153: G 

MURRAY 

SUBDIVISION 

General Conditions 

1. The subdivision and associated development shall be carried out in accordance with 
the plans: 

 ‘Proposed subdivision of Pt Lot 4 DP20399 Camp Hill Road, Hawea Flat’ being plan 
W789 version C dated June 2015 prepared by C Hughes and Associates Limited. 

 ‘Mitigation plan for G Murray, Camp Hill Road, Hawea’ being plan 14030/3 dated 11 
March 2015 prepared by Read Landscapes. 

stamped as approved on 16 July 2015 

and the application as submitted, with the exception of the amendments required by 

the following conditions of consent. 

2. This consent shall not be exercised and no work or activity associated with it may be 
commenced or continued until the following charges have been paid in full: all charges 
fixed in accordance with section 36(1) of the Resource Management Act 1991 and any 
finalised, additional charges under section 36(3) of the Act.  

 

Earthworks 

3. Any excess fill resulting from earthworks undertaken on the site is to be spread out to a 
maximum of 200mm thick following the underlying contour within the area on Lot 3 
identified on the plan of subdivision being plan W789 version C dated June 2015.  The 
excess fill is to be blended seamlessly with the surrounding landform and shall be 
revegetated with an appropriate grass or herb mix immediately upon completion and 
the area is to be irrigated as required. Any areas where seed fails to strike are to be re-
sown until a minimum of 80% cover is achieved. 

 

Engineering Conditions 

General  

4. All engineering works shall be carried out in accordance with the Queenstown Lakes 
District Council’s policies and standards, being New Zealand Standard 4404:2004 with 
the amendments to that standard adopted on 5 October 2005, except where specified 
otherwise.  

 

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

5. Prior to the commencement of any works on site, the consent holder shall provide a 
letter to the Principal Resource Management Engineer at Council advising who their 
representative is for the design and execution of the infrastructure engineering works 
required in association with this development and shall confirm that the representative 
will be responsible for all aspects of the works covered under NZS4404:2004 “Land 
Development and Subdivision Engineering”.  
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6. Prior to commencing works on site, the consent holder shall obtain and implement an 
approved traffic management plan from Council if any parking or traffic will be 
disrupted, inconvenienced or delayed, and/or if temporary safety barriers are to be 
installed.  

7. The consent holder shall install measures to control and/or mitigate any dust, silt run-
off and sedimentation that may occur, in accordance with NZS 4404:2004 and ‘A 
Guide to Earthworks in the Queenstown Lakes District’ brochure, prepared by the 
Queenstown Lakes District Council. These measures shall be implemented prior to 
the commencement of any earthworks on site and shall remain in place for the 
duration of the project, until all exposed areas of earth are permanently stabilised. 
Measures shall include hay bales or silt fences to prevent silt and sediment entering 
any waterways within the development site  

8. Prior to the commencement of any works on the site the consent holder shall provide 
to the Principal Resource Management Engineer at Council for review and 
certification, copies of specifications, calculations and design plans as is considered by 
Council to be both necessary and adequate, in accordance with Condition 4, to detail 
the following engineering works required:  

(a) Provision of a minimum supply of 2,100 litres per day of potable water to the 
dwelling on Lot 1 and the building platforms on Lots 2-4 that complies with/can be 
treated to consistently comply with the requirements of the Drinking Water 
Standard for New Zealand 2005 (Revised 2008).  

(b) The provision of a sealed vehicle crossing to the new right of way from Camp Hill 
Road to be in terms of Diagram 2 Appendix 7 of the District Plan. This shall be 
trafficable in all weathers and be capable of withstanding an axle load of 8.2 tonnes 
or have a load bearing capacity of no less than the public roadway serving the 
property, whichever is the lower. Provision shall be made to continue any roadside 
drainage.  

(c) The formation of a carriageway in the right of way in accordance with Council’s 
standards. This shall include a minimum 3.5m wide formation and minimum depth 
of 150mm AP40 metal.  

(d) 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 all Roads, Water, Wastewater and Stormwater reticulation). The 
certificates shall be in the format of the NZS4404 Schedule 1A Certificate  

(e) The provision of a fire fighting water supply for the buildings on Lot 1 that complies 
with SNZ PAS 4509:2008  

To be monitored throughout the earthworks  

9. The consent holder shall implement suitable measures to prevent deposition of any 
debris on surrounding roads by vehicles moving to and from the site. In the event that 
any material is deposited on any roads, the consent holder shall take immediate 
action, at his/her expense, to clean the roads. The loading and stockpiling of earth and 
other materials shall be confined to the subject site.  

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

To be completed before Council approval of the Survey Plan  

11. Prior to the approval of the survey plan pursuant to section 223 of the Resource 
Management Act 1991, the consent holder shall complete the following:  
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(a) The building platforms shown on the plan of subdivision being plan W789 version C 
dated June 2015 shall be identified on the survey plan. 

(b) The area where surplus fill material is to be spread on Lot 3 as shown on the plan 
of subdivision being plan W789 version C dated June 2015 shall be shown on the 
survey plan. 

(c) All necessary easements shall be shown in the Memorandum of Easements 
attached to the survey plan and shall be duly granted or reserved. 

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

12. Prior to certification pursuant to section 224(c) of the Resource Management Act 1991, 
the consent holder shall complete the following:  

(a) The consent holder shall provide “as-built’ plans and information required to detail 
all engineering works completed in relation to or in association with this subdivision 
to the Principal Resource Management Engineer at Council. This information shall 
be formatted in accordance with Council’s ‘as-built’ standards and shall include all 
carriageways (including right of ways) and water reticulation (including private 
laterals and toby positions).  

(b) A digital plan showing the location of all building platforms as shown on the survey 
plan / Land Transfer Plan shall be submitted to the Principal Resource 
Management Engineer at Council. This plan shall be in terms of New Zealand 
Transverse Mercator 2000 coordinate system (NZTM2000), NZGDM 2000 datum.  

(c) The completion and implementation of all certified works detailed in Condition 8 
above. 

(d) The consent holder shall submit to the Principal Resource Management Engineer 
at Council chemical and bacterial tests of the water supply that clearly demonstrate 
compliance with the Drinking Water Standards for New Zealand 2005 (Revised 
2008). The chemical test results shall be no more than 5 years old, and the 
bacterial test results no more than 3 months old, at the time of submitting the test 
results. The testing must be carried out by a Ministry of Health recognised 
laboratory (refer to http://www.drinkingwater.co.nz /mohlabs/labmain.asp).  

In the event that the test results required above show the water supply does not 
conform with the Drinking Water Standards for New Zealand 2005 (Revised 2008) 
then a suitably qualified and experienced professional shall provide a water 
treatment report to the Principal Resource Management Engineer at Council for 
review and certification. The water treatment report shall contain full details of any 
treatment systems required to achieve potability, in accordance with the Standard. 
The consent holder shall then complete the following:  
 
i)  The consent holder shall install a treatment system that will treat the 

subdivision water supply to a potable standard on an ongoing basis, in 

accordance with Drinking Water Standards for New Zealand 2005 (Revised 

2008). The design shall be subject to review and certification by Council prior to 

installation and shall be implemented prior to the issue of section 224(c) 

certification for the subdivision.  

(e) The consent holder shall provide evidence to the satisfaction of the Principal 
Resource Management Engineer at Council as to how the water supply will be 
monitored and maintained on an ongoing basis.  
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(f) 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 15kV 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.  

(g) Provide written evidence of an existing electricity and telecommunications 
connection to the building(s) on Lot 1.  

(h) 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.  

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

(j) All earthworked/exposed areas shall be top-soiled and grassed/revegetated or 
otherwise permanently stabilised.  

Ongoing Conditions/Consent Notices  

13. Prior to certification pursuant to section 224(c) of the Resource Management Act 1991 
and in accordance with section 221 of the Resource Management Act 1991, a consent 
notice shall be prepared and approved by the Council for registration against the 
pertinent Computer Freehold Registers for the performance of the following conditions 
on an ongoing basis: 

(a) All future buildings on Lots 2-4 shall be contained within the building platforms 
registered on the Computer Freehold Register. 

(b) No more than one residential unit shall be established within each building platform 
on Lots 2-4.  

(c) At the time a dwelling is erected on Lots 2-4, the owner for the time being shall 
engage a suitably qualified professional as defined in Section 1.4 of 
NZS4404:2004 to design a stormwater disposal system that is to provide 
stormwater disposal from all impervious areas within the site.  

(d) At the time a dwelling is erected on Lots 2-4, the owner for the time being shall 
construct a vehicle crossing from the right of way in terms of Council standards 
including the provision for the continuation of any roadside drainage.  

(e) At the time a dwelling is erected on Lots 2-4, the owner for the time being shall 
engage a suitably experienced person as defined in sections 3.3 & 3.4 of AS/NZS 
1547:2012 to design an onsite effluent disposal system in compliance with AS/NZS 
1547:2012. The design shall take into account the site and soils investigation 
report and recommendations by Petherick Consultancy JN1895, dated 14 
November 2001.  

(f) At the time a dwelling is erected on Lots 2-4, domestic water and fire fighting 
storage is to be provided. A minimum of 20,000 litres shall be maintained at all 
times as a static fire fighting reserve within a 30,000 litre tank. Alternatively, a 
7,000 litre fire fighting reserve is to be provided for each dwelling in association 
with a domestic sprinkler system installed to an approved standard. A fire fighting 
connection in accordance with Appendix B - SNZ PAS 4509:2008 (or superseding 
standard) is to be located no further than 90 metres, but no closer than 6 metres, 
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from any proposed building on the site. Where pressure at the connection 
point/coupling is less than 100kPa (a suction source - see Appendix B, SNZ PAS 
4509:2008 section B2), a 100mm Suction Coupling (Female) complying with NZS 
4505, is to be provided. Where pressure at the connection point/coupling is greater 
than 100kPa (a flooded source - see Appendix B, SNZ PAS 4509:2008 section 
B3), a 70mm Instantaneous Coupling (Female) complying with NZS 4505, is to be 
provided. Flooded and suction sources must be capable of providing a flow rate of 
25 litres/sec at the connection point/coupling. The reserve capacities and flow rates 
stipulated above are relevant only for single family dwellings. In the event that the 
proposed dwellings provide for more than single family occupation then the 
consent holder should consult with the New Zealand Fire Service as larger 
capacities and flow rates may be required.  

The New Zealand Fire Service connection point/coupling must be located so that it 

is not compromised in the event of a fire.  

The connection point/coupling shall have a hardstand area adjacent to it (within 

5m) that is suitable for parking a fire service appliance. The hardstand area shall 

be located in the centre of a clear working space with a minimum width of 4.5 

metres. Pavements or roadways providing access to the hardstand area must have 

a minimum formed width as required by QLDC's standards for rural roads (as per 

NZS 4404:2004 with amendments adopted by QLDC in 2005). The roadway shall 

be trafficable in all weathers and be capable of withstanding an axle load of 8.2 

tonnes or have a load bearing capacity of no less than the public roadway serving 

the property, whichever is the lower. Access shall be maintained at all times to the 

hardstand area.  

Underground tanks or tanks that are partially buried (provided the top of the tank is 

no more than 1 metre above ground) may be accessed by an opening in the top of 

the tank whereby couplings are not required. A hardstand area adjacent to the tank 

is required in order to allow a fire service appliance to park on it and access to the 

hardstand area must be provided as above.  

The New Zealand Fire Service connection point/coupling/fire hydrant/tank must be 

located so that it is clearly visible and/or provided with appropriate signage to 

enable connection of a fire appliance.  

Fire fighting water supply may be provided by means other than the above if the 

written approval of the New Zealand Fire Service Central North Otago Area 

Manager is obtained for the proposed method.  

The fire fighting water supply tank and/or the sprinkler system shall be installed 

prior to the occupation of the building. 

(g) No part of any building on the building platforms on Lots 2-4 shall exceed the 
following heights: 

On Lot 2 – 5m above Datum Level 320.32 masl (Dunedin Vertical Datum 1958) 

On Lot 3 - 5m above Datum Level 325.25 masl (Dunedin Vertical Datum 1958) 

On Lot 4 - 6m above Datum Level 321.59 masl (Dunedin Vertical Datum 1958) 

(h) External building colours of any building on the building platforms on Lots 2-4 shall 
be selected from the palette of natural browns, greens or greys, and shall have a 
reflectivity of less than 36%, excluding soffits which shall not be controlled by this 
condition. Materials shall have a matt finish.  
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(i) All fencing shall be of either post and wire or post and netting (including rabbit 
netting). No planting to demarcate the curtilage area around each building platform 
is permitted, and no boundary planting is permitted except within the areas 
identified on the Read Landscapes Mitigation plan 14030/3 dated 11 March 2015. 
Any courtyard immediately adjacent to a dwelling may be enclosed by walls or 
fences constructed of the same or substantially similar materials as the dwelling. 

(j) All curtilage activities shall be restricted to within the curtilage area identified on the 
Read Landscapes Mitigation plan 14030/3 dated 11 March 2015. This includes but 
is not limited to vehicle parking; gardens; children’s play equipment; and amenity 
tree planting. 

(k) Tree planting outside of the curtilage areas shall be restricted to indigenous 
vegetation typical of the vicinity; eucalyptus species; and non-wilding conifer 
species. 

(l) All trees within the areas identified as ‘Areas in which existing trees are to be 
retained…’ on the Read Landscapes Mitigation plan 14030/3 dated 11 March 2015 
shall be maintained in perpetuity or shall be replaced with trees which perform the 
same screening function. This does not preclude the removal of wilding species 
where a replacement mitigation landscape plan is certified by the Council prior to 
the removal of any of the trees. Should any tree die or become diseased it is to be 
replaced with a tree of a similar species or which performs the same screening 
function within the next available planting season and irrigated and maintained as 
necessary. Replacement species shall not include wilding species being Pinus 
contorta, P.nigra, P.sylvestris, P. pinaster, P. radiata, Larix decidua, Pseudotsuga 
menziesii, Acer psudoplatanus, Crataegus monogyna and problematic weed 
species such as silver birch-Betula pendula.  

(m) In the event that the harvest of trees within the forestry blocks is proposed on any 
lot, a landscape plan shall be submitted to Council by that lot owner for 
certification.  This plan shall detail any mitigation planting necessary to provide 
privacy between the lots or to provide screening from neighbouring sites and public 
places to a similar degree to that provided by the forestry blocks.  Once certified 
this planting shall be undertaken within the first available planting season after 
harvest, and shall be irrigated and maintained as necessary.  Should any tree or 
shrub die or become diseased it shall be replaced within the next available planting 
season. 

(n) Any wilding tree seedlings found on any lot shall be removed to prevent further 
wilding tree spread. 

(o) All external lighting shall be down lighting only and shall be located within the 
curtilage area only as shown on the Read Landscapes Mitigation plan 14030/3 
dated 11 March 2015.  Lighting shall be positioned so as not to create light spill 
beyond the property, and shall not be used to accentuate or highlight built form, 
landscape structures or features as viewed from beyond the property. 

 

LAND USE 

1. The development shall be undertaken/carried out in accordance with the plans: 

 ‘Murray, Camphill Road, Hawea Flat Lot 2 – Proposed building Platform’ showing 
Access from Right of Way 

 Floor Plan – dwelling (Plan 174_Camphill by JBH Draughting Ltd dated Jan 2015, 
Rev B) 
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 Floor Plan – garage (Plan 174_Camphill by JBH Draughting Ltd dated Jan 2015, 
Rev A) 

 Elevations – dwelling showing existing GL and FFL (Plan 174_Camphill by JBH 
Draughting Ltd dated Jan 2015, Rev B) 

 ‘Elevations’ – garage showing existing GL and FFL (Plan 174_Camphill by JBH 
Draughting Ltd dated Jan 2015, Rev A) 

stamped as approved on 16 July 2015 

and the application as submitted, with the exception of the amendments required by 

the following conditions of consent. 

2a.  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.  

2b. The consent holder is liable for costs associated with the monitoring of this resource 

consent under section 35 of the Resource Management Act 1991 and shall pay to 

Council an initial fee of $100.  This initial fee has been set under section 36(1) of the 

Act.  

Engineering 

General  

3. All engineering works shall be carried out in accordance with the Queenstown Lakes 
District Council’s policies and standards, being New Zealand Standard 4404:2004 with 
the amendments to that standard adopted on 5 October 2005, except where specified 
otherwise. 

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

4. Prior to the commencement of any works on site, the consent holder shall provide a 
letter to the Principal Resource Management Engineer at Council advising who their 
representative is for the design and execution of the infrastructure engineering works 
required in association with this development and shall confirm that these 
representatives will be responsible for all aspects of the works covered under 
NZS4404:2004 “Land Development and Subdivision Engineering”. 

5. Prior to commencing works on site, the consent holder shall obtain and implement an 
approved traffic management plan from Council if any parking or traffic will be disrupted, 
inconvenienced or delayed, and/or if temporary safety barriers are to be installed. 

6. The consent holder shall install measures to control and/or mitigate any dust, silt run-off 
and sedimentation that may occur, in accordance with NZS 4404:2004 and ‘A Guide to 
Earthworks in the Queenstown Lakes District’ brochure, prepared by the Queenstown 
Lakes District Council.  These measures shall be implemented prior to the 
commencement of any earthworks on site and shall remain in place for the duration of 
the project, until all exposed areas of earth are permanently stabilised. Measures shall 
include hay bales or silt fences to prevent silt and sediment entering any waterways 
within the development site 

7. Prior to the commencement of any works on the site the consent holder shall provide to 
the Principal Resource Management Engineer at Council for review and certification, 
copies of specifications, calculations and design plans as is considered by Council to be 
both necessary and adequate to detail the following engineering works required:  
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(a) Provision of a minimum supply of 2,100 litres per day of potable water to the dwelling 
that complies with/can be treated to consistently comply with the requirements of the 
Drinking Water Standard for New Zealand 2005 (Revised 2008). 

(b) The provision of a sealed vehicle crossing to the site from Camp Hill Road to be in 
terms of Appendix 7 Diagram 2. 

(c) The provision of an access way to the dwelling to Council’s standards. This shall 
have the following requirements: 

 The carriageway shall have a minimum cross fall of 4% to prevent stormwater 
ponding 

 Drainage swales shall be provided for stormwater disposal from the carriageway. 
The invert of water table shall be at least 200mm below the lowest portion of the 
sub-grade 

 The minimum standard of the carriageway formation shall be a minimum 
compacted depth of 150mm AP40 metal and a minimum carriageway width of 
3.5 metres. 

To be monitored throughout the earthworks 

8. The consent holder shall implement suitable measures to prevent deposition of any 
debris on surrounding roads by vehicles moving to and from the site.  In the event that 
any material is deposited on any roads, the consent holder shall take immediate action, 
at his/her expense, to clean the roads.  The loading and stockpiling of earth and other 
materials shall be confined to the subject site. 

9. Any excess fill resulting from earthworks undertaken on the site is to be spread out to a 
maximum of 200mm thick following the underlying contour within the area on Lot 3 
identified on the plan of subdivision being plan W789 version C dated June 2015.  The 
excess fill is to be blended seamlessly with the surrounding landform and shall be 
revegetated with an appropriate grass or herb mix immediately upon completion and the 
area is to be irrigated as required. Any areas where seed fails to strike are to be re-sown 
until a minimum of 80% cover is achieved. 

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

On completion of earthworks & prior to occupation of the dwelling 

11. On completion of the earthworks, 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 development at the consent 
holder’s cost. This information shall be formatted in accordance with Council’s ‘as-
built’ standards and shall include all carriageways and water reticulation (including 
private laterals and toby positions). 

(b) The completion of all works detailed in Condition 7 above. 

(c) All earthworked/exposed areas shall be top-soiled and grassed/revegetated or 
otherwise permanently stabilised.   

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

(e) Any power supply and/or telecommunications connections to the dwelling/building 
shall be underground from existing reticulation and in accordance with any 
requirements/standards of Aurora Energy/Delta and Telecom.  
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(f) Prior to the occupation of the dwelling, domestic water and fire fighting storage is to 
be provided.  A minimum of 20,000 litres shall be maintained at all times as a static 
fire fighting reserve within a 30,000 litre tank.  Alternatively, a 7,000 litre fire fighting 
reserve is to be provided for each dwelling in association with a domestic sprinkler 
system installed to an approved standard.  A fire fighting connection in accordance 
with Appendix B - SNZ PAS 4509:2008 is to be located not more than 90 metres, but 
no closer than 6 metres, from any proposed building on the site.  Where pressure at 
the connection point/coupling is less than 100kPa (a suction source - see Appendix 
B, SNZ PAS 4509:2008 section B2), a 100mm Suction Coupling (Female) complying 
with NZS 4505, is to be provided.  Where pressure at the connection point/coupling is 
greater than 100kPa (a flooded source - see Appendix B, SNZ PAS 4509:2008 
section B3), a 70mm Instantaneous Coupling (Female) complying with NZS 4505, is 
to be provided.  Flooded and suction sources must be capable of providing a flow 
rate of 25 litres/sec at the connection point/coupling.  The reserve capacities and flow 
rates stipulated above are relevant only for single family dwellings. In the event that 
the proposed dwellings provide for more than single family occupation then the 
consent holder should consult with the New Zealand Fire Service as larger capacities 
and flow rates may be required. 

The New Zealand Fire Service connection point/coupling must be located so that it is 

not compromised in the event of a fire.  

The connection point/coupling shall have a hardstand area adjacent to it (within 5m) 

that is suitable for parking a fire service appliance.  The hardstand area shall be 

located in the centre of a clear working space with a minimum width of 4.5 

metres.  Pavements or roadways providing access to the hardstand area must have 

a minimum formed width as required by QLDC's standards for rural roads (as per 

NZS 4404:2004 with amendments adopted by QLDC in 2005).  The roadway shall be 

trafficable in all weathers and be capable of withstanding an axle load of 8.2 tonnes 

or have a load bearing capacity of no less than the public roadway serving the 

property, whichever is the lower.  Access shall be maintained at all times to the 

hardstand area. 

Underground tanks or tanks that are partially buried (provided the top of the tank is 

no more than 1 metre above ground) may be accessed by an opening in the top of 

the tank whereby couplings are not required.  A hardstand area adjacent to the tank 

is required in order to allow a fire service appliance to park on it and access to the 

hardstand area must be provided as above. 

The New Zealand Fire Service connection point/coupling/fire hydrant/tank must be 

located so that it is clearly visible and/or provided with appropriate signage to enable 

connection of a fire appliance.  

Fire fighting water supply may be provided by means other than the above if the 

written approval of the New Zealand Fire Service Central North Otago Area Manager 

is obtained for the proposed method. 

Design and External Appearance 

12. Prior to construction commencing on site, the consent holder shall submit to the 
Manager, Resource Consenting of the Council, for certification, the proposed stain colour 
for the timber weatherboard cladding of the dwelling. The stain shall result in a colouring 
that shall be of a recessive tone with a light reflectivity value of 36% or below and shall 
be in the natural tones of grey, brown or green. 
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13. Garage doors, gutters, downpipes and fascias for both the dwelling and the garage shall 
match the approved roof colour being Ironsand or Lignite. 

14. No part of any building on Lot 2 shall exceed the height of 5m above datum level 320.32 
masl (Dunedin Vertical Datum 1958). 

Landscaping 

15. All fencing shall be of either post and wire or post and netting (including rabbit netting). 
No planting to demarcate the curtilage area around the building platform is permitted, 
and no boundary planting is permitted except within the areas identified on the Read 
Landscapes Mitigation plan 14030/3 dated 11 March 2015. Any courtyard immediately 
adjacent to the dwelling may be enclosed by walls or fences constructed of the same or 
substantially similar materials as the dwelling. 

16. All curtilage activities shall be restricted to within the curtilage area identified on the Read 
Landscapes Mitigation plan 14030/3 dated 11 March 2015. This includes but is not 
limited to vehicle parking; gardens; children’s play equipment; and amenity tree planting. 

17. Tree planting outside of the curtilage area shall be restricted to indigenous vegetation 
typical of the vicinity; eucalyptus species; and non-wilding conifer species. 

18. All trees within the areas identified as ‘Areas in which existing trees are to be retained…’ 
on the Read Landscapes Mitigation plan 14030/3 dated 11 March 2015 shall be 
maintained in perpetuity or shall be replaced with trees which perform the same 
screening function. This does not preclude the removal of wilding species where a 
replacement mitigation landscape plan is certified by the Council prior to the removal of 
any of the trees. Should any tree die or become diseased it is to be replaced with a tree 
of a similar species or which performs the same screening function within the next 
available planting season and irrigated and maintained as necessary. Replacement 
species shall not include wilding species  being Pinus contorta, P.nigra, P.sylvestris, P. 
pinaster, P. radiata, Larix decidua, Pseudotsuga menziesii, Acer psudoplatanus, 
Crataegus monogyna and problematic weed species such as silver birch-Betula 
pendula.  

19. In the event that the harvest of trees within the forestry blocks is proposed on Lot 2, a 
landscape plan shall be submitted to Council by the owner for certification.  This plan 
shall detail any mitigation planting necessary to provide privacy between Lot 2 and other 
lots in the subdivision RC 150153 or to provide screening from neighbouring sites and 
public places to a similar degree to that provided by the forestry blocks.  Once certified 
this planting shall be undertaken within the first available planting season after harvest, 
and shall be irrigated and maintained as necessary.  Should any tree or shrub die or 
become diseased it shall be replaced within the next available planting season. 

20. Any wilding tree seedlings found on Lot 2 shall be removed to prevent further wilding tree 
spread. 

21. All external lighting shall be down lighting only and shall be located within the curtilage 
area only as shown on the Read Landscapes Mitigation plan 14030/3 dated 11 March 
2015.  Lighting shall be positioned so as not to create light spill beyond the property, and 
shall not be used to accentuate or highlight built form, landscape structures or features 
as viewed from beyond the property. 
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Accidental Discovery Protocol 

22. If the consent holder:  

(a) discovers koiwi tangata (human skeletal remains), waahi taoka (resources of 

importance), waahi tapu (places or features of special significance) or other Maori 

artefact material, the consent holder shall without delay: 

(i) notify Council, tangata whenua and Heritage New Zealand Pouhere 
Taonga and in the case of skeletal remains, the New Zealand Police. 

(ii) stop work within the immediate vicinity of the discovery to allow a site 
inspection by the Heritage New Zealand Pouhere Taonga and the 
appropriate runanga and their advisors, who shall determine whether the 
discovery is likely to be extensive, if a thorough site investigation is 
required, and whether an Archaeological Authority is required.  

Any koiwi tangata discovered shall be handled and removed by tribal elders 

responsible for the tikanga (custom) appropriate to its removal or preservation.   

Site work shall recommence following consultation with Council, the New Zealand 

Pouhere Taonga , tangata whenua, and in the case of skeletal remains, the New 

Zealand Police, provided that any relevant statutory permissions have been 

obtained. 

b) discovers any feature or archaeological material that predates 1900, or heritage 

material, or disturbs a previously unidentified archaeological or heritage site, the 

consent holder shall without delay:  

(i) stop work within the immediate vicinity of the discovery or disturbance 
and; 

(ii) advise Council, the Heritage New Zealand Pouhere Taonga and in the 

case of Maori features or materials, the Tangata whenua and if required, 

shall make an application for an Archaeological Authority pursuant to the 

New Zealand Pouhere Taonga Act 2014 and;  

(iii)     arrange for a suitably qualified archaeologist to undertake a survey of the 

site. 

Site work may only recommence following consultation with Council. 

 

Advice Notes:  

i) This consent triggers a requirement for Development Contributions. For further 
information please contact the DCN Officer at Council.  

ii) The drinking water supply is to be monitored for compliance with the Drinking 
Water Standard for New Zealand 2005 (revised 2008), by the lot owner, and the 
results forwarded to the Principal: Environmental Health at Council. The Ministry 
of Health shall approve the laboratory carrying out the analysis. Should the water 
not meet the requirements of the Standard then the owners of the lots shall be 
responsible for the provision of water treatment to ensure that the Drinking Water 
Standards for New Zealand are met or exceeded.  

iii) The consent holder is advised to obtain any necessary consents from the Otago 
Regional Council for the water supply.  
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iv) The New Zealand Fire Service considers that often the best method to achieve 
compliance with SNZ PAS 4509:2008 is through the installation of a home 
sprinkler system in accordance with Fire Systems for Houses SNZ 4517:2010, in 
each new dwelling. Given that the proposed dwelling is approximately 8km from 
the nearest New Zealand Fire Service Fire Station the response times of the New 
Zealand Volunteer Fire Service in an emergency situation may be constrained. It 
is strongly encouraged that a home sprinkler system be installed in each new 
dwelling.  

v) The consent holder is advised to provide an amended plan showing Building 
Platform Heights which explicitly refers to the Datum Levels specified in condition 
13(g) of the subdivision consent and condition 14 of the land use consent.  Such 
plan is to replace Plan W818 dated June 2015 prepared by C Hughes and 
Associates Limited which was provided to the Council subsequent to the hearing.  
That plan is now incorrect as the maximum heights originate from a datum at the 
south-west corner of the identified building platforms on Lots 2-4. 
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PROPOSED FLOOR PLAN

JOINERY SCEDULE
Mark Width Height
W01 890 mm 2000 mm
W02 400 mm 800 mm
W03 1800 mm 1100 mm
W04 1600 mm 1100 mm
W05 1600 mm 2000 mm
W06 1600 mm 1400 mm
W07 3200 mm 2000 mm
W08 1800 mm 1100 mm
W09 1600 mm 2000 mm
W10 1600 mm 1100 mm
W11 1600 mm 1100 mm
W12 1200 mm 1100 mm
W13 890 mm 2000 mm
W14 600 mm 800 mm
W15 600 mm 800 mm
W16 400 mm 600 mm

PLUMBING LEGEND
Code Description Model

HWC Hot Water Cylinder Mains Pressure
S Kitchen Sink Proprietary
SHR1 Acrylic shower 900x900mm
SHR2 Acrylic shower 1000x1000mm
Tub Laundry Tub Proprietary
V Vanity 900x400mm
WC Toilet P Trap
WM Washing Machine Proprietary

FLOOR AREA SCHEDULE - CLAD

DESCRIPTION
AREA

(O/FRAME) /
PERIMETER
(O/FRAME) /

CLAD
THICKNESS /

AREA OVER
CLAD /

Insitu Slab 146.08 m² 64.30 m 50 mm 149.3 m²
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PROPOSED FLOOR PLAN

JOINERY SCEDULE
Mark Width Height
GD1 3200 mm 2400 mm
GD2 3200 mm 2400 mm
W01 1500 mm 1000 mm
W02 1600 mm 2100 mm
W03 1600 mm 2100 mm
W04 2000 mm 1000 mm
W05 2000 mm 1000 mm

FLOOR AREA SCHEDULE - CLAD

DESCRIPTION
AREA

(O/SLAB)
PERIMETER
(O/FRAME)

CLAD
THICKNESS

AREA OVER
CLAD

Insitu Slab 107.71 m² 47.95 m 32 mm 109.25 m²






