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INTRODUCTION

1

This report relates to a resource consent application made by Lakes Marina Projects Limited
{the applicant} to build and operate a commercial marina in the Frankton Arm of Lake
Wakatipu. This report sets out the findings of an assessment of the landscape and amenity

related effects of the proposed aclivities.

The details of the proposed activities are set out in documents that accompany the resource
consent application. ! will not repeat those details here other than to note the following points

that are particularly relevant to the assessment of landscape effects:

° The site of the proposed activities is immediately adjacent to the formed road of Sugar
Lane. Currently in this location a small inlet exists where an unnamed creek that
begins near the summit of Queenstown Hill enters Lake Wakatipu. Also in this location

there are informal gravel parking areas and a public toilet,
. A formalised area of car-parking is proposed between Sugar Lane and the lake edge.

»  The lake edge itself is proposed to be modified in the relevant area to take the form of
a built edge. The small existing inlet, which | understand is man-made, is to be

reclaimed and some areas of outreaching landform are to be excavated.

o A wave aftenuator is proposed to extend out inte Lake Wakatipu in order to contain
the area of the marina itself. The attenuator is to float and will be anchored to the lake

bed or to piles in shallower water.

. The marina itself is proposed to take the form of anchored floating structures inside
the area of the attenuator, The marina is proposed to consist of five jeities to

accommodate up to 194 berths.

e A rowof up to 26 small floating buiidings is proposed aleng the line of the modified

lake edge. In addition, 5 bulldings are proposed on land.

. It is proposed that the public are able to access the area of the proposed activities that
are on the landwarg side of the modified lake edge. The proposal involves forming a
new sfretch of walking and cycling track through the area of the proposed activities to

become part of the Frankton Arm Walkway. Currently the formed road of Sugar Lane
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is used informally as part of the walkway as it circumnavigates the Frankion Arm.
Upgrading and formalisation of outdoor public spaces is also proposed including
planting and hard landscaping. Itis propesed that the public will be able to walk out on
the gangway structure that accesses the floating buildings but the marina jetfies

themselves will only be accessible to those who lease a berth.

ANALYSIS AND DESCRIPTION OF THE SITE AND ITS LANDSCAPE
CONTEXT

The site of the proposed activities and its immediate context

3 The site of the proposed activities and its immediate context can be seen on Appendices 1
and 2 of this report.
4 To the west of the location of the proposed activities the existing boat ramp, Fisherman's

Pier, the Scout Den, and Boat Shed café {in the historic ticket office building) are served by a
large gravel car-park that accommodates parking for boat trailers. The lake edge to the south
this car-park is lined with willows and rough grass. The Frankton Arm Walkway is a well
formed pedestrian and cycle track that approaches this area from the west. A junction to the
immediate west of the car-park allows trail users 1o either continue east via the fooipath on
Frankton Read or through the Sugar Lane area. The formation of the Frankton Arm Walkway
ceases at the gravel car-park adjacent o the café building and then commences again to the
east of the junclion of Sugar Lane and Frankion Road, adjacent to the Mantra Marina
Apartments. Consequently, walkway users that pass through the site of the proposed
activities currently use Sugar Lane itself and the associated informal parking areas as their

route.

5 Fisherman's Pier and the boat ramp are well used and an open gravei area to the immediate
north provides for the manoeuvring of vehicles and boat trailers. To the east of the boat
ramp, the small inlet provides for boat mooring, although the area is relatively unkempt.
Rough willows and grass cover the small headland that separate the inlet from the main

body of the lake. The formation of Sugar Lane passes immediately to the north of the inlet,
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A large area of informal gravel car-parking space fies east of the inlet. This area
accommodates vehicles, trailers, boats and some general outdoor siorage. The area also

accommodates a small public toilet building.

The northern side of Sugar Lane is lined with commercial offices and workshops, however,
the two westernmost properties are used for residential purposes (the Warrington
properties). Apart from this row of private properties, the entire Sugar Lane and foreshore
area is public land in the form of Frankton Marina Local Purpese Reserve and other parcéls

of land owned by the Queenstown Lakes District Councit (QALDC).

In a general sense, the Sugar Lane public area and adjacent foreshore is only roughly
formed and maintained. The existing commercial offices and workshops dominate Sugar
Lane itself and much of the open areas of public 1and are used as parking and storage areas
associated with these businesses. The public spaces are currently not paricularly aftractive
or inviting and apart from the boat ramp and cafg, there is litlie in the way of a pleasant or

recreationally useful interface between the land and water,

The broader landscape context of the site

The Frankton Arm of Lake Wakalipu is a part of the lake that is relalively isolated from the
rest and is surrounded by residential population. It is separated from Queenstown Bay by the
Queenstown Gardens peninsuia. The Kawarau River drains from the eastern end of the

Frankion Arm and flows to Lake Dunstan.

The Frankion Arm is overlooked largely by residential land use and is surrounded by public
land that is made up of walkways and reserves that are well used. The visual amenity that
the Arm provides is an important part of the enjoyment of the environment that is had by
visttors and Queenstown residents. The Frankton Arm is refatively busy in terms of boating
activity in the form of commercial jet boats, charter boats and a high degree of private

recreational use including kayaking, sailing, fishing and wind-surfing.

The pubtic land that immediately surrounds the Frankton Arm is zoned Rural General Zone
in the Queenstown Lakes District Plan {the Plan). Beyond this small strip, the area that
overlocks the arm is generaily zoned Low Density Residential Zone. This zoned land that
overlooks the arm is nof yet developed to capacity, in fact it is less than half developed in
terms of subdividabie or useable area.

Lakas hdarina Profects Lo - Land wse proposal — Franafon Arm - Lancscaps and Visua! Efecis Assessment Reparl - Bon Espie - wiaantespe
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District Plan considerations and zoning

The zoning of the site is shown on Appendix 2 of this report. The area that will be cccupied
by the proposed activities is zoned Rural General Zone, although a small area of proposed
car-parking space exiends info the Low Density Residential Zone. The water of the Frankton
Arm is zoned Rural General Zone. The resource consent application documents set out all

District Plan considerations that are relevant to the application.

All of the on-land activities are within District Plan designation area 165 - Frankton Marina
Local Purpose Reserve. The District Plan Maps that cover the area of the Frankton Arm
have notations following the shore of the arm that relate to the status of jetties, moorings and
structures on the shore. In the location of the proposed activities, the notaticn “Frankion

Marina” appears.

| understand that the proposed activities require non-complying activity resource consent. |
also understand that due fo the presence of the Frankton Marina Local Purpose Reserve,
the designation in the District Plan that relates to this reserve and the notation on Map 33 {all
of which have effeclively been in the District Pian since 1389), it must be considered that the
District Plan and the community anticipate 2 marina in this location and have done s¢ since
at least 1989.

Existing resource consent

Resourse consent RMO70542 was granted consent in June 2008 and was then subject fo an
appeal that was settled by way of Environment Court Consent Qrder in September 2009,
This exfsting resource consent is held by the QLDC (being the landowners of the site) and
provides for a 240 berth marina and four two-storied buildings to accommodate marine
related activities. Car-parking, hardstand areas and landscaped areas also form part of the
consented activities. 1 will not set out the details of the consented activities in this report but |
attach a plan showing the consented situation as Appendix 3 to this report. The consented
activites are provided for in the same lIocation as the currently proposed activities.
Effectively, the current proposal seeks to replace the currently consenied design with the
proposed design.

Resource consent RM93/402 was granied in 1993 and provided for a 100 berth marina in

the same location as the currently proposed activities. This consent was implemented in part
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in that some of the marina was constructed. The constructed marina suffered from structural

problems and was eventually dismantled in 2004,

| understand that in the absence of the current proposal, the existing resource consent
{RMO70542) could be actioned, actioned in part, or varied to provide for some amended
design.

Summary regarding the site and its landscape context

The site of the proposed activities and its immediate context is a roughly formed and
maintained utilitarian area that is used by the public but is dominated in terms of character by

activities associated with the commaercial offices and workshops of Sugar Lane.

The Frankton Arm is a particularly busy part of Lake Wakatipu in terms of boating activity

and use of the foreshore areas. It is surrounded and overlcoked by suburban development.

in relation to the way the community and District Plan regard the site of the proposed
activities, a marina has been anticipated here since at least 1989. Two separate marina
developments have been granted resource consent in this location, with one resource

consent being current.

In relation to what the receiving environment includes, it appears that in the absence of the
current proposal it is very likely that a marina of some type will be built on this site in the
future, whether via the existing resource consent, a new resource consent, or via the existing

designation by the QLDC as a requiring authority.

CATEGORISATICN OF THE RELEVANT LANDSCAPE

22

As discussed, practically the entire site of the proposed activities falls within the Rural
General Zone. Section 5.4.2.1 of the District Plan discusses the landscape categorisation of
landt within the Rural General Zone. The issue of the appropriate tandscape category of the
Franktion Arm generally and the site of the proposed activities specifically has been
traversed at length in Environment Court decision C180/1989 and the QLDC

Commissioners' decision regarding resource consent RM070524.

*Envirgnment Court decision C30199%, Wakalipu Environmental Scgiely ve. GL.O.C.

Lakes Maring Prajects Lid - Lang wse propogal — Frankion Arm - Landsedne and Visual Efacts Assegsmeont Regort - Ben Espiz - wivastespie
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Environment Court decision C180/1999 examined the landscape categorisation of the
Wakatipu Basin and the surrounding land. in relation to the Frankton Arm, this decision is
confusing. It states that "Lake Wakatipu, alt its jstands, and the surmunding moumtains are an outstanding
natural landscape™. However, the decision’s description of the area of the Wakatipu Basin that
is not an ouistanding natural landscape includes the Frankton Arm and this is reinforced by

Appendix [l of the decision:,

If the Frankton Arm is not pari of an outstanding natural landscape, it falls to either be within
a visual amenity landscape or an other rural landscape, in the terms of the District Plan. The
description of visual amenity landscapes found in Section 4.2.4 of the District Plan makes it
clear that these landscapes are poetically pastoral or Arcadian landscapes. The Frankton
Arm and its immediate surroundings do not sit well with this definition and hence the relevant

landscape rmay most correctly be categorised as an other rural landscape.

The issue of landscape categorisation was the subject of extensive expert evidence at the
time of the Commissioners' hearing of RM0O70524, Section 11.3 of the Commissioner’s
decision fully reports on the evidence that was presented in retation to this issue. | will not
set out the findings of that section of the Commissioners decision in this report but | append
the decision as Appendix 4. Ultimately, the Commissioners concluded that they did not need
to make a finding regarding landscape calegory since they found that the effects of the
proposed marina deveiopment were appropriate even if the category of ouistanding natural
landscape was applied. The Commissioners took a caufious approach and considered the
effects of the proposal as if the coirect landscape category was outstanding natural
landscapes. | have adopled the same approach and will report on the effects of the proposal
in relation to the landscape in subsequent sections of this report.

THE PROPOSED ACTIVITIES

26

Further to the brief descrintion of the proposal in my paragraph 2 above, | attach a plan of
the proposed activities to this report as Appendix 5. Fully detailed plans are contained within
the application. Some more detailed description is useful to understand how the proposal will

affect landscape and amenity issues.

¢ |hid, parageaph 107,
3 ibid, paragraph 117 and Appendix II.
* Decigion of Commissioners N Marquet, J Lemsdan and A Henderson regarding RMO70524, 24 June 2008, paragraph 11.3.61.
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The proposed design

The proposed marina structure extends approximately 240 metres out from the lake
forgshore. The wave atlenuator arm is a gentle arc curving from the existing boat ramp
around to the east. The entry/exit point into the marina is located at the eastern end. All
betths are enclosed within the wave aftenuator and vessels must pass through the eniryfexit
point to access the open waters of the Frankton Arm and Lake Wakatipu. The jetties and the
wave attenuator are floating structures that rise and {all with the water level. They exiend no
more than 0.5 fo 0.8 metres above water level. In deeper water thesse structures are

anchored to the lake bed while in shallower water they are anchored to upright piles.

The small existing infet will be reclaimed, significantly increasing the space available for
activities. This available space is to be developed fo contain car-parking, commercial

buildings, planting and public open spaces as set cut on the pian of Appendix 5.

A definitive lake edge will be created in the form of a wall that retains an esplanade and open
space area. The esplanade is 6 metres wide and will allow pedestrians to walk the length of
the marina's interface with the land. The esplanade also forms a link section of the Frankion
Arm Walkway and adjcins a large strip of open lawn space, enclosed by hedging and
accommodating shade trees, for informal recreation and seating. [n addition to the
espianade itself, walkways allow pedestrian circumnavigation of the car-park area. A more
direct east-west link section of the Frankton Arm Walkway 15 also provided between Sugar

Lane and the proposed car-park.

A public foreshore area to the northeast of the marina itself is proposed to allow interaction
with the lake surface via an informal stepped boulder retaining wall and steps that descend
fo the lake surface, in an area separated from boating activity. The iake edge areas fo the
east and west of the marina location are not within the development area and will not be
modified by the current proposal.

The landscape freatment that is proposed for the landward area associated with the marina
consists of the esplanade and associaled lawn areas, the boulder steps public area, the
public access walkway adjacent to Sugar Lane and a pedestrian space at the southwestern
end of the car-park that is separated from the vehicle/boat-ramp area and that allows access
onto the marina itsetf. In relation to planting, maintained evergraen hedges are proposed for
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shelter and enclosure. Raised shrub beds will provide the same in addition fo cotour and
interest. Tree species have been chosen fo provide a cancpy for shelter, visual softening

and amenity, while allowing maximum movement through the siie.

26 floating shed buildings are proposed between the esplanade wall and the marina itself, &
of the floating sheds are to be joined in duplex form, while the rest will be individual units.
These sheds are proposed to accommodate small scale commercial activities that would
complement marina activities. The form of these sheds is shown in detail on plans and
elevations that are included in the application. In summary, the buildings have a gable form
and are finished fo be reminiscent of traditional boatsheds. To an observer standing on the
esplanade, at mean lake level, the shoulders of the gables of these buildings will be at a
slightly lower level (approximately 20cm lower) than eye level. The peaks of the gables wil

then rise above this height.

5 on-land buildings are also proposed towards the northeastern end of the site. These
consist of two adjoined 72m? buildings for commercial lease purposes, two individual 36m?
buildings for storage, administration or commercial lease purposes, and a foilet building. ]
understand that operations that may lease these buildings are envisaged to be operations
that would complement marina activities, Again, gable forms are used and exterior treatment

is reminiscent of boatshed or marine buildings.

in an overall sense, the design of the site is simple with a large area necessarily dedicated to
car-parking. The car-park will be well segregated from pedesirian flow with pleasant,
improved pedestrian spaces providing amenity and easy access through the site in relation
to the Frankton Arm Walkway. A broad esplanade with associated informal recreation and
seating areas will allow views of marina and take activity, while public interaction with the
lake itself will be improved. Canopy trees will visually soften the car-park area and will

provide shelier, interest and shade,

The consented aciivities

Existing resource consent RM070542 is discussed above and is shown on Appendix 3 of this

report. The proposal seeks to replace this consented design with the preposed design.

The principal differences between the consented design and the proposed design are:

Lakes Masing Praects L - Land s propasal - Frankicn Arm - Landacape and Visual Edfecls Assessment Qepon - Ben Cspe - vvian-oepie
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o The consented design includes a large underground car-park, while the proposed
design invclves car-parking at grade. This obviously entails a very significant cost
saving but means that much of the landward space adjacent to the marina will be

occupied by car-parking.

e The consented design includes significant built form of up o nine metres in height
over much of the area that is now proposed to be used for car-parking. These
buildings were to be used for commercial and residential activities. The proposed

design includes significantly less built form and of a lower height.

o The consented design involves car-parking along the length of Sugar Lane. The
proposed design has one specific vehicle entry/exit for the car-parking area and
presents a vegetated and pedestrianized edge to Sugar Lane.

« The consented design includes large areas of public open space facilitated by the
use of underground car-parking. These areas take the form of & series of park-like

spaces. The proposed design involves similar spaces but of less area.

« The consented design includes a floating marina of 240 berths that woud cccupy
approximately 4.5 hectares of lake surface. The marina is configured in an offset
reciangular shape such that it extends approximately 260 metres out from the shore.
The proposed design includes a floating marina of 194 berths that would occupy
approximately 3 hectares of lake surface. The marina is of & roughly rectangular
layout, aligned with the shoreling such that it extends approximately 220 metres out

from the share.,

= e fo the offset rectangutar layout, the consented design allowed open water
space between the marina and the shore which enabled a more interactive
foreshore design with public access fo the water's edge. The proposed design
invoives a retained lake wall with the marina aligned with the shore. Consequently

an esplanade lake frontage is preposed that is raised above lake level.

37 | understand that for reasons associated with economic viability the consented design has
been unworkable o daie and is undesirable for the consent holders. The proposed design is

generally less elaborate and more functional while still providing high public amenity.
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THE LANDSCAPE AND AMENITY RELATED EFFECTS OF THE
PROPOSED ACTIVITIES

38

39

40

Yisibility of the changes to the landscape

The proposed marina and associated structures and activities will be new glements in the
landscape over and above the existing activities in the Sugar Lane area. These new

elements will be apparent within a certain visual catchment or zone of visual influence.

The visual catchment from which the new elements will potentially be visible is shown on the
plan that | attach to this report as Appendix 6. It should be noted that this plan has been
prepared from topographic information and observations in the field. i does not take account
of smaller topographic elements such as small landforms, trees and buildings, which can
screen visibility. As such, it is intended to be a guide and to aid assessment, rather than to
be definitive. It also must be noted that in more distant views, such as those from 2
kilomefres away and more, although there may be visibility of parts of the new activities, they
will amount to small elements in a very broad and visually complex vista and therefore their

relative influence on the characteristics of the particular view will be reduced.

With reference to Appendix 8, the marina complex will be potentially visible, at least in par,

from:

¢ The entire surface of the Frankton Arm although distances sometimes mean that

visibility is difficult,

« Much of the foreshore area surrounding Frankton Arm although waterside vegetation
means thai actual visibility is intermiitent and is mostly available from the southern

shore of the arm.

o A small part of the Kelvin Heights Golf Course peninsula although distances and

vegetation in this area mean that, in practice, visibility is very limited.

e Much of the suburban area adjacent to Peninsula Road although vegetation, buildings

and other topographical elements mean that visibility is often screened or intermittent.

» The north facing slopes of Peninsuia Hill.

Lakes Mpring Prajects Lin - Land wse propossl - Franutan Arm - Landsiace aod Winal Eerts Assessmea: Repad . Ben Expie - wivantespe
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o The west facing slopes of the part of suburban Frankion that lies to the west of State
Highway © {SH6) although again, vegetation, buildings and other topographical

elements mean that visibility is often screened or intermittent.

o Parts of the suburban area adjacent to Frankion Road, however, given the viewing
angles in relation to topography and the intervening effect of vegetation and buildings,

actual visibility is often screened.
o Parts of the south facing slopes of Queenstown Hill
e  Parts of the west facing slopes of the Remarkables at fong distances.

s At afiner scale, the marina facility and associated activities will be plainly visible from

the Sugar Lane area including the properties on the northern side of Sugar Lane.

The marina facility provided for by existing resource consent RM070524 is visible from an
identical visual catchment to that described above.

Regarding visibility, it must be noted that the visibility of an element in the landscape does
not constitute an adverse effect in itself. The visibility of an element can iead to adverse
effects in terms of amenity and landscape appreciation if the visible element detracts from
the qualities that would otherwise be experienced; if it changes our perception of what we
would otherwise see. For example, an element in the landscape that clashes with
surrounding landscape character will often degrade the landscape experience or alter an
observer's perception of natural andfor scenic qualities, while a visible element in the
landscape that harmonises with surrounding landscape character will not have this adverse

effect.

Potentially affected observers

For the purposes of assessment, observers that will potentially have their amenity or

landscape appreciation affected can be categorised as follows:
e Distant terrestrial observers

o Nearby terrestrial observers

Lakes Mseing Progects L - Lacd use proossal - Fraskion Am - Lasdscepe and Yisua) Effecis Assessment Reptr! - Bovt £ - vivign+esmie
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o Users of Frankion Arm

With reference to paragraphs 12 to 21 of this report above, the immediate existing
environment within which the proposed aclivities are to occur is zoned Rural General.
However, it also includes the District Plan designation area 165 - Frankton Marina Local
Purpose Reserve, as well as the “Frankion Marina" annotation on District Plan Map 33 and
the existing resource consent RM070542. | therefore understand that this location differs
from locations in the Rural General Zone generally; it cannot realistically be considered as
an uncccupied part of & rural landscape into which development is proposed since the
existing designation provides for marina activity. This must be borne in mind when
considering effects on potential observers; the District Plan does not anticipate rural

character for this specific location.

Effects in relation to distant terrestrial observers

With reference to the visual catchment described above and with reference to Appendix 6,
distant terrestrial observers that have the potential {o be affected by the proposal in terms of

amenity and landscape appreciation can be categorised as follows:

e Users of the public foreshore and trails of Frankton Arm including in the Kelvin

Heights area.
o Users of the suburban area of Kelvin Peninsufa including roads and residential land.

o Users of the upper north facing slopes of Peninsula Hill (S F Mee Develepment Co
Ltd land).

e Users of the part of suburban Frankton west of SH6 including roads and residentiai

land.

» Users of the part of the suburban area adjacent to and above Frankion Road

including roads and residential land.
« Users of some upper parts of Queenstown Hill (Middleton land).

» Users of some of the west facing slopes of the Remarkables including parts of the

Ski Area access road.

Lakes Manng Projects Lid - Land nie mrogosa! - Franklon Anm - Landscass aqd Visua! ER2ers Assessmen! Repoe - Aen Eepig - vivan+escie

14



46

47

48

43

vivians-espie

R T e R

Users of the public foreshore and trails of the Frankton Arm

Realistically, the [andscape and amenily experience of using the public foreshore areas of
Frankion Arm is only potentially affected for users on the southern and eastern sides of the
arm between the marina location itself and approximately the Queensiown Yacht Club. From
these areas parts of the proposed activities will be visible. For observers on the northern side
of the arm that are o the west of the marina location, the activities will generally be screenad
from view by topography and vegetation, however the southern parts of the floating marina

structure itself will be intermittently visible.

The landscape and amenity experience that users of these public spaces currently have
changes as one moves around the foreshare of the arm. These public spaces are variously
open, enclosed by vegefation, natural and wild, surrounded by residential activity or park-
like. In general, users of these spaces have a clear view of the surface of Frankton Arm
itself. This is the visual and amenity focus of these public places. The Frankton Arm has a
relatively busy character in terms of boat use. Many jetties and moored vessels are
apparent. Also, privaie and commercial boating activity is frequent and clearly visually

evident from these foreshore public areas.

Given the existing character of Franklon Arm, | make the general finding that a marina per se
is not fundamentally contrary fo this existing character. The arm is a busy body of water
within & tourist and holiday oriented town. Given the immediately visually apparent boat use

of this arm, a marina in general wili not appear incongruous or unusual,

More specifically, | consider that users of the southern and eastern paris of the Frankton Arm
foreshore take in a broad scene that is dominated by the arm itself, The Sugar Lane area
constitutes a small part of this scene. Currently the boat ramp and Fisherman’s Prer can be
seen from some distance. The proposed marina structure and associated buildings and trees
will be visually apparent elements that increase the relative significance of the Sugar Lane
area within the broader scene. The repeated gabie form of the proposed floaling buildings
will be evident and, in this location, will be reminiscent of lakeside boatsheds. Future moored
vessels will perhaps be the most visible elements associated with the proposal. Views from

these relevant public places are often from distances of a kilometre or more.
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An indicative photograph from the public area of Frankton Beach is included as Photograph
VA of Appendix 7 of this report and one from the public area of Kelvin Grove is included as
Photograph 700,

in relation o the current amenity experience of the users of these foreshore areas, | do not
consider that the visual presence of the proposed marina activities can be said 10 constitute
an adverse effect on amenity or landscape appreciation. It will appear as an element that 1s
obviously associated with boating activity within a water hody that is already characterised
by this sort of activity. It will not be dominated by large structures or buildings; the proposed
buildings are of a modest scale and traditicnal form. It will also provide atlractive visual
interest in the context of the arm, particularly when filled with boats. Additionally, the marina
wili potentially prevent or discourage ongoing accumulation of additional jetiies and moorings
around the Frankton Arm foreshore, thereby helping to maintain the existing character of

these foreshore areas.

in comparison to other marina facilities that may occur in the relevant ocation in the absence
of the current proposal, and particularly in comparisen to the marina provided for by existing
resource consent RM070542, the proposed facility will appear as a functional, traditional
marina when seen form the relevant foreshore areas. It will not be dominated by large
buildings or commerciallresidential activity and will not be contrary to existing iandscape

character.

Users of the suburban area of Kelvin Peninsula

fduch of the residential area of Kelvin Peninsula will gain clear views to the proposed marina
location. The views from individual dwellings vary, and in some instances trees,
neighbouring buildings or topography will screen the marina location, however in general, the
residentially zoned land has clear views io the relevant location. |t must be noted that, with
reference to District Plan Maps 33 and 37, only approximately half of the residentially zoned

area of the Kelvin Peninsula has currently been developed.

Most residences of the Kelvin Peninsula area are orienied to the noith, with views across
Frankton Arm to Queenstown Hill. The northern foreshore of the arm makes up part of these
views. The continuous broad horizontal band of built development that foliows Frankton

Road and the foreshore itself is clearly evident. The buildings, structures and acfivity of
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Sugar Lane currently form part of this band. Again, the relatively busy commercial and

private boating activity of the arm itself is visually apparent.

Certainly, the outlcok frem this residential area is a high-amenity one with, the lake surface
and Queenstown Hill being the dominant elements. However, the character of these views is
far from a highly natural or undeveloped character. The proposed facilities will be visibie as
being part of the existing band of development that follows the northern foreshore. The
marina itself, meored vessels, fioating buildings and proposed trees will be evident. The
proposal will increase the relative prominence of the Sugar Lane area within the overall
scene. The proposed marina facility will be a recognisable and conspicuous part of the view,

although it will nof be a dominating element.

Indicative photographs from Willow Place and Loop Road are included as Photographs /B
and 7C of this report.

As discussed in relation to public foreshore areas above, in the context of the Frankton Arm
as seen from the residential area of Kelvin Peninsula, while the visual presence of the
proposed marina activities will be a change to the existing situation, 1 do not consider that the
inclusion of the proposed activities in these views can be said to constitute an adverse effect
on amenity or landscape appreciation. The marina will not be out of character with the arm in
general and it will provide a point of visual interest. While buildings will be evident, the car-
parking area largely will not and moared vessels will generally be the most visually dominant

part of the facility.

Again, in comparison to other marina facilities that may occur in the relevant location in the
absence of the current proposal, and in comparison to the marina provided for by existing

resource consent RiM070542, the proposed facility will be visually modest.

Users of the upper north facing slopes of Peninsula Hill

The upper north facing slopes of Peninsula Hill are privately owned by the S F Mee
Development Co Lid. No dwelings are located on the land and | understand that it is
currently grazed. The land gains clear views over the Frankton Arm that are similar o views
that can be had from the upper part of the residential area of Kelvin Peninsula. The proposed

marina facility will be a visible element within the overall scene. Given ithat the upper
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Peninsula Hill land is essentially unoccupied, | do not consider that the proposal will have

any significant effects in relation to it.

{Jserg of the part of suburhan Frankfon west of SHB

The suburban area of Frankton that lies west of SHE generally siopes downward towards
the lake. Many dwellings gain a long view west up the Frankton Arm. In the instances of
individual dwellings, the location of the proposed activities will sometimes be screened by

intervening vegetation, buildings etc, but often it will be visible.

Further to the discussion above in relation fo the residential area of Kelvin Peninsula, the
view from this part of suburban Frankion is a high-amenity view but is certainly not a view
that is devoid of human modification and development. A band of built form is evident all

along the northern foreshare of the arm and the surface of the arm is relatively busy.

indicative photographs from McBride Street and Lake Avenue are included as Photographs
7E and 7F of this report.

In views that are available from this part of Frankton, the landward parts of the proposed
activities will fargely be hidden from view. When visible, they will be seen in the location of
existing built development. The proposed marina structure itself will be potentially visible
extending out onto the lake surface. However, the structural elements will only nse between
0.5 and 0.8 metres above the water's surface and hence it is likely {0 be moored vessels that
actually constitite the visual change to the existing scene. The area covered by moored
vessels will potentially extend some 200 metres out from the foreshare and this will become
a visual element on the right-hand side of the |lake surface in the relevant views. In almost all
views from the relevant part of Frankion, these moored vessels and the marina structure will
be backed by the landform and development adjacent to Frankton Road and the lower parts

of Queenstown Hill, with views fo the narrows still available.

| consider that an area of moored vessels spreading out from the northemn foreshore into the
visible lake surface as seen from the relevant area of suburban will be a change to the
current scene but will not be a degradation. While it will create another visual instance of
human medification to the landscape, this will take the form of an instance of marine activity
in & part of the lake that is already characterised by this sort of activity. While the fandscape

will appear more used and occupied, it will not appear significantly more built. | do not
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consider that a significant adverse effect in relation to amenity or tandscape appreciation will

Qccur.

Users of the part of the suburban area adiacent o and above Frankion Road

Parts of the residentially zaned land above Frankton Road gain views to the area of the
propesed marina. This residential land is generally steep. The fower parts of the zoned land
have been developed and huilt and also accommodate relatively dense mature trees.
Consequentially, visibility to the proposed activities will actually be quite limited and
intermittent. The outer part of the marina structure and vessels moored adjacent 1o it will be

the most visible elements.

Views from the residential dwellings thai make up this area are generally oriented to the
sputh across the Frankton Arm to Peninsula Hill, and also to the southeasi to the
Remarkables and the southwest to Cecil Peak. The surface of the Frankton Arm is an
important part of these views but generally the northern foreshore and the adjacent part of
the water’s surface are hidden from view or are not prominent. It is the southemn foreshore
that figures more imporiantly in the compaosition of views. Therefore, the propesed activities

wili be relatively inconspicuous.

Indicative photographs from Marina Drive and Goldrush Way are included as Photographs
7G and 7H of this report.

When seen from the residential areas above Frankton Road, | consider that the relevant
parts of the proposed activities will be peripheral o the central focus of views and visual
amenity. Again, | consider that a visible area of moored boats and associated structural
glemenis will not be discordant with the character of the Frankton Arm. While the new

elements will be changes o the current visual scene, they will not devalue it.

{Users of some upper parts of Queenstown Hill

From some upper parts of Queenstown Hill, visibility is potentially available to the proposed
activities. This land is generally privately owned (by the Middleton family) and unoccupied.
As with the upper parts of Peninsula Hill, | do not consider that the proposal will have any

significant effects in relation to this land.
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There is some potential visibility to the proposed marina from a very short stretch of the
Queenstown Hill public walking {rack and from adjacent public land. These views are at
distances of over 3 kilometres and | consider that the proposed activities will form a smali
element within a very broad and complex landscape scene. Consequently, | consider that

they will have litle, if any, effect.

Users of some of the west facing slopes of the Remarkahles

As can be seen on Appendix 6, a large area of the west facing slopes of the Remarkables
gain views over the whole of the Frankton Arm and the surrounding parts of the Wakatipu
Basin and hence give the abilily to see the area of the proposed activities. The relevant part
of the Remarkables includes public iand managed by the Depariment of Conservatien and

the road that accesses the Remarkables Ski Area.

Views from this part of the Remarkables are extremely broad. The location of the proposed
activities is at least 3.5 kilometres from an observer. | consider that a new marina as

proposed will have no significant effect on amenity or landscape appreciation.

Summary regarding effects on distanf ferrestrial observers

The topographic bowl that accommodates the Frankton Arm is a well-used and developed
area containing considerable suburban development and the surface of the arm itself which
accommodates relatively busy boating activity, both commercial and private. As has been
discussed, aithough the walter's surface and the immiediate foreshore are zoned Rural
General, this existing environment includes an expectation that a manna of some form will

appear in the subject location.

The specific marina that is currently proposed will form a perceivable part of the landscape
for many observers in the broader landscape. Depending upon viewing distances, the
marina may be a relatively significant element in an observer's landscape expenence, or it
may be a minor part of a2 broad scene. Given the design of the proposed marina
development (that includes relatively small, gabled roof buildings and a weli treed landward
area) and given the character of the environment that it will sit within (as described abovey, |
congider that the proposed marina will not degrade or detract from the amenily and
landscape experience that these chservers currently enjoy. It will not create adverse effects

in this regard.
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Effects in relation to nearby terrestrial observers

In this section | discuss the tandscape and amenity effects of the proposal on users of the

immediate vicinity of Sugar Lane and the adjoining public areas. These users include:

e Owners, occupiers and customers of the privale properties and buildings that are
accessed from Sugar Lane including the residential, commercial and visitor

accommodation buildings.

o Dwners, occupiers and customers of the facilities that are situated on the public fand
of the Sugar Lane vicinity including the Boat Shed Café, the Scout Den, the boat

ramp and Fisherman's Pier and associated buildings.
» Users of the Frankton Arm Walkway and adjoining reserve spaces.

Owners and occupiers of private properties

| understand that consultation between the applicant and the owners of the various private
properties of Sugar Lane has been ongoing for many months. As with occupants of the
broader landscape, the existing envircnment that the occupants of the Sugar Lane area are
part of includes the Disirict Plan designation area 165 - Frankton Marina Local Purpose
Reserve (as well as the “Frankton Manna” annotation on District Plan Map 33 and the

existing resource consent RMO7(02542).

The Sugar Lane area is described in my paragraphs 3 fo 8 above. Despite being zoned Low
Density Residential Zone, it is largely occupied by commercial operatars. Some of these
husinesses are marine related and some are not. As is described, the Sugar Lane public
area Is currently only roughly formed and maintained. The road formation is sealed and has
kerb and channel on one side. The areas on the south side of the road are of gravel

formation.

With reference to Appendix 5, the proposal will change the immediate environment of Sugar
Lane considerably. The area on the southern side of the road formation that currently
accommodates the inlet and gravel areas will provide a formalised car-park, separated from
Sugar Lane by a footpath and strip of landscaping including canopy trees. Beyend the car-

park area will be the landscaped esplanade forming the Izke edge.
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In refation to the amenity that is experienced by the commercial operators of Sugar Lane and
their customers, | consider that the proposed situation will represent an improvement. Sugar
Lane itself will become more treed and perhaps more enclosed. Pedestrian routes and areas
will be more formalised and legible. The nearby esplanade area will provide pleasant outdoor
spaces that can be used for lunch breaks, informal recreation, etc. The more formalised and
legible pedestrian routes will provide links into the Frankten Arm Walkway that are more
seqgregated from vehicles. Views out from these commercial properties will change markedly
but | do not consider that there will be any significant adverse amenity or landscape related

effects for the relevant commercial operators andfor their customers.

The Mantra Marina Apartments at the northeastern end of Sugar Lane are a commercial
visitor accommodation facility. The western end of these apartments is adjacent to the
noitheastern end of the proposed car-park area. These westernmost apartments currently
gain views across the Frankton Arm towards the Remarkables and Peninsula Hill. Part of the
foreground of these views is the roughly formed gravel car-park area that lies to their
immediate southwest. This roughly formed space will be replaced by part of the more formal
car-park under the proposed situation. The northeastern end of the esplanade space with its
trees and fake edge steps will also form part of the relevant view-shaft from the apartments.
The northeasternmost proposed buiiding (Building S30} is considerably southwest of the
apartmenis in the vicinity of the existing toilet building and will not impede views to the lake
and mountains beyond. Vessels meored in the northeastemn part of the marina itself will form

a part of these views, sitting on the lake surface, with open water beyond.

In summary in relation to users of the Manta Marina Apartments, | consider that the
foreground of some views will change and become more formal but the composition of the
views {most imporiantly visual access to the lake) will not bhe adversely affected As
mentioned in relation to the users of the Sugar Lane Commercial properties, users of the
Mantra Marina Apartments will benefit from the improved public recreation and amenity

spaces and betier conneciivity, legibility and segregation of pedestrian routes.

The two residential properties at the southwestern end of Sugar Lane are owned by the
Warrington Family {819 and 823 Frankton Road}. A residential dwelling is located on each of

these properties. The eastern boundary of these properties (i.e. the frontage onto Sugar
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Lane) is well treed, hence the residences are relatively private with limited visual access fo

the Sugar Lane area iiseli. Notwithstanding this, views are available:

¢ in an easterly direction across the small inlet, through willows to the lake surface and

the Remarkables,

¢ in a south-southeasterly direction across the Fisherman's Pier area to the lake

surface and Peninsula Hill and Cecil Peak.

Indicative photographs from 823 and 813 Frankton Road are included as Photographs 71
and 7J of this report.

The south-southeasterly view outlined above that is available from the two Warrington
properties will largely be unaffected by the proposal itself, No new elements will appear in
this view. The easterly view will be affected in that the proposed treed car-park area will be in
the immediate foreground. The upper parts of the gables of the proposed floating buildings
will be visible and heyond them the moored vessels within fhe marina will be a prominant
part of the lake surface that will be hacked by Frankion and the Remarkables. The
fareground will be more busy and formal than under the existing situation. As discussed
above, pedestrians and vehicles will be more segregated. More designed seating and
informal recreation areas will be created and connectivity to the Frankton Arm Walkway wilt

be improved.

in relation to the amenity and landscape experience that is enjoved by users of the
Warrington properfies, | consider that the proposal will change the character of the public
realm of the Sugar Lane area considerably, as has been described. Obviously, this public
area is at the doorstep of the Warrington properties. They will be adjacent to & more formal,
more designed and busier public area. They will gain the benefits of the public spaces and
connectivity as has been described for other users. Overall, while change will be
censiderable, | do not consider that this change can be described as adverse in terms of
amenity, particularly given the aspects of the receiving environment such as District Plan
designation area 165 - Frankton Marina Local Purpose Reserve and the existing resource
consent RMO70542. The owners and occupiers of these properties cannot realistically

expeci the Sugar Lane area to remain unchanged in the future.
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Operators and users of facilities on public fand

The Boat Shed Café, the Scout Den, the boat ramp and Fisherman's Pier and associated
buildings are situated on public land but are used by commercial operators or specific groups
within the community, These facilities all lie to the southwest of the area of the proposed

activities.

In relation to landscape and amenity matters, the general increased busyness of the Sugar
Lane area will have some effect on users of these facilities however, the immediate
surroundings of these facilities ana the amenity that is currently enjoyed from them will not

he affectad.

Users of the Frankion Arm Walkway and adfoinimng resenve spaces

As discussed in paragraph 4, the Frankion Arm Walkway that circumnavigates the Frankton
Arm adjoins the Sugar Lane area to the northeast and southwest. However, the formation of
the Frankton Arm Walkway ceases at the gravel car-park adjacent to the Boat Shed Café
and then commences again adjacent to the Mantra Marina Apartments. Consequently,
walkway users that pass through the site of the proposed aciivilies currently use Sugar Lane

itself and the associated informal parking areas as their route.

The proposed situation will provide two formal routes for walkway users through the Sugar
Lane area. Moving from southwest to northeast, a walkway user will cross Sugar Lane to its
northwestern side adjacent to the Boat Shed Café and will continue along this side unti
reaching a point adjacent to the northeastern end of the Warrington property (823 Frankion
Road), At this point a walkway user will cross Sugar Lane and then confinue northeast via
either the 3 metre wide formed foolpath separated from Sugar Lane by a landscaped strip
and canopy trees, or via the waterfront esplanade area. The former is a more direct route
while the latter involves seating and amenity areas and visual interaction with the lake. In

relation to either of these routes, pedestrian traffic wili be separated from vehicle areas.

I consider that the amenity of users of the walkway network and associated public spaces
will be improved by the proposal. The more direct route will provide increased legibility and
safety as a thoroughfare. The esplanade area and associated spaces will provide open,
pleasant, green, multi-use public spaces that allow visual interaction with the lake and with

the moored vessels of the marina. The public are also able to access the floating marina
Lakes Manna Profscts L - Land wse proposs) - Frenklon Arm — Landscace and Visoal Effects Asgegsren! RoooT - Ber Espie - vivianresple
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structure that follows the front of the floating buildings. In addition the lake edge steps and
informal boulder area allow physical interaction with the lake. These spaces are likely to
provide interesting stop-off spaces for walkway users, users of the marina berths and
associated activities and users of nearby businesses. They are also likely to be destinations
in their own right for picnicking elc. The public amenity asset of the Frankion Arm walkway

will be increased in value in the Sugar Lane area by the proposai.

Effects in relation to users of Frankton Arm

As has been discussed, Frankion Arm is a relatively busy body of water in relation to both
private and commercial use. Powered boating activity takes the form of fishing, recreation,
water skiing, jet skiing, water taxi services, cruises and jet boat thrill rides. In addition to
powered boating the arm is also used for kayaking, paddle-hoarding and wind surfing.
Depending upen the time of day and year, the experience of being on the Franklon Arm can

be tranquil or particularly busy and, at times, noisy.

Obviously boating activity on Lake Wakatiou is not limited to Frankton Arm. Boaf users that

seek a remote, wild or quiet type of experience are likely to do s0 in other parts of the lake.

The beat ramp at Fisherman's Pier is the most used boat launching area in the arm,
although there are others. Many moorings and jetties exist around the arm's perimeter,

Smaller craft can be launched from a number of [ocations.

With reference io Appendix 6, the proposed marina facility will be visible from praclically any
point on the surface of the Frankton Arm. For lake users, the marina will generally be viewed
horizontally, i.e. the viewer is at lake level. Consequently, the floating marina siructure itself
and the moored vessels will be the most visible aspects of the proposed activifies, although
the floating structures only rise 0.5 to 0.8 meires ahove water level and therefore will be
relatively inconspicuous. The floating buildings will also be wisible behind the moored

vessels. Overall, the marina area will be visually appear as a cluster of boaling activity.

| consider that in a visual and experiential sense, the proposed marina will increase the
degree of human modification of the arm and will increase general busyness and visual
complexity. However, as has been discussed these changes to the landscape will be located
in an area that already is characterised by considerable boating activity. As such, | consider

that the proposal will amount to an intensification of boating character rather than an
Lakas Manne Projacts L - Lend use proposal — Frankion Arm - Landscage and Visual Effects Assessment Report - Ben ESpie - vivian+e80ie
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alteration of existing character. | consider that to most users of Frankton Arm this will net be

perceived as an adverse effect.

Again, it is relevant to note that accommedating future growth of boating actvity and
associated meorings at a centralised marina facility is likely to reduce the polential for

ongoing accumulation of jetties and moorings around the Frankton Arm in an ad-hoc way.

CONCLUSIONS

97

98

g9

The site of the proposed activilies is the Sugar Lane foreshore area. This area 1s currentiy
roughly formed and maintained and is dominated by parking and slorage associated with the
adjacent commetcial land uses. The broader context of the proposed activities, being the
Frankton Arm, is a busy water body that is overlooked by suburban areas. Despite the public
foreshore land being zoned Rural General, a designation and notation in the District Plan

anticipate marina activities in the relevant location.

Further to the above, existing resource consent RMO70542 provides for a larger marina than
15 proposed and includes considerable built form and associated commercial and residential

activity. In comparisen, the currently proposed design is more medest and functional.

The proposed marina and assaciated activities will be potentially visible from a considerable
visual catchment that takes in the Frankton Arm and some surrounding land. The consented
marina would be visible from an identical catchment. The landscape and amenity related

effects of the proposed activities can be summarised as follows:

» [ refation 1o distant terrestrial observers, the specific marina that is proposed will
form a perceivable part of the landscape for many observers in the broader
landscape. Depending upon viewing distances, the marina may be a relatively
significant element in an observer's landscape experience, or it may be a mincr part
of a broad scene. Given the design of the proposed marina development and given
the character of the environment that it will sit within {including activities anticipated
by the Plan), | consider that while the proposal will bring change, it will not degrade
or detract from the amenity and landscape experience that these observers currently

enjoy.
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s In relation to nearby terrestrial observers, the immediate environment of the Sugar
Lane vicinity will change considerably. It will become more treed and somewhat
more enclosed. Pedestrian routes and areas will be more formalised and legible and
the nearby esplanade area will provide pleasant outdoor spaces. The improved
pedestrian routes will provide links into the Frankton Arm Walkway that are more
seqregated from vehicles. Despite the considerable change, | do not consider that
there will be any significant adverse amenity or landscape related effects for the
relevani commercial operators andfor their customers; the proposal is fikely to
improve amenity. The same can be said in relation to the two nearby residential
propeitfies (the Warrington properties); the proposal will change their immediate
environment and will increase busyness, however views from the dwellings will not
be significantly impeded and nearby public spaces and trails will improve. { do not
consider that the proposed situation represents 2 degradation of amenity when

compared 1o the existing environment.

e in relation to users of Frankton Arm, the proposed marina will increase the degree
of human modification of the arm and will increase general busyness and visual
complexity. However, these changes to the landscape will be located in an area that
already is characterised by considerable boating activity. As such, | consider that the
proposal will amount to an intensification of boating character rather than an
alteration of existing character. | consider that to most users of Frankton Arm this will

not be perceived as an adverse effect.

106 In an overall sense, | consider that the landscape and amenity effects of the proposal accord
with what is expected by the District Plan. A marina wifl appear in a location that has been
notated for this activity since at least 1989. The proposed design provides for atiractive
buildings, significant tree planting and other landscaping and will provide improved public
spaces in the relevant area that will enhance public amenity in relation to the existing

situation.

Ben Espie

31 January 2014

ATTACHED APPENDICES:
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APPENDIX 1: DISTRICT PLAN ZONING MAP
APPENDIX 2;: CONTEXT PLAN SHOWING ZONING
APPENDIX 3; THE CONSENTED MARINA AS PER RMOT0542
APPENDIX 4 RESOURCE CONSENT DECISION RMI70542
APPENDIX 5: LANDSCAPE LAYOUT PLAN SHOWING PROPOSED ACTIVITIES
APPENDIX 6; VISUAL CATCHMENT AREA

APPENDIX 7: PHOTOGRAPHS
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APPENDIX 1: DISTRICT ZONING PLAN
Source: Queenstown Lakes District Plan, District Plan Map 33.
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APPENDIX 6: BROAD SCALE VISUAL CATCHMENT OF THE MARINA LOCATION
Viewpoint locations represent the photographs that are shown on Appendix 7.




The location of the proposed marina.

APPENDIX 7, PHOTOGRAPH 7A: VM an+e Spi e

Panorama photograph has been taken from Frankton Beach, within the vicinity of the outdoor public BBQ area. bt o i



The location of the proposed marina.

APPENDIX 7, PHOTOGRAPH 7B: 1 e 1
Panorama photograph has been taken from the grass verge within the vicinity of 22 Willow Place. Y__Inv_ian a sp:s



The location of the proposed marina.

APPENDIX 7, PHOTOGRAPH 7C: vi‘viqn_kespie
Panorama photograph has been taken from the lakeside end of the Alex Taylor Access track accessed off Loop Road, b e e



The location of the proposed marina.

APPENDIX 7, PHOTOGRAPH 7D: vivian+espie

Panorama photograph has been taken from the beech at Kelvin Grove. R e



The location of the proposed marina.

APPENDIX 7, PHOTOGRAPH TE: o o .
Panorama photograph has been takenfrom the bus stop at the southem end of McBride Streel. Y_Tantespﬁ



The location of the proposed marina.

APPENDIX 7, PHOTOGRAPH 7F: \ fi\ ﬂ' i
Panorama photograph has been taken from the corner of Lake Ave and Allan Cresent. —_— Ontespiﬂe'



The location of the proposed marina.

APPENDIX 7, PHOTOGRAPH 7G; vivian+espie

Panorama photograph has been taken from above 5 Marina Drive. onioe e i



The location of the proposed marina.
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PHOTOGRAPH 7I:
Panorama photograph has been taken from Sugar Lane, within the vicinity of the driveway that accesses 823 Frankton Road.

APPENDIX 7; PHOTOGRAPH 74 vivian+espie

Panorama photograph has been taken from Sugar Lane, within the vicinity of the driveway that accesses 819 Frankton Road. - o= et



BEFORE QUEENSTOWN LAKES DISTRICT COUNCIL ARD THE OTAGO REGIONAL

COUNCIL
I TIIE MATTER ol the Resaurce Management Act 1991
AND
INTHE MATTER of an application for land use consent (RM070524) by Quecnstown
Marinn Developments Ltd to establish and operate a 240 berth
marina, associated buildings, car parking and public open space (the
Marina} on the Frankton Marina Reserve and Lake Wakatipu, Sugar
Lane, Queenstown
{the District Conneil)
ARD
IN THE MATTER of applications 2007.365-367 and 2007.272-282 by Quecustown
Marina Developments Limited to construct & 240 berth maring and
assovialed buildings, Queensiown
{the Regional Council}
DECISION OF COMMISSIONERS
NEVILLE MARQUET (CHAIR), JOIIN LUMSDEN
AND ANDREW [ENDERSON
24 JUNE 2008
N & MARQUET
Consultant Solicilor
Dunedin
L3 - L ]
APPENDIX 4: COMMISIONER DECISION RM070542 vivian-=-espie

Source: Queenstown Lakes District Coungil. ioseLreo manogermestand londseope Honring



1.1

1.2

2.

2.1.1

DECISION OF COMMISSIONERS
NEVILLE MARQUET, JOUN LUMSDEN AND ANDREW HENDERSON
24 JUNE 2048

AFPPOINTMENT

Neville Marquet (Chair) and Andrew Henderson were appointed by the Queenstown Lakes District
Couneil and John Lumsden was appointed by the Otago Regional Comel 1o hear and determine
these applications.

The hearing was hald at Quesnsiown on 18-21 February 2008 in Queenstown. The Commission
apologises for the delay in the issue of this decision.

SUMMARY OF APPLICATIONS
Queenstown 1.akes District Couneil

The application made to the Queccnstown Lakcs District Council was summarised for the
Comnmission by Ms Panla Costello, s planner with Lakes Environmental Ltd, as follows:

Consent iy songht for the establishment and operation of a 240 barth maring within Lake Wakeatipu
in the vicinity of the site descvibed above, of which 200 berths will be privately owned, with the
remaining 40 berths operated by QLDC for public use. The application states that the vonstruction
of these berths may be staged aecording to demand.

Assaciared with the Maring, onshore worls comprising exiensive hard and soft londscaping, «
series of four (wo-storfed bulldings, car parking qreas and a harvdstand area e proposed afong
with a tractor awd traifer boat i1, a commercial jetty and reveiment works af the water Interfuce.

The aspects of the proposal can be broken down as folfow,
Maring

The mavina will consist of floating reinforced conerete poitoons antached 1o ihe lakebed by o serew
anchor bungy system. The ponteons will be approximarely 4.8m wide and 1.8m deep. 7.5m of the
pomteons will sit below the water. The twa main parts of the Marina are the breakwater arm and
the main berth grea. The main berih areq will be accessed via ifs connection fo land directly in
front of the proposed bulldings on the subject site. A total of 290 screw anchors are proposed to be
nstalled in the bed of the fake. The pontvons of the Marina will be cttached to the screw anchors
using a Seqflex gy system. No overnight or permanent residential accommodation is proposed
within the Mariaa,

Hardstand and Tractor and Trailer Boat Lift

A short stay hard stand area is provided and is sitwated between the historic boatshed on site and
the proposed car park and trailer park, The hardstand iv designed for miner meintenance works
that require a short period. Non-traflerable boats will be removed from the lake with o tracior and
trailer unif,

Abave Ground Buildings & Underground Car park

Buildings associated with the Merina operation are proposed, being four two-storied gabled
brifdings berween Sugar Lone and the Loke.  Activities within the bulldings are proposed ro be
rastricted to Maring refated activities such as offices for the Muarina, Harbotrmaster, o
Restawrant/Cafe/Bar, Boat goody store, Marina refated retald, Maring Rescune and Aguatic Clubs
or groups.  The gpplication proposes that residential or visitor aceommodation wse will not be
permitted.

The buildingy will be founded at RE 313.8 to enswre that their floor levels are above the 100 vear
flood event retira inferval.

Ross Dowling Marguer Griffin 2 27141 T'Q‘Et'f\.[}um1sl¢wn Miming



The materialy of the building ave 1w be a miv of corrugated metal with pre-weathered timber
weatherboards,  As above, the applicativn sets owt that the buildings have been designed with
zable forms fo enufate boatsheds.

Located divectly below the buildings is an wunderground car park which will provide parking for
132 vehicles (herth owners, staff and public). Of these, 120 will be allocated for berth owners,
with 12 for staff and the public. 4 vamp provides o direct connection from the underground car
park to the Marina. The car park has g finished floor level of 3H0.6m and s designed to necept
Flood waters in the event of high lake levels,

Payking, Trailer Park & Traffic Circulation

At the westerit end of the site, the trailer park witl provide temporary parking to the public using
the boat ramp. The application proposes restrictions (as determined by Couwncil) to ensure that
thare ave no pervanent parking of boats and iraifers in this area.

The applicaiion sibmits that a key desion consideration was to reduce conflices behween the users
af the Frankton Track and veliicular rraffic on the site. The fayout has therefore been designed to
minimise pedestrian-velticle conflict and propeses one crossing point for the Frankion
Trackivehictlar circulation.

Birs parking aad the ramp eany aad exit ove locaied wowards the site entry o assist in raffic enivy
and exit to the site. The proposed vehicle rowtes are to enier the site from the State Hishway and to
either enfor the underground basement car park, proceed down Sugar Lane to aiternative parking,

or praceed o the public boat ramp and tratler pavk,

Additional parking spaces are proposed along Sugar Lane and divectly outside of the main eniry to
the Marina buildings, A total of 63 above ground pavks are proposed, these are fo be for public
use, fporentially with some Council determined time restrictions), with bus parking for four buses
e the castern end of the site disembarking onto the foolpath in the vicinity of the commercial wharf
aree.

The Frankton Track will he altered 10 provide cither a direet voure or an afteraative parh through
the site around the buildings and lakefront Ay ubove, at one point the irack crosses Sugar Lane
and the accesy (o the trailer parking areq. Measures in this focation proposed are set awd in the
application as traffic signage, raised paving and a landing area.

Infrastrucrure

Water will be provided to the development from the existing Couneil reficpluied main in Sugar
Lane. A nerwork of graviry pipes will collect wastewater fram ol buildings and deliver if to the
required connrection point to the exisiing Council reticulation. Stormwater flows will be controlled
by ¢ piped drainoge systen to colleci, tread and drain water from the develuped avea which will
wltimatefy be disposed of to Lake Wakatipn.

Earitowvorks & Landscaping

Ecrthworis are requived for the renovation of the ground conditions within the existing nfoi on the
site, whereby the basement car park will be construcied fn this focation. Minor excavationy mre
alsor required fo extend the car park building platform bevend rhe et covity (maximon cut of
3.5m for excavations and moxinwn height of Im of fill) as well as for site preparation froading,
parkingl, the reshaping of the lake foreshaore and for landseaping.

The beaxement car parking will requive groundwater comtrol measurey to make way for the snitable
grownd conditions on which to canstruct the car park foorpring growdwater will be infercepted
arnd dewatering necessary.

Extensive landscaping is proposed fo provide public amenity areas, including streetscape plenting
along Sngar Leme, mrassed areas and lakefiront biteraction associated with the Marina buildings,
Works along the lake foreshore are proposed to facilitate recreational opportunities, with
revetment worky in o variety of forms from reinforced walls adjacent to the loke, access 1o the
wiler vig stairways, o lookout potnt and picnic areas.

Raoss Dowling Marguet Griflin 3 27141 726G rensiown Marina




2.2

221

3l

3.2

33

34

The realignment of the current alignment of the unnamed creek traversing the site is vequired. This
creek is proposed to be realigned to discharge dirvectly into Lake Wakatipu via a new culvert. Two
pedestrian bridges ave proposed over the creek in the reserve area proposed downstream of the
culvert,

The application notes that while not part af this application, space has been left and identified for a
potential futire commercial jettw'wharf in the vicinity of the Marina,

Otago Regional Council

The applications made to the Otago Regional Council were summarised for the Commission by
Ms Kirstyn Lindsay, a resource officer with the Otago Regional Council, as follows:

. To place 290 screw anchors in the bed of the Lake
. To undertake foreshore reshaping and revetment works,
. To reclaim part of Lake Wakatipu/Whakatipu-wai-maori and an unnamed tributary of

Lake Wakatipuw/W hakatipu-wai-maori.

To take and discharge groundwater.

To discharge stormwater,

To discharge washdown water.

To divert a watercourse, upgrade a culvert and place foot bridges over a watercourse.
To discharge floodwaters.

. & @ @ @

THE HEARING

The Hearing took place at Queenstown from Monday 18 February 2008 until Thursday
21 February 2008, in the Crown Plaza Hotel.

The Applicant was represented by Mr John Hardie (Counsel) who called the following witnesses:

Ms Bridget Allen (Planner, John Edmonds and Associates)

Ms Rebecea Lucas (Landscape Architect, Peter Rough Landscape Architects)
Ms Rebecca Skidmore (Urban Designer)

Mr Glenn Davis (Ecological and Environmental Consultant)

Ms Anna-Marie Chin (Architect, Crosson Clark Carnahan Chin Architects)
Mr Gary Teear (Engineer, OCEL Consultants NZ Lid)

Mr Chris Hansen (Surveyor, Clark Fortune McDonald & Associates)

Mr Peter White (Engineer, MWH NZ)

Mr Andy Carr (Traffic Engineer, Traffic Design Group)

Mr Ken Gousmeit (Project Manager, Queenstown Marina Ltd)

Mr Buzz March (March Construction)

¢ & @ & & @& & & & & °

Submitters in attendance who spoke to their submissions were:

Michael Parker (Counsel) for the Warrington family and friends

Dr Bruce Warrington

Mr David Warrington

Mr Anthony Warrington

Mr Donald Warrington

Cindy Robinson (Counsel, Duncan Cotterill) for Wensley Developments Lid
Mr Greg Wensley(Wensley Developments Ltd)

Ms Julie Jack (Wensley Developments Lid)

Mr Timothy Vial and Ms Francie Diver (Kati Huirapa ki Puketeraki and Te Runaka o
Otakou)

. Mr Aaron Moodie on behalf of Mr Ian Tulloch.

* & ® & & & & & @

Officers in attendance were:
® Ms Rachel Beer (Process Manager, Lakes Environmental Ltd)

Ross Dowling Marquet Griffin 4 27141 T4\ ueensiown Maring



4.1

5.1

6.1

6.1

. Ms Panla Costello {Planner, Lakes IEnvironmenial)

o Ms Malika Rose (Epgineer, Lakes Environmental)

° Mr Antony Rewcastle (Landscape Archilect, Lakes Environmental)
® Mr Colin Walker (Otago Regional Council)

o s Kirstye Lindsay (Resource Officer, Otago Regional Council)
SITE DESCRIPTION

The subjecl sitc includes land which is parl of lhe Frankton Marina Reserve, accessed via Sugar
Lane and State Highway 6A, Queenstown, along with Lake Wakalipu. The site and surrounds arc
succinetly described in the evidence of Ms Neal, the reporting Landscape Architect for Lakes
Environmental Lid,  She states:

The development site is focated fowards the north-eastern end of the Frankton Arm portion of Lake
Wekatipu on both a largely modified piece of tand hetween SH6A and the Lake foreshore, a5 well
as within the Lake itself.  The site is located on the southern side of Sugar Lone) existing
commercial properties and two residential properiics are locaied on the opposite (northern) side of
the Lane.  Informal parking, commercial buildings and boat storage deminate the character of the
site when viewed from the swrrownding land-bused area.  However, when viewed from the shore of
the Lake and pubfic and private vantage points aceoss the Lake to the south and sowih-east,
existing Willows along the Lake foreshore screen much of the existing development on aither side
of Sugar Lane.

Little of the topography exisiing on the site today is wnmodified. The north-western side of the
Lane has been levelled for commercial and vesidential aetivities, the south-western pat of the sie
has been excavated 1o form the inlet and public boat ramp area and the south-eastern side of the
Lane exhibits arcas of il to form the picee of land which now comprises the informal pavking
area.

By comparison, apart from the existing mooring structures passing over the Lake Wakatipy
Joreshorebeach area it appears predominandy unmodified. The exception o this iv the public hoat
ramp.  Whilst the foreshore on the lake side of the inlet mainiains q predominantly natwraf
cheracter in-line with the vemainder of the foreshore within the vicinity of the development site, the
point where the inlet dissects the Lake makes easily maversing the leagth of the beach along the
Joreshore impossible.

LANDSCAPE CLASSIFICATION

Landscape Architect lor Lakes Environmental, Ms Neal, considered that the site fell within the
Outstanding Natural Landscape (Wakatipe Basin). The Applicant considered that the site was not
located within an Outstanding Natural Landscape. We relurn to this point later.

STATUS OF APPLICATIONS
OUEENSTOWN LAKES DISTRICT COUNCIE PARTIALLY OPERATIVE DISTRICT PLAN

Ms Costello’s report set out the consents required under the Queenstown Lakes Dhstrict Council
Partially Operative District Plan. The site has a split zoning, with part Rural and Part Low Density
Residential. The consents required as are follows:

Section § (Rural dreas)

. A diserctionary activity consent pursuant 1o Rule 5.3.3.3{i){a) in regard to the addition of
a building and any physical activity associated with that building such as roading,
landscaping and earthworks.

Raoss Dowling Margquet Griffm 3 2741240 uenstown karma



. A discretionary activity pursuant to Rule 5.3.3.3(0v) in regard to any sbuclure or
mooring which passes across or through the surface of any lake or river.

. A restricted discretionary activity consent pursuant to Rule 5.3 5. 1(1ii) in regard to the
Secale and Nature of activities. The arca of the huildings will exceed 100m? in area,

» A restricted discretionary aclivily conseni pursuant to Rule 5.3.5.1(vi} in regard to the
minimum setback of buildings. The buildings cross the zone boundary and therefore
break the minimum {5m setback. In addition to thus the buildings are not sethack
14 metres from the Jake boundary. The buildings meet the setback requirements from
other houndaries.

* A restricted discretionary activity consent pursuant to Rule 5.3.5.1{viii)(1)a), (b) & (<),
{2)c) and (3){<) in regard to earthworks, specifically: the area, volume, excavation within
7m of a water body, maximom height of fill and exposure of an aguifer.

» A non-complying activity consent pursuant to Rule 5.3.3.4{2)({) in regard to commercial
activities.
Section 7 (Residential Areas)

- I - Tao.1 LT ER N H ;
3 A controlled activity consent pursuant to Rule 7.5.3.23i]) in regard to buildinga for non-

residential aclivities.
. A diseretionary activity consent pursuant to Rule 7.5.3 4(1ii} in regard to retail sales.

- A restricted discretionary activity consent pursuant to Rule 7.5.6.10)b) in regard Lo the
nature and scale of actividies as the [loor area is grealer than 40m? in area.

- A restricted discretionary aclvity consend pursuant to Rule 7.5.6.1(a) in regard 1o lhe
setback fromm inernal boundarics.

- A restricted discretionary activity consent pursuant to Rule 7.5.6.1(xi)(1¥a), (b), (¢} &
(YD) &30 and (2)b) & {©) wm repard to canthworks, specifically: the volume, area,
excavalion within 7m of a water body, exposure of an aquifer, artificial drainage of an
aquifer, and height of cut and fill.

. A non-complying activity consent ptirsuant to Rule 7.5.6.2{iii} in regard Lo maximum
building height. The proposal exeeeds the 8§ metre maximum height limit.

. A non-complying activity conscnt pursuant to Rule 7.5.6.2(v)(a)&(b)} in regard Lo the
nature and scale of activitics.

. A non-complying aclivity consenl pursuant (o Rule 7.5.6.2(vi) in regard 1o retail salcs.

Section 14 (Transport)

» A restricted discretionary activity consent pursuant to Rule 14.2.4.1(iii) with regard to
size of parking spaces and in particular the requirement that stall widths be increased by
0.3m where they abul obstructions,

. A restricted discretionary activity consent pursuant to Rule 14.2.4.2(1)(a) & {ii}{a) &(b)
in regard to the length and design of 1he vehicle crossing onto the State Highway,
Secrion 18 (Signage)

. A non-complyiog activity consent pursuant to Rule 18.2.5 in repard to signage. The tolal
area of signage praposed is grealer than that provided for business signs operating in
reserves,

6.2  Gverall the activity requires resource consen! [or & non-complying activity under the Pariially
Operative District Plan,

Rass Dowling Marguel Grilfin G 2714 11248 ucensiown Marka




6.2 OTAGO REGIONAL COUNCIL

6.2.1  Ms Lindsay's report set out the consents requircd under the Regional Plan: Water (RPW), as

follows:

. The taking of groundwater from an unnamed aquifer is a diseretionary activity under
Rule 12.2.4.1 of the RPW,

° The placement of a culvert or bridge in, on, under or over the bed of any river is =
restricted discretionery activity under Rule 13.2.2.1 of the RPW. The Otapo Regional
Council (ORCY will restrict the exercise of ils discretion te the following matters:

fer) Any adverye effects of the activity on:

(i) Any natiral and human use value identified in Schedule 1 fiv any affecred water
hody,

{ii) The nutvral ehavacier of any affected water body,

fiii) Any amenity valie supported by any affected water body, and

fiv) Any herituge vafue asxociated with any affected water body, and

&) Flow and sediment processes; and

fe) Any adverse gffect on a defence against warer; and

fed) Ay adverse effect on existing publfic eccess; and

fe) Fish passage; and

i The method of conseuction, and

(&) The duration of the resource consent; and

(i} The informution and monitoring reguivements; and

fi) Any extsting lewfid activity assaciated with any affected water bady; aid

() Any bond; and

] The review of conditions of the resource consent.

. The placement of any other structure in, on, under ar over the bed of any river is a
discrefionary activity under Rule 13.2.3.1 of the RPW.

. The disturbance of the bed of any lake or river is a diseretionary aclivity under Rule
13.5.3.1 of the RPW.

. The diversion of water is o discrefiomary activity under Rule 12.3.4.1 of the RFW,

a The reclamation of the bed of any lake or river is an unclassified activity pursuant Lo
Sectien 14 of the Act and, thercfore, is considercd as a diseretionary aciivity.

. The assoctated discharge of contaminants to water as a result of in-stream works is a
discretionary activity under Rule 12.13.1.1 of the RPW.

° The discharge of slormwaltcr is restricted discrefionary activity pursuant 1o Rule 12.4.2.1
of the RI'W. In considering any resource cousent for the discharge of stormwater in
terms of this rule, the Couneil will resirict the exercise of its disoretion w the following:

fei) Any adverse effects of the discharge on:

(i} Any naturel and s wve value identified in Schedule | for any affected weter
hoey;

(i} The natwral character of eny affected water hody!

{iii) Any amenity vafne suppovied by any affected water body; and

{iv) Any heritage value associaied with any affected water body; and

fh) Any adverse effecr on a significant wetland value identified in Schedule 9; and

fc Any financiod contritution for Type B wetland values that are adversely affected: and

() The volume, rate and method of the discharge; and

fel The nature af the discharge, and
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tf} freanment options; and

fai Fiie locarion of the disciiarge point or areq, and alteimarive receiving emviromments, and

ik The likelihood of crosion, fand instabiiity, sedimentation or property damage resufling
from the discharge of storprwarer; and

(i} The potential for sail contaminarion; and

G Fhe drration of the resowrce consent; and

%} The information and monitoring requirements, and

fi Any bond,; and

) Any existing lowful activity associated with any affected water body; and

fn} The review of cenditions of the resowrce consant,

. The discharge of washdown water, floodwater and groundwater is a discretionary activity

pursuant to Rule 12.13.1.1 of the RPW

6.2.2  Overall the proposal is a discretionary activity under the Regional Plan: Water.

R |
o
53
o]
i
o
.
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&
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e |
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7.1 One of the sections of the Resource Management Act 1991 guiding the Comimnission's decision in
this matter is section 1041} of the Resource Management Act 1991, which states that a consent
authority may grant o resource consent for a non-complying activity only if it is satisfied that

cither:
fa) the adverse effect of the activity on the exnviranment (other than amy effect (o which
section T0413M8) applies) will be minor, or
(i} the application (s for an activity that will not be contray to the ohjectives and policies of
fii the relevant plan, if there is o plan byt no proposed plan in respect to the
activity; or
{7i} the refevant proposed plan, if there is a proposed plan It no relevant plar in
respredt of the activity, or
{tin} bath the relevant plan and the refevant proposed plan i there is bark a plan and
a proposed plan in respect of the activity,
7.2 This section of the Act is corumonly referred to as the gateway section,

7.3 Scction 104B provides that:

After considering an application for a resource consent for o discrefionary or non-complying
activify, @ Consent Authority:

) Mey grant or refase the application, and
i) It grants the appdicatimi, may mpose conditions wder section 108,
7.4 This scetion gives a consent authority full discretion to prant or refuse consent even if the

application passes the galeway test.

B THE APPLICANT?®S (CASE

8.1 The following evidence swnmarises the key conclusions of each experl. The evidence presenled
was detailed and it is not necessary to set it oul in detail. All evidence presented forms part of the
record of the hearing, and has been read and considered in formulating this decision. Key points
are drawn gut where necessary in appropriate places in the text.
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My John Hardie (Counsel) presented legal submissions, noting that the site was not in his
submission located within an Outstanding Nalural Landscape, and that the adverse effects of the
propasal were appropriately addressed in the evidence of the various witnesses the applicant was 10
call. His principal legal submission which is referred to below was that the site was nol an
outstanding natural landscape and he asseried that the decision C180/99 (the firsl landscape
decision) did not classify the subject site as such.

Ms Bridget Ablen, a Resource Management consuliant and Director of John Edmonds and
Associates, presented resource management evidence. She stated that marina and associated
buildings are proposed to be staged in accordance with the demand for berths and the matters set
oul in the Memorandum of Undersianding signed with the Queenstown Lakes District Counell
{QLDC). Stage I wili include the construction of 100 private berths, 20 public berths, all the
buildings necessary 1o service the herths together with the underground parking, all car and trailer
parks necessary {o support Stage I works, the paths, wallkways, hard and soft landscaping and
associaled works, A6l areas mot built on in Stage T will be fully landscaped to Council’s
requirements.  Slage 11 would simply be the completion of any remainder of the works in
accordance with the demand for berths,

Ms Allen sel out amendments thal had been made 1o the design of the marina following the
notification of the application, as follows:

o The entrance Lo the marina has been widened to provide additional maneceuvring space tor
the larger boats to enter and exit the marina.

. Three berths with 4-point moorings for larger craft have been included at the south
eastern comer of the breakwater,

. Consent is sought for up to 320 anchors rather than 280 as originally applied for in
accordance with the recommendation from Duffill Walls & King. Ms Allen noted that
Duffill Watls & King considered there would be no practical difference in the extent of
the disturbance to the lake bed.

» One water seweraze disposal connection will be located on the soulhern end of the
eastern breakwater, to provide for the best access for larger boats,

Ms Allen confirmed that (he total numbers of berths, the footpriml of the marina and the
arrangement of the breakwaters has not changed.  However the plans allow for varying
configurations depending o the size of boats.

Mz Allen also sel out the changes to the land based components of the application, as follows:

» Removal of five parking spaces adjoining the front boundary of the most south westemn
Warrington properly.

° Additional landscaping along the Sugar Lane boundary of the most south western
Warrington property and along the front boundary of the Wensley Development Limited
properly. The trees proposed along the edpe of the car parking area adjacent to the
Wensley property will be a smalier speeies than those originally proposed.

. An alternative entrance design is proposed n accordance with Transit’s recommendation.

Ms Allen confirmed she relied upon the Assessment of Effects prepared as part of the application
and concluded that the propesal weould have a minor effect on the environment. She stated that the
applicant had responded Lo the only concern raised in the plammer’s report regarding the cffect on
neighbours by removing the car parking along the boundary of the Warrimgton preperty. She also
confirmed that the Historic Places Trusl advised that they atc satisfied that there are no adversc
effects on hentage. Wilh respect to traffic effects, Ms Allen relied upon the cvidence of Mr Carr,
which confirmed that therc would be no adverse effects as a result of velicle movemaonts or
parking. Ms Allen agreed with Ms Costelle thal any effects in lerms of construction, marina
structure, and earthworks can be aveided, remedied or mitigated by way of appropriate conditions
of consent.
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With respect to the relevant objectives and policies of the District Plan, Ms Allen considered that
the proposal is not contrary to the Objectives and Policies in regard to the District Wide Issues,
Rural Areas, Residential Areas, Transport, and Signage section of the Partially Operative District
Plan.

Ms Allen concluded by having regard to section 104 of the Act, stating that overall the proposal
will have only minor adverse effect on the environment, and is not contrary to the objectives and
policies of the Partially Operative District Plan. She also considered that the proposal advances
relevant matters in sections 6, 7 and 8, as well as the Act’s purpose of sustainable management.

Ms Anna-Marie Chin, an Architect with 16 years experience, provided evidence on the design
concept of the proposed buildings. She stated that the siting and design of the buildings is the
result of a careful consideration of the needs and requirements of a working, active public reserve
and a functional marina. This consideration has recognized that the provision of buildings has an
impact, and the design process has been sensitively carried out to ensure this impact is not only
minimized, but is also enhancing to the existing surroundings. The building design has been
clearly thought out in response to location, use and historic context. The buildings are to be
detailed interest with variations between colour and finishes and detailing to provide a rich texture
and fabric to the ‘sheds’ that will enhance the development as whole.

Mr Buzz March is a director of March Construction, who in 2004 incorporated Queenstown
Marina Developments Ltd (QMDL) which was confirmed the preferred developer for the Marina

praject.

Mr March stated that the on-going management of the marina will be shared between the marina
company and the Council. The Council will be responsible for the upkeep of the above ground car
parking areas and open spaces, while the marina company will have responsibility for the buildings
and underground car park and for the outdoor areas immediately associated with the buildings. He
noted that the precise details of this will be further negotiated with the Council, most likely in
conjunction with a formal lease of the area.

Mr March confirmed that the public will have full access to the floating perimeter but entry to the
fingers against which boats are moored will be restricted for security reasons. In QMDL’s view the
provision of some onshore facilities like a café bar and a chandlery where boat owners and
members of the public can get some lunch, or purchase boating gear are essential elements 1o a
fully functioning marina and boating centre,

Mr Chris Hansen is a Registered Professional Surveyor and a Member of the New Zealand
Institute of Surveyors and the Consulting Surveyors of New Zealand. He confirmed that the
method used by the applicant to determine the original ground level at the site using old survey
plans and mean lake levels was the best method available compared with the age and relative
accuracy of other methods.

Mr Glenn Davis, an Ecological and Environmental Consultant, provided evidence addressing the
Otago Regional Council consents required. He presented a detailed review of the potential
environmental effects associated with the required Otago Regional Council consents, and
concluded that all potential adverse effects associated with the construction and operation of the
marina can be mitigated. Owerall he considered that the environmental effects of the proposed
marina development will be no more than minor.

Mr Ken Gousmett is the Project Manager for the Queenstown Lakes District Council for the
Frankton Marina project. He set out for the Commission the background to the process, and stated
that the Council recognised the need for marina berths through public consultation and submissions
on a proposed amendment to the Frankton Marina Recreation Reserve Management Plan in 2004.
The preference expressed by submitters was for a commercially operated marina. The Council
subsequently sought expressions of interest for a commercial marina in 2004 and selected
Queenstown Marina Developments Ltd (QMDL) as the “preferred developer™.
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5.17 In late 2006 Council and QMIM. entered into 1 Memorandum of Understanding (MOU)
regarding a commercial marina at Frankton. The MOU required QMDL 1o underlake specified
activitics and to gain necessary consents, including the land use consents currently being
considered. Mr Gousmett provided a copy of the Memaorandum with his evidence.

3.18 The Memorandum of Undetstanding and the current consent process have cvolved from a proccss
undertaken by Council with the chjective of providing improved facilities and of improving the
visual appearance of the marina from SH6A, which is the front door to Queenstown. In particular,
it wag considered necessary 1o provide improved facililies for boats at the marina. Furthermare, the
Council has determined, through consuliation, that there is a demand for privale marina [acilities,
While the Council is prepared to facilitate the appropriate development #t does not believe that it s
the appropriale body to provide privale bertbs for boats using community resources. The off-shore
marina awd shore based support facilities are therefore to be provided by private conwunercial
interests who can offer both a commercial facility to boat owners and offer the community positive
benefits for the site. This is the intent of the process undertaken by the Council. Mr Gousmett
noted that should the current proposal not proceed for any reason it is very likely that the Council
will develop the reserve under the existing designation,

519 Mr Peter White, an engineer with Duffill Waits and King, gave evidence about the proposed
servicing of the development, Development of the proposed Marina will require new infrastructure
to be established within the site, particularly for water supply and {or wastewater colleciion and
disposal.  Some alteration will also be needed to existing services crossing the site, and to
stormwater drainage systems. Servicing is proposed as follows:

. Water supply from the existing QLDC network
o Wastewater disposal to the QLDC nelwork which is to be upgraded by QLLDC
. Stormwaler disposal 0 Lake Wakatipu, with treatment of runoff from sealed vehicle
areas.
8.20 He coneloded that the proposed development is located in an established urban area, and that there

is existing infrastructure adjacent 1o the sile that is available lo service the development, with
suitable extension.

8.21 Ms Rebecen Lucas, a landscape archilect, provided detailed evidence. In essence, Ler evidence
was that the subject sitc is presently unattractive and underutilized as a public reserve. It has more
of a private character than a public character. The proposed marinag developnient will enhance the
character of the site and create an attractive public amenity.

522 Ms Lueas considered that the landscape character of the Frankton Arm is modified and less natural
than the more remote areas of the remainder of Lake Wakatipu. She considered that the Frankton
Arm and therefore the subject site have been classified as ORL and not ONL with regard (o
Envirommenl Cowrl decigion C180O9 and the surrounding context and land use of the Arm,

823 Ms Lucas’s evidence was that no significant adverse effects wil] result from the marina
development with regard to naturalness, visibility and cumulative effects.  Positive cfiects will
include the creation of a public amenity and an epportunity to access the more natural and remote
areas ol the lake. 5he also considered that the proposal will not influence the surrounding
mountaing and remainder of the lake, as it is locared within the enclosed landscape of the Frankton
Arm.

8.24 Ms 1tebeeca Skidmaore presented urban design evidence.  She considered that a distinctive foeal
point for copumercial and recreational aclivity associated with Lake Wakatipu exisls around Sugar
Lanc between Frankton Road and the Lake. Since the removal of the previous small marina the
area has evolved in a somewhat shambolic fashion,

825 Ms Skidmore expressed the opinion that the establishment of a new marina presents the
opportunity to cnhance the cxisting facilitics and improve the amenity of he public open space
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corridor.  She concluded that, overall, the proposal has effectively balanced a range of technical
requiretnents 1o achieve a configuration that respects its context and creates a distinctive nautical
activity node in Queenstown. Detailed design features will contribute o the creation of a distinct
sense of place, will improve the comfort and amenity of the area and wiil better enable the general
public to access and engage with the Lake, Owerall, in her view, the proposal has responded to the
tensions between different transport modes and the ability to accommodate parking and vehicle
manoeuving in & manner that does not compromise the amenity of the open space environment,

EVIDENCE O SUBMITTERS

As with the evidence for the Applicant, the following is a summary only of the matters covered
given the detail provided in the evidence. All of the evidence presented forms part of the record of
the hearing,

Ms Cindy Robinson provided [egal submissions on behalf of Wensley Developments - The
Marina Ltd (WIYTM). Wensley is pencrally supportive of the development of a marina in this
location as an appropriate use on the site, but expressed concerns that the intensity of development
on the sife has resulied in a higher aumber of car parks that will detract from the amenity enjoyed
by residents of the Marina apartment complex.

Ms Robinson addressed the permitied baseling, noting that the applicant had not undertaken a
comparative analysis with the scale of activity that could be undertaken as of right, and has instead
limited the assessment to the physical dimensions of the proposed buildings. She drew the
Comnission’s attention to the rclevant rules for the reserve, noting particularly that there arc
conglraints on tmpervious surfaces and car parking. With respect to car parking, Ms Robinson
considered that the effects of the proposed car parks on the Wensley boundary are not anticipated
by the Rural zome. She then traversed the assessment matters and other matters in the Plan relating
to commercial activities, and submitted that the development has focussed on ‘shoe homing’ the
maximum develonment potential on the siic with no regard to the amenity ol adjoining neighbours.

Overall Mz Robinson submitted that notwithistanding thal the marina is an appropriale use of the
area, the scale of the proposal far exceeds that anticipated by the Reserve designation or the
underlying zones, Wensley seck a condition preventing car parking in front of the Marina Bach
development,

Mr Greg Wensley showed the Commission a scale model of the Marina Bach development.
Ms Julie Jaeli, the Managing Director of WDTM, then addressed the Commission on behalf of the
Wensley Developments. She stated that the Marina apartments had been designed to afford
occupants an uninterrupted view of Lake Wakatipu. This outlook would be obstructed by the car
parks. Ms Jack considered liat occupants of the apartments will be disturbed by noise associated
with all-hours use of the car park, and by glarc from headlights and sccurity lighting, and suggested
thai the plans be amended so that the land immediately adjoining the residential zone 1s not used
for car parking but for lawn and low level landscaping. Wensley Developments would also like to
be consulted over replacement vegetation for the willow trees currently lining the foreshore, as they
would like the Bach development to have unobstmcied views.

Mr Michael Parker prescnted legal submigsions on behalf of a number of submilters who are
either mnembers or riends of the Warrington family who own the two residential properties al the
end of Sugar Lane abutling the development site.

Mr Parker staled that iie Frankton Arm is part of Lake Wakatipu and therefore is part of an
Qutsianding Natural Landscape as described in Wakatipy Envivonmenial Society Inc & Others v
Oucenstown Lakes District Council C180/99. He further considered given the nationally
important character of lakes and their margins, and access to them under section 6 of the Act, that
the Plan provisions relating to OQuistanding Natural Landscapes should be considercd.
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Mir Parker expressed concern thal the Waningion family’s concerns had  been fmplicitly
characterised as wishing to only preserve views from their own properties. However, ther
submissiong were based upon (heir enjoyment of not only their properly but its swmoundings and
appreciation of the amenity of the public reserve. Mr Parker submitted that the issue of size and
scate has been by-passed in the Applicant’s case. Nothing has been put forward to substantiale a
marina of the size projected, nor why the buildings have to be the scale proposed, given they are
supposed to be ancitlary to the marine activities.

Mr Parker drew the Comwmussion’s attenlion to the Frankton Maring Recreation Reseive
Management Plan and its provisions relating to commercial activities. He staled the only reference
to the number of berths was a suggested 2003 amendment to the Plan to caler for approximately
75 berths, and he submitted that there is no justification {or the size of the marina or associated
buildings.

As the application had been amended since the application was notified, particularly with respect to
the Staging of the marina, the 15 year duration requesicd, and other changes including the new
access proposal, Mr Parker considered that the application had been substantially changed and
should be re-notified. With rcspeet 10 the permilied bascline, Mr Parker notfed that there is no
statutory or judicial authonty to the effect that what a local authority can do under a destgnation
provides a perntitted baseline for a resource consent application by any other party.

Mr Parker concluded his submissions by stating that it would be artificial to deny that the proposal
would have anything but greater than minor adverse effects, and that the proposal is contrary to the
provisions of the District Plan.

Mr Apthony John Warrington is one of the joint owners of the two freehold properties at the
western end of Sugar Lane, referred 1o ag the “Warrington properties™. Mr Warrington stated that
the family was not opposed to the improvenent of the reserve land, They were opposed to the
proposed buildings in terms of the need for {them, the impact on the Warrington properties and their
nature aud appropriateness (o the acea. He also considered there to be a lack of justification for the
marina and associated buildings. Mr Warrington also considered that there would be a significant
increase in vehicles on Supar Lane with associated congestion and parking problems.

Dr Richard Bruce Warrington siated that his principal objection is 10 the commereial buildings
rather than to the development of the marina iiself or to improvements 10 the open reserve area. He
considered that the Council and community’s desive for a marina did not require associated
commercial developmenl. The fact that the commercial activities are located on land should
require that the applicant explain why they are necessary.

Dr Warrinpton also considered thal the proposed buildings are inconsistent with the reserve
designation. That notwithstanding, the buildings exceed the height limit for buildings in recreation
reserves, and oceupy a greater area than the permitted baseline would allow. The application does
not explain why the excess dinensions are necessary.

Dr Warringlon noted that no conlirmed details are available regarding lture tenants. He stated
that this creates uncertainty abowl key issues such a8 parking demand and service requirements.
With respeet to raffic and parking requirements, Mr Warrington considered that traffic associated
with the commercial developments would act as an impediment to e primary function of the
reserve, being outdoor recrealion. He accepted (hal the merease n raffic into and oul of Sugar
Lane associated with the commercial developrent was a small proportion of the total traffic
through the Frankton Road — Sugar lane intersection. MHowever, he congidered that an increase in
traffic between Sugar Lane and the State highway has a greater impact on through traffic on the
Highway, by increasing the risk of collision, risk taking and driver frustration.

With respect to parking, IDr Warringlon consiclered that the applicant’s estimates were oplimistic,
and considered that the Urban Design panel’s commems highlighted the inadequacy of the
proposed car parking arrangements,
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Dr Wamrington concluded by noting that there was no intrinsic or fundamental need for the
proposed buildings, and did not agree with the applicant that the proposal woutd cnhance the visual
amenity of the reserve. The fundainental effect of the buildings is to replace a natural view with a
constructed one. His objcction relates to the effect of the buildings in the reserve arca - he
considered that they will always get in the way.

Mr Donald Warrington stated that he supported general improvements to the area, such as
landscaping, parking and toilets, and expressed qualified support for the marina.  He was
completely opposed to the proposed buildings on the reserve. e considered that the buildings
were contrary 10 the purpose of the recreation reserve, and were also inconsistent with the Frankton
Marina Recreation Reserve management Plan, He noted that the commercial buildings are not
necessary, citing other examples of marinas within New Zealand tha! did not have associated
commercial activity, Mr Warmnngton considered that alternatives to that proposed could inelude
buildings on a greatly reduced scale, or providing for the conumercial activities in the existing
commerciat strip belween Sugar lane and the Siate Highway,

Mr David Gray Warrington staled that he is the only permanent resident al the Warminglon
family properlics. He considered that commercial development is not appropriate in lhe Frankion
Marina reereation rescrve, Mr Waninglon considered thal there was stili uncerizinty regarding the
adequacy of the design of the marina, particularly given past failures of other marinags, He also
raised concerns with respect to the safety of the Sugar Lanc - State Highway fntersection untii the
roundabout is built some time in the future. Mr Warrington referred to the photographs provided
by the applicant and censidered that they demonstrated the extent of the adverse cffects of the
proposal, oot only on his amenity, but on the whole nature of the area.

Mr Aaron Moodie spoke on behalf of Mr 1an Tulloch. dr Tulloeh is a purchaser of onc of the
Wensley apartmeats, and is concerned about the views from the car park and the cutlook and
privacy of the apartiment.

Mr Timothy Vial presented evidence on behall of Kati Huirapa ki Puketeraki and Te Runaka o
Otakou. He stated that the Runaka opposcd the application and was of the opinion that the marina
was of such a scalc as to adverscly impose on and affect the eultural values associated with Lake
Wakatipu/Whakatipu-wai-Maori, He stated that the propoesal would impose a predominanly
privately owned strugture on a natural and publicly owned resource of high cultural significance to
Kai Tahu. Mr Vial considered that the cumulative effect of the marina and associated on-shore
buildings would he to alienaie tangata whenua from the Lake.

Mr ¥ial noted that the l.ake is listed as a Statutory Acknowledgement in the Ngai Tahu Claims
Settlement Act 1998, which documents the value of the Lake to tangala whenua, He considered
that a privately owned marina of the scale proposed will have adverse eilects on the character and
amenily values of the lake that would be more than minor. He stated that the provision of access to
the foreshore and the surface of the lake for tangata whenua and the public is a pivetal issuc.
Mr Vial considered that the proposal prevents free public access to the surface of the Lake for
tangata whenua and the public. Public access would be limited to the periphery of the marina
structure. This does not maintain or enhance public access (o the surface of the Lake,

Mr Vial considered that section 5(2) of the Act imposes a duty to avoid, remedy or mitipate adverse
effects of the proposal on the Runaka. He considered that the proposal will impact upan the
relationship that Kai Tahu have with the Lake. The protection of the lake from inapprapriate use
and developiment 1s a matter of national importance.

Mr Vial next referred (o the Kai Tabu ki Oiago Natural Resource Mapagement Plan, and
highlighted some relevant provisions to which the Commission should have regard. e also noted
thal there is a duty to actively protect the relationship that the Runaka have wiih the Lake.

Mr Vial concluded that the adverse effects on the Runaka are more than minor and that these
effects cannot be mitigated by conditions. e considered the proposal did not satisfy the threshold
test of section 10410 ef the Act and should therefore be declined.
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PLANNING REPORTS

Planning reports in respect of the Queenstown Lakes applications were received from Paula
Costello, Planner (reviewcd by Tim Willianas, Planner), Keren Neal, Landscape Archilect
{reviewed by Dr Marion Read, Team Leader Landscape Architecture), Malika Rose, Manager
Engineering and Environments {reviewed by Annemarie Robinson, Principal Engineering).

Reports 1n respect of the Oago Regional Council Consents were obtained from Kirstyn Lindsay,
Rescurce Officer and Colin Walker, Senior Resource Officer. This report with drafl permits and
appendices is 119 pages 1n length, Tt details the status of the activity which is discretionary and
cites all the relevant rules [rom the Regional Plan: Water and assesses each application with
particularity. All of the relevant policies are identified and the assessment of effects is precise.
The report is issued under the hand of Mr Sclva Selvaragah, Director Resource Management for
ORC. The Commission has accepted (his report in its entirety,

All of these consents were very comprehensive and were pre-cireulaled 1o the Commission and the
parties prior 1o the hearing. The Commniission has paid particular regard to each of them in coming
10 its decision,  All reports were read at leasl twice, Some of them were lengthy and 10 is not
proposed to atlempt a sunnnary.

Brief conunents thereorn

Pawla Costello’s reporl followed ihe standard form containing an ivtroductory summary and
recommendation sibject to new or additional evidence that the application should be refused,
Ms Costello’s report detailed all of the relevant policies, objectives and rules relating to the whole
spectnum of activities and as well discussed the application of Part 2 of the RMAL In her opiion
consent was able to be granted under scetion 104D RMA but when considering Part 2 concluded
that becausce there were outstanding traffic issucs at that time consent should not be granted. It may
he noted that this opinion was reversed al the conclusion of the hearing at which time the
subimission of Transit in opposition was alive in part only.

Keren Neil’s reporl was contained in a document having some 140 paragraphs, She considered
what is known as (he Pigeon Bay criteria, the Iistrict Wide policies in the plan and concluded that
the development sile forined part of an oulstanding natural landsecape (ONL) District Wide.

Malika Rose dealt with all engineering issues and none were disenabling. She made a number of
recorunendations as fo conditions.

ISSUES AND EFFECTS
INTRODUCTION

This section provides an outlineg and our assessmen! of the various issues relevant to (his
application. Because of the ¢ffects-based nature of the Resource Management Act 1991 (RMA),
we shall review the effects ol the works in tolal on a range of relevant mailers, largely as identified
in the Fourth Schedule of the RMA. This approacii is consistenl with s 104 of the RMA,

In carrying out our assessmenl, we have reviewed (he evidence concerning cach of the principal
issues and the effects on the environment that were brought to our attlention. While we have not
repeated everything we heard we have endeavoured to record here the relevant agpects of the
evidence presented on behalf of the applicant and from submitiers, as well as from the council
officers from QRC and QLIXC and their consultants. At the conclusion of our discussion of each
malter we discuss our [indings with respect to that issue. This, in due course, provides the basis lor
our decision and, in terms of our dutics under the RMA, this section is consistent with s 113{1)(ac)
and s 113{1){ae).

The principal 1ssies in contenlion are;
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1.2

11.2.]

1123

11.2.4

11.2.5

(1) Whether the proposed activities and use conslitute inappropriate use and development {see
s6 RMA (a), (b), (d}, e}, (D;

(1i) Whether the site 15 an oulstanding natural feature or landscape;

(1ii} Whether the adverse affects of the activity on the environment will be minor;

{1v) Whether the activity will not be contrary to the objectives and policies of the relevant
plans;

fv) Whether the proposal is 0o great in scale and effect, particularly the marina.

TANGATA WIILNUA

The relationship of Maori and therr culture and traditions with their ancestval lands, water, sites,
waghi tapu, and other taomga are recogmsed in the RMA as matters of national importance that we
are required "to recopnise and provide for" (RMA 5 6(e)). Furthermore, kaitiakitanga is a matter fo
which we are required to “have particular regard” (3 7(a)), and we are also required (o lake o
accourt the principles of the Treaty of Waitangi, Te Tiriti o Waitangi (s 8},

The oniginal applicaiion was largely sifent on how iwi mignt be affecied by 1ivs proposal. We do
note, however, that a Cultural Lmpact Assessment (CLA) was commissioned by the applicant,
Queenstown Marina Develepments Ltd (QMDL), and a report by Kal Tahu Otago Limited
(KTKO) was submitted amongst further information provided by the applicant after submissions
had closed. This assessment was preparad on behalt of Kati Huirapa Runanga and Te Runanga o
Otakau.

The ClA, among other things, outlined the stalutory and planning framework with panicular
reference to the Ngai Tahu Settlement Act (1998). Schedule 75 of the Scttlement Act explains the
association that Ngal Tahu has with Lake Wakatipu (Lake Whakatipu-wal-macri). The CIA also
emphasized the relevant matters in Part 2 of the RMA, the Otago Palicy Statement, and the
Cueenstown Lakes District Plan.

Lake Wakatipu has significant cultural value to Kai Tahu ki Otago. While there are no known
settlements at the proposed site, there are known nohoaka along the banks of Lake Wakatipu and
on the edpes of Frankton Arm. According to the CIA, given the size of the proposed marina, it
would have a significant effect on cuitural values associated with the iake and further consideration
should be given to providing land-based [acilities for boat storage. Other matlers, including the
mainienance of access to mufiika kai, management of pest species, and effects on waler quality, are
considered to be of less concern, providing any effects are properly managed.

Ms Bridget Allen, who presented planning evidence on behalf of the applicant, reterred to iwi
concerns with respect to the effects of the proposal on landscape, public access and waler quality,
matlers aboul which we shall have more to say later. Ms Allen is a resource management
consnltant with four and a half years experience working as a planner in Queenstown and is a
director of Johm FEdmonds and Associates. She told us that, through (he consuliation process, Kai
Tahw are now satistied with the measures proposed to mitigate any adverse effects on water quality.
Ms Allen also referred 1o the following stalement {rom the CTA:

“It places a privale structure on a natural resource of cultural significance, removing
public access through that arca of the lake, and imposing structures info an otherwise
natural eavironment, "

She said the proposal allows lor both public as well as private use and the marina will increase
public access through the area and onte the marina. She disagreed that the proposed site is a
“patural eaviromment” as the surrounding area has been highly modifled by a wide range of
activities.
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My Timothy ¥ial who is a resource nmanagement planuer with the Kai Tahu ki Otage Runaka
Consultancy (KTKO Ltd), presented the submissions opposing the application from Kati Huirapa
ki Puketeraly and Te Runaka o Otakou. He was accompanied by Ms Francie Diver, who also
spoke to us. Mr Vial told us the rimake remains against the proposal because the manna, as
described in the application, is of such a scale as to adversely impose on, and affect, cultural values
associated with Lake Wakatipu. Contrary to whal we beard {rom Ms Allen {para 11.2.3) he said
thal the proposal imposes a predominantly privately owned structure on a natural and publicly
owned resowree of high cullural significance to Kai Tahw, and will also cffectively vestrict access to
the Toreshore and the surface of Take Wakatipu. He considered the cumulative effect of the
proposat {the marina including the associated an-shore buildings) would be to compromisc the
relalionship iwd have with Lake Wakatipu (see Vial submissions para 28).

The ORC s42A Planning Report, which was prepared by Ms Kirstyn Lindsay and Mr Colin
Waiker, referred to stalutory considerations, canvassing the cultural matters covered in Part 2 of the
RMA, the Otapo Regional Policy Statement, and the Otago Regional Plan. The Planning Report
concluded that, subject to the consent conditions recornmended in the report, the proposal was not
inconsistent with the various clauses relevant to tangata whenua.

The ORC Planning Report also congidered in some detail the requircments, relevant o the
application, contained in the Kai Tahu ki (Hago Natural Resource Managemeni Plan.  Again the
report noted that, providing the recommended conditions of consent are complied with, the
proposed activities are consistent with the policics in the management plan. The proposed
conditiens provide for accidental discovery of any evidence of cultural {or ustoric) interest,

The QLEC s 42A Planning Report prepared by Ms Paula Costello also referred to the two iwi
submissions and the CTA. Wil respect to concerns regarding public access and the scale of the
proposal, Ms Costello, In her report, did not consider thal the size of the marina was such thal i
would domingte the landscape, and she considered that access 1o the foreshore would be enhanced
by the proposal,  The report concluded that 1wl concemns can be addressed by appropriate
conditions, particularly with respeet to water quality during construction and operation ol the
marina.

We acknowledge the opinion expressed by Mr Vial to the cffect that the scale of the proposed
maring 18 inapproprale at this sie aud that tangata whenua values will be adversely affected.
Mr Hardie, in his reply on behalf of the applicant, offered us no opposing view on tiis matler.
However, we note thal the site of the proposed marina is of spectal value to iwi but there are no
known nohoaka sites likely to be disturbed and the area is not especially valued for mahika kai.
The planning officers from ORC and QLDC concluded that the proposal wag not contrary to the
objectives and policies in the various plans and that iwl concerns could be addressed by appropriate
conditions. We agree,

We have paid particular regard to the full subwmissions of Mr Hardie. Oun balance we are of the
view Lhat bolh access and egress to and from the lake will be enbanced by the proposal. There will
be better access to and along the shoreline, There will be aceess (o all external breakwaters, The
waters of the Jake will move freely through the mooring structures. We do nol see Ngai Tahu as
being excluded from taking up berthing rights should it so wish. The exclusivity ol use created by
{he marina structure is very minimal in scale when sel against the area of the lake.

The issue concerning restricted access to that part of ihe surface of the lake that would be covered
by the marna remalns, but the area so restricted must be considered in relation to the averall area
of the lake and the fact that the marina would provide new opportunities for (pedestrian) access o
the lake oi the marina structure. Having considered the evidence pul before us we have formed the
vigw Lhat the relationship of Maori and their culture and traditions with their ancestral lands, water,
sites, waahi tapu, and other taonga would not be significantly affected by the proposal and certainly
not Lo an exlent thal would prevend us granting consent if we are of a mind to do so.
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11.3

11.3.1

11.3.2

11.33

11.3.4

11.3.5

11.3.6

11.3.7

LANDSCAPE AND VISUAL AMENITY

This section reviews in some detail the issues concerning the potential effects of the proposal on
landscape and visual amenity. These are matters about which there can be differences of opinion
among both experts and lay people.

The need to recognise and provide for (as matters of national importance) the preservation of the
natural character of the coastal environment (including the coastal marine area), wetlands, and
lakes and rivers and their margins, and the protection of them from inappropriate subdivision, use,
and development is stated in s 6(a), RMA. Section 6(b) further provides for the protection of
outstanding natural features and landscapes from inappropriate subdivision, use, and development.
The requirement to have regard to visual amenity is directed through s 7(c) relating to the
maintenance and enhancement of amenity values, and we shall refer to this in a more general sense
in paragraph 11.4, below. We have included visual amenity here together with natural character
because they are frequently treated as indivisible parts of a common issue.

Mr Hardie, in his opening submissions on behalf of the applicant, noted the difference of opinion
among the landscape architects as to the appropriate classification for Frankton Arm. He tabled for
us a copy of a decision (C180/99) from the Environment Court: Wakatipu Environmental Society
Inc. and Others v Queenstown Lakes District Council, which, he said, showed that Frankton Arm
cannot be considered an Outstanding Natural Landscape (ONL). Otherwise, apart from noting in
his opening submissions that the applicant considers the size of the marina, and its scale within the
overall landscape, to be appropriate, Mr Hardie left most of the detailed evidence on landscape
effects to the applicant’s expert wilness, Ms Rebecca Lucas. We also heard evidence on behalf of
the applicant concerning these matters from Ms Bridget Allen, Ms Rebecca Skidmore and Ms
Anna-Marie Chin.

Ms Bridget Allen, as we have noted above (para 11.2.5) is a resource management consultant and a
director of John Edmonds and Associates, Queenstown. She introduced several photomontages
including views of how the proposed marina will look from various viewpoints around Frankton
Arm, and also comparative views from the two residential properties (Warrington's) adjacent to the
site.

Ms Rebeeea Lucas is a consultant landscape architect with 15 years experience and is a principal in
the Queenstown office of Peter Rough Landscape Architects. She told us that particular attention
has been given to the design and content of public space within the development as its location
adjacent to and on the lake has important amenity values.

Ms Lucas went on to say that Frankton Arm has significant visual and amenity values to both
residents and visitors to the area. It does, however, have a different character to the rest of Lake
Wakatipu, which has much less development around the lake edge and, thus, has a much higher
natural character as it contains little built form (with the exception of Queenstown Bay), is less
modified, and includes areas of indigenous vegetation.

A visual assessment (prepared by Peter Rough Landscape Architects ~ June 2007) was completed
as a part of the resource consent application and this was included as Attachment 5 of Ms Lucas’s
evidence, The assessment showed that the marina and its associated on-shore development will be
visible from viewpoints within Frankton Arm but will not generally be visible away from Frankton
Arm, excepl at higher elevations. When viewed from the northern side of Frankton Arm the
development will have a backdrop of water and will be visible, particularly from nearby. Howewer,
when viewed from the southemn side of Frankton Arm the development will have a more diverse
backdrop made up of built form, vegetation and topography, and will be more difficult to see.
Ms Lucas also said the surrounding landscape character is modified and includes residential and
commercial use. Frankton Arm is also popular for boating and various other water-based activities,
and there are many moorings and jetty structures around the lake edge. She said a marina in the
proposed location is, therefore, not an unexpected use within Frankton Arm. We note that a
structured access to and from the lake (a jetty and sheds) have been in place at this site at least
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before 1898 and boats and their berthing has been an accepted part of the landseape for very many
years.

11.3.8  According to Ms Lucas, views across the lake and up to the surrcunding mountains and hills,
including The Remarkables and Peninsula Hill (both Outstanding Natural Features), are possible
from the proposed site. In her opinion, views of these Outstanding Watural Features will not be
compromised by the presence of baats and the landscaped reserve in the fareground, particulatly
when compared to the foreground provided by the existing site.

11.3.9  Ms Lucas then turned to the views of the proposal from the Warrington properties, as shown in the
photopraphic simulations. These properties include two lonses situated on land adjacent to the
reserve and opposite the existing boat ramp. TFrom these properties the buildings associated with
the proposed marina development will be partieniarly visible along the lakelvont. We shall reler
later to the Warringlons’ submissions on Lhis aspect of the proposal.

11.3.10  Ms Lucas said the buitdings asscciated with the proposed marina would obscure the castem poriion
of the lake [rom the view that is possible from the Warrington properties (Attaclimernt 5 in her
evidence). The Remarkables, however, will remain visible and, with the removal of the foreshore
willow trees, will be more visible in summer, She said the most significant difference in the view
from these properties will be (he change in the character of the site, {rom an informal readway/boat
ramp and willow trees with a more private character, to a more formalised public use including
buildings. We were told that the permitted bascline for the site allows for buildings to be located in
the position proposed. She said the applicant could have maximised the height of the buildings
within the permitted envelope and used a flat roof. Howewver, she did not consider flat-roofed
buildings to be appropriate at this site and preferred the gabled roof form that has been proposed
becausc it relates well 1o the lakefront situation and mimics the boat shed form commaonly Tound
around Frankton Arm,

11.3.11 ™s Lucas maintained that both the Warringlon properties would retain views that include a portion
of the lake and significant arcas of mountain. Although these views will be changed by the
addition of lhe proposed marina buildings and the marina structure itself, she considered these
alentents to he not unaliractive or inappropriate within the surrounding context of Frankton Arm
and, in particular, the lakeside reserve status of the adjoining land.

11.3.12  An importani matter for us to consider in our decision, when reflecting on the effecls of the
proposal on natural character and visual amenity, is what fevel of protection, if any, is atlached Lo
the sitc and the surrounding landscape in the district plan. We note that during the hearing there
was some divergence of opinion on this malter and Ms Lucas spenl some Hime giving us her views,
Becausc of its relevance we shall repeal here much of what she told us in her determiination of the
appropriate landseape calegory by which to assess the visual eflfeels of the proposal.

11.3.13 Ms Luecas said that the site and the surrounding landscape bas been analysed as required by Section
5 of the QLIDC Proposed Operative District Plan (PODP). Based on (his, the determination of
landscape category must be decided and the relevant assessment matters appled to the proposed
development. Lake Wakatipu is zoned Rural General {(RG) so the options for classificalion are
Outstanding Natural Landscape (ONL), Ouistanding Natural Fealure (ONF), Visual Amenity
Landscape (VALY ar Other Rural Landseape (ORL).

11.3.14 TIn Wakatipu Envirenmental Society Incorporated (WESI) and Others v Cueeenstonn Lakes
Disiriet Conneif (QLDCY, C1303/99, [Lake Wakatipu was included as ONL and the Wakatipu Basin
was left uncategorised but exchuded from ONIL. According to Ms Lucas, Frankton Arm was also
excluded from ONL and included in the uncateporised Wakatipu Basin area by a line being drawn
inside the entry to the Frankton Anm from Kelvin Grove duc north to the northern side of the
Frankton Arm. A map (Map 1) showing these details, which was last updated in September 2007,
was included in Atlachment 9 of Ms Lucas’s evidence, Ms Lucas agrees wilh the decision in
WESI and Others v QLDC to exclude the Frankton Arm from the remainder of Lake Wakatipu,
which is calegorised as ONL (District Wide). She gave a number of reasons and cited a {urther
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11.3.15

11.3.16

11.3.17

11.3.18

11.3.19

11.3.20

11.3.21

decision from the Environment Court (C73/2002, Wakatipu Environmental Society Incorporated
(WESI), Lakes District Landowners Incorporated (LDLI) v QLDC) as to why Frankton Arm may
be considered as being its own landscape.

Ms Lucas went on to say that the Frankton Arm landscape must now be categorised as either VAL
or ORL since it cannot be categorised as ONL because the Environment Court had excluded it as it
has a very different characier compared to the remainder of the lake. Although Frankton Arm has
important visual amenity and landscape values it is not pastoral or Arcadian and it is, therefore,
difficult to categorise as VAL. The level of development, including residential and commercial
surrounding the lake within Frankton Arm, is also too high for it to be considered a VAL. The lake
within the Frankton Arm does provide a foreground to views of The Remarkables (ONL) but
according to Ms Lucas the foreshore surrounding the lake is not typical of a VAL and does not
have significant value. We note that this evidence is credible in particular with regard to the
subject site,

Ms Lucas said that the only remaining category option available, according to the PODP, is ORL.
Although she did not consider it particularly appropriate for Frankton Arm to be described as this
category either as it does not have rural characteristics, she said the remainder of the definition for
other rural landscapes does seem applicable. She referred to the definition in Parl 4.2.4 of the
Proposed Distriet Plan for Other Rural Landscapes, which says:

"The other rural landscapes ave those landscapes with lesser landscape values (but not necessarily
insignificant ones), which do not gqualify as ewstanding natural landscapes, or visual amenity
landscapes.”

As we have noted, Ms Lucas considered that Frankton Arm has important and significant landscape
values including visual amenity values and landscape values but it is not an ONL ora VAL, On
this point she disagreed with the Lakes Environmental landscape architect’s conclusion (QLDC
5 42A Report) that Frankton Arm should be classified as ONL.

Ms Lucas referred us again to WESI and Others v QLDC (para. 99) where, in discussion aboul
identification of Outstanding Natural Landscapes, the decision stated the following:

... ascertaining an area of ewistanding natural landscape should not (normally) require experts.
Usually an ouistanding natural landscape shouwld be so obvious (in general terms) that there is no
need for expert analysis. The question of what is appropriate development is another issue, and
one which might require an expert opinion. Just because an area is or contains an outsianding
natural landscape does not mean that development is automatically inappropriate.”

Ms Lucas said that the marina is an appropriate development to locate within Frankton Arm given
that it has a more modified character than the rest of the lake and it is already a popular location for
recreational boating. In her opinion, the integrity of the surrounding ONL such as The
Remarkables, Peninsula Hill and the remainder of the lake will not be compromised by
development of the marina proposal.

We have already noted above (para 11.3.16) the contrary views of the Lakes Environmental
landscape architect with respect to landscape assessment. Ms Lucas, in her evidence went on lo
discuss these views in some detail and we shall return to this later in our consideration of the
planning reports.

Given Ms Lucas’s opinion that the only appropriate category for Frankton Arm is ORL, she went
on to discuss the various ORL assessment matters in relation to the proposed marina development.
We shall not repeat all that she said here as much of it comments on the visual assessment to which
we have referred above (para 11.3.7 et seq) and/or otherwise discusses aspects of the design, such
as earthworks, planting and building design, intended to mitigate the visual and landscape effects of
the proposal.

Ms Lucas repeated her assertion that the proposal is an appropriate development for the site due to
the existing modified nature of the surrounding landseape and the existing use of Frankton Arm. In
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her view, the marina development will not detract froni the natural character of the Jake or from the
surroundimg mounlams. Overall, Ms Lucas considered that the visual effects of the marina will be
limited and, when compared to the existing neglected state of the site. visual effects may be
considered posilive. We accepl this latier assessiment.

11.3.22 We note at this point that other sub-seclions of section 6 are more pertinent and relevant than
scotion (b).  We find (hat subsection (a) applies and subsections (d) and {e} arc pertinent. We
accept that this is an area where matters of importance under section & apply.

11.3.23 Ms Rebecca Skidmore 1s an urban designer and landscape architect. She presented evidence 10 us
on behalf of the applicant on urban design and alse meniloned the impact of the proposal on views
to the lake and the surrounding mourtains. She told vs that the overall site layout as evolved with
careful consideration of the opportunities to maintain and enhance visual connections between the
lakeshore and the wider landscape setting. Ms Skidmore said the building elements within the site
have been broken mte & number of discrete etements so as to maintain clear view shafts from Sugar
Lane to the lake and the mountains heyond,

11.3.24 Ms Anna-Marie Chin, in her evidence on hehalt of the applicani, referred to the visualizations
introduced to us earlier by Ms Allen {para 11.3.4) and described the design and layout of the
buildings. Thesc are relevant matlers in our consideration of the effcet of the buildings on visnal
amenily. Ms Chin is an architeel and is a principal in Crosson Clarke Carnachan Chin Architects
based in Arrowtown. She told us that the proposed buildings had been located towards the west
end of the reserve, next to the existing boat ramp, so that the reserve remains the niain focus when
entering the site from the state highway, and also from the Frankton end of the public walkway.
She noled that the proposed siting of the buildings would place them in fronl of 1he two residential
buildings on the other side of Sugar Lane and, to show the effects on these dwellings, computer-
generated visualizations have been prepared showhig how the views from the two residential sites
will be affected. As we have noted, these were altached to Ms Alien’s cvidenee.

11.3.25  Ms Chin said the buildings have been located to provide as imuch effective aud useful open space
as possible. There are a serics of eight buildings or sheds, grouped together in twos. The building
forms have been derived from the vernacular boatsheds prevalent on this side of Lake Wakatipu
and she described the process that had led to the final design. She told us that the building heights
had been carefully considered and were governed by the need to provide useful commercial space
above the underground car park. She said the visualizations provided by the applicant show the
buildings in base form only and the acteal buildings would have a variety of Mnishes and interior
cut-outs such as windows and openings.

THE SUBMITTERS

11.3.26 We shall turn now io the submitters, a munber of whom raised significant concerns relating to
natural chavacter and, particularly, visual amenity, We have previously referred {o fwi views
expressed in the C1A {para 11.2.4) and presented to us by Mr Vial {para 11.2.6) conceming the size
of the proposed marina and its scale within the landscape of Frankton Arm, and we have noted the
fwi view that fangata whenoa values will be compiomised to some degree.

11.3.27 Mr Michael Parker appeared before us as counsel representing a number of parties including,
substantially, the Warrington family and friends. many of whom also made individual submissions
penerally opposing the application.  Some of these peaple also presented evidence to us and we
shall refer to their subinissions later in relation to the various issues we are considering.

11.3.28 In his opening legal submissions, Mr Parker remindec vs of the relevant provisions in Pat 2 of the
RMA and also in the Parlially Operative District Plan (POIX?). He also ceferred us to WESY and
Qthers v QLDC (C180/99), which was also quoted by boily Mr Hardic and Ms lucas, and which at
paragraph 107(2) said:
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11.3.29

11.3.30

11.3.31

11.3.32

11.3.33

“We find as facts that:

(2) Lake Wakatipu, all its islands, and the surrounding mountains are an outstanding
natural landscape.”

Mr Parker maintained that this was a clear statement and as Frankton Arm is part of Lake Wakatipu
it is also part of that ONL. He did not consider the A71/2004 decision referred to on Map 1,
included in Ms Lucas's evidence as Attachment 9, was relevant since it is a decision on the
Queenstown Gardens and makes no finding regarding the classification of Frankton Arm.

Mr Parker also referred to us, for our consideration, Part 4.2.4(1) of the PODP:

The landscape provides both a backdrop to development as well as an economic base for much
activity ... .. it is necessary fo ensure that .. .. development and associated activities are
managed to avoid remedy or mitigate any adverse effects resulting from the pattern of development
and the Jocation, siting and appearance of buildings... ... The hill and mountain slopes
surrounding the lakes assume greater importance because of their role in providing a setting for
the lakes...

He said the key issue for ONL is stated to be protection from inappropriate subdivision, use and
development where the activity may threaten the openness and naturalness of the landscape.

We have already observed above that whether the proposed development is “inappropriate” is a,
and indeed is the, principal issue.

Mr Parker said his clients’ opposition to elements of the proposal (in particular the buildings) has
been implicitly characterized as wishing only to preserve the views from their properties. He said
questions relating to the scale of the buildings have to be questioned, both as to their size as well as
the need to locate them where they will seriously detract from the views that are presently available
at the proposed site. He considers that size and scale, with respect to the need for a marina of the
size proposed and the associated buildings, are issues that have not been properly addressed by the
applicant. He said this is not to say that an appropriately scaled marina and limited building
development that did not obscure views out over the lake could not be accepted.

Mr Anthony John Warrington is one of the joint owners of the two properties that are side-by-side,
and immediately adjacent to and overlooking the reserve land and the boat ramp. The Warrington
properties front Frankton Road and what is known as Sugar Lane. Both properties have rights of
way to enable access from the rear. He told us that his family has a 51-year association with the
area. Much of Mr Warrington’s submission referred to the loss of amenity values imposed by the
proposal but he made it quite clear to us that the size and location of the buildings associated with
the proposed marina development, and the effect this would have on the views from the family
properties, was his greatest concern, He felt there had been insufficient consideration of other
options or alternative sites,

We then heard from Dr Richard Bruce Warrington who told us he was part of the third generation
of his family to have enjoyed the special character of the reserve. His principal objection to the
proposal relates to the commercial buildings. Despite a desire among the community and QLDC
for a marina, he said it does not immediately follow that such a facility (in his words) “requires co-
located but guite separate commercial development for successful operation. The provision of
improved amenities such as parking, public space and landscaping also in no way requires
commercial development.”

Dr Warrington said his objection does not hinge on whether or not the visual impact is ameliorated
by setbacks, view corridors and gabled roofs, and nor iz it measured by how much of the view is
obscured. He simply does not accept that the view will somehow be greater if he can see more of
the mountains with corrugated iron (buildings) in place of willow trees. While he strongly objects
to the impact on the view from the family houses, he is more concerned about the impact of the
buildings on the reserve itself. Again, in his words: “... the buildings will always get in the way "
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11.3.37

11.3.38

11.3.3%2

11.3.40

11.3.4]

Mr Donatd Warrington then spoke to us in a similar vein. His main concern is the proposal to
construct four two-stareyed commercial buildings on a public recreation reserve. In his submission
he said thal these butldings would lic directly in the line of the view from the two Warrington
properties, across Frankton Anm to The Remarkables. He considered thai the photemoentapes
provided by the applicant falled to properly show the effect on the views from thelr properties.
Because of this, the family had taken the frouble to prepare their own pholomontages,

The last niember of the Warrington family (o appear before us was Mr David Gray Warrington who
is the only pemmanent resident in the area, having lived there for nearly 27 years. He lives at
323 Frankton Road (Lot 2 DP20241). In his own words he told us how “the mageificent vista of
fake and mousiains” from his house would be lost and replaced with two-storey buildings. He also
referred to the photomontapes prepared by the Warringlon {amily, which he considered reveal the
real hmpact the buildings will have on the views from their properties. Copies were provided for
us.

We also heard submussions from Wensley Developments The Marina Limited (WDTM). This
company s current]y building a 27-apartment complex at 875 Frankton Lane, which is located off
Sugar Lane near the entrance from (he Frankton - Queenstown State Highway, Firstly, Ms Cindy
Robingon, a solicitor (Dungan Cotterill, Chrisichurch) presented legal submissions on behalf of
WITM, She sald WDTM is gencrally supportive of the proposal but has concerns about the
increased number of car parks associaled with the development and the effect this will have on
residents in The Marina apariment complex, While this impacis on various amenity values, which
we consider later in paragraph 11.4, there are also visual effects to consider.

s Robinson submitied that the scale of the marina propesal greatly exceeds that which could
occur as of right under the Reserve B zone although she acknowledged that marina activity is
appropriate for the area. She indicaled thal the proposal to locate car parks i front of the lekeside
units would affect the views from those units, among other things. She sought a condstion that
would prevent car parking in front of the WDTM apartment development,

Ms Julie Jack also appeared on behalf of WIYTM and she is the managing dircctor of the company.
She told us that the apartiment complex has been designed to take advanlage of the spectacular
views of Lake Wakatipu and the surrounding landscapes. Placing a car park in front of the
development will cause significant adverse visual effects and generally limit the views available,
particularly to occupants of the lower floors. She did not consider that the provision of a hedge, as
proposed by the applican!, would remedy her concerns as no details have been provided. She did
acknowledgze that the arca in front of the apartments is for public use,

The visual effects of the proposal were piven considerable attention in the QLIXC s 424 Planning
Report. In order to assist us in forming our own views on these matters, we shall first turn to the
advice provided by the two Lakes Environmental landscape architects.

LAKES ENVIRONMENTAL LANDSCAPE REFORTS

Ms Keren Neal prepared a landscape report for the QLDC s 42A Planning Report. Ms Neal, who is
a landscape architect employed by Lakes linvirommental {a service contractor lo QLDC), did ne
appear before us and we were, thus, unable 1o ask her questions.  Her report, however, discussed
landscape issues at some lenpth. We do not propose to repeat everything she said but, since her
report offered vs a different perspective (to thal of Ms Lucas) on landscape asscssment relative 1o
the proposed site, we shall refer 1o some of Oher tmportant points.

Ms Neal’s report drew our attention to Section 4.6.1 in the Partially Operative District Plan
(PODP), which states:

“The lakes and rivers of the Queenstovwn-Lakes District ofl flow into the Chetha River. The tlree
major lake catchments of Wokatipn, Waonaka and Hawea feed the Chaha River, joined by the
Cardrona River and other smaller steams before the Clutha leaves the District.  With the
District's excellent climate, the lakes and rivers ave also outstanding natural features, with high
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11.3.42

11343

11344

11.3.45

natural and scenic values, providing habitais for a range of indigenous and acelimatived bird and
Jish species. ™

Her report went on 1o say {hat the PODP maps {Map 1, Appendix 8a, Dec 05) indicate (hat the
Frankton Arm portion of Lake Wakatipu les within a Visual Amenity Landscape (VALY although
the line delineating it as such 1s understood to be indicative only and, thus, the area is open to
further landscape analysis. We note that this classification is not readily apparent to us on the
September 2007 version of Map 1, which was included in the appendices to Ms Lucas’s evidence.

In paragraph 23 of s Neal’s report she maintained that, under the scale of individual landscape
unit criteria set oul in the C7372002 Environunent Courl decision (also referred to in Ms Lucas's
evidence, see paragraph 11.3.14 above}, the shape and size characteristics of Iranklon Arm would
not render it as a separate landscape but a portion of the wider Lake Wakatipu feature. 1n this
respect she disagreed with Ms Lucas. Furthermere, according to Ms Neal, the geomorphological
and natural values ol Frankton Arm render il consistent with the remainder of Lake Wakatipu.
Later, in a sutmmary of landscape assessment criteria, Ms Neal notes that historic use of the land on
the lower slopes surtounding Frauklon Arm has heavily influenced the aesthetics of this portion of
the wider landscape that exists today, atthough overall a natural, wild and unkempt aesthetic pattern
retgns, For this reason, she considers that the subject site is both visually and pliysically part of the
wider Lake Wakatipu landscape, deminated by the vast lake surface and the near and distant
mounlain backdrop, Given this, she considers that the site forms part of an Ouistanding Natural
Landscape — District Wide (ONL) and she used this as the basis for her assessment.

The policies in the PODP (Pan 4.2.5(2)) for Outstanding Natural Landscapes (Districl
Wide/Greater Wakatipu) are as follows:

(a1} To maintain the openness of those outstanding natwal landscapes and features which
have i open character df present.

() Tu avoid subdivision and development in those pavty of the astanding natiead
landscapes with finle or ne capacity to absorh change.

{c} To allow fimited subdivision and development i those areas with Mgher potentiaf 1o
absorb change.

{d Yo recognise and provide for the importance of protecting the natwralness and enhancing
amenity vafues of views from public roads.

In her landscape assessment (pava 41} Ms Neal said il is also important o look at the context of the
exisling environment and what is permitted to occur within each of the zones. She noted that the
terrestrial porlion of the site is highly modified with commereial and residential activity, as well as
informal areas where vehicles and trailers park, sometimes for long periods of ime. The aquatic
porlion of the sile is, by comparison, principally unmodified, the exception being jetties faunching
ramp and moorings close to the lake edge itself. These matters also relatc to general amenity
vatues and we shall have more lo say about this later {para 11.4).

In paragraph 74, Ms Neal reminded us of section 4.2.4(2) of the PODP, which she said states the
issue with regards 10 ONL:

"The outstanding natural landscapes are the romantic Tandscape - the mountaing and the lokes -
fandscapes fo which section 0 of the Act applies.  The key resource managemend fssues within
ontstanding notural fandscapes ave thelr profection from inappropricte subdivision, nse o
development, pariicelarly where activity may threaien the landscapes operness and naturalness. "

Whilst she considered that the proposed landscape treatment will protect the openness of the ONL,
given its location along the very edge of Lake Wakatipy, she did not feel that it will protect the
naturalness that the foreshore beach area currently exhibits, which is predominantly congistent with
the foreshore around the remainder of the lake. The proposed series of construcled and buili
elements will, in Ms Neal’s opition, reselt iv 8 landscape character that s more akin to the

Foss Dowling Marqual Griflin 24 21 24 Jucenstown Mari



commercial precinet of the Central Queenstown wharl area than it is to the naturalness of the
remainder of the lake edge.

F1.3.46 Ms Neat then went on te assess the marina (lake) parl of the propesal. After discussing the effects
on general amenity and recreation, which we shall consider later, she said in paragraph 93 that the
scale of the proposed marina will undoubtedly render it adversely visually dominant and obtrusive
in the presently predominantly open and unobscured Frankton Amm portion of the lake, when
vigwed fromt various surrounding public and private vantage points. In her opinion the proposed
marina will not be compatible witly the scenic and amenity values of this portion of the ONL. She
wen! on n her report to say that the proposat will introduce buiit form into a currently larger
wi-modified (by built form) portion of the lake and this extends to the landscape treatment along
the foreshore, which will signiftcantly alter the character of this part of the lakeshore.

11.3.47 Ms Neal considers that, generally, the entire development will resnlt in a modified landscape
characler, wilth liltle regand given {o preserving the existing beach and lake edge and, should
consent be granted, the perception of the portion of the site zoned Rural General, being part of an
ONL, will be degraded. She concluded that the proposal does not give particular regard to the
amenity of the adjacent residential properties or to the issues, objcctives and policies of both the
Low Density Residential and Rural General zoning, and nor does it proteet the existing open space
or nalural character values of the lake or its surrounding ONL. 5he stopped short, however, of
suggesting (hat the application should be declined and recommended a number of conditions in Lhe
evenl that consent is granted. Her dissertation overlooks the reality of the designation number 165
for “Frankton Marina Recreation Reserve”™, Thal recreation reserve exisls i law and in fact.

11.3.48 We turn now lo Mr Antony Reweastie, who is alse a landscape architeet croployed by Lakes
Environmental., He appeared before us in lieu of Ms Neal and told us he was in general agreement
with Ms Neal’s report. He supported Ms Neal’s view that the whole of Lake Wakatipu, including
trankton Arm is an ONL. In this respect, Mr Rewcastle cited Environment Court decision
C90/2005 (WESH v QLDC), which he sald makes 1t mandatory, when assessing resource consent
applications in a rural zone, to deleomine the landscape category {(classtfication). The decision
states:

"The High Court in Queenstown Lakes District Council v Trident International Linited has hefd
rhat i is an error of law not to assipn fand zoned Rural-General fo one of these three calegories of
fandseape even if the site could be regarded as part of a peri-urban landscape. ™

11.3.49 Mr HRewcastle agreed with Ms Neal's conlenlion that the landscape effecis of the proposal will be
significant and the buildings in particular, ziven their scale, may be perceived as being of an
industrial/commercial nature and will detract from the wider views presently available at the site.

11.3.50 Mr Rewcastle suggested that the views could be improved if the buildings were spaced wider apart
or, perhaps, if half the second building could be eliminated from the proposal. This, he said, would
increase the amount of public space available and also provide a view shafl through to the lake and
mowntains {fom the Wartington properties, Mr Rewcastle does not accept the argument thal
veplacing (rees with buildings is acceptable, as put to us by the applicant. He did, however,
acknowledge thal some of the positive eflects, including increased recreationdd opportunities and
upgrading public space, could po some way wowards balancing the negative cffects.

11.3.5] Finally we need to consider what Ms Paula Costello, who prepared the QLDC s 42A Planning
Report, made of the various opinions concerning landscape effects on natural characler and visual
amenity. Ms Costello is a planner employed by Lakes Environmental. She confinned that the site
is zoned Rural General and Low Density Residential under the PODT and that both areas are
subject to an overlying designation (No. 163) — the Queenstown Marina Recreation Reserve.
Later on in her report she refers to this designation as the Frankton Marina Recreation Reserve
fwhich is correct). Whatever the designation is calied is less imporiand than the fact that it is
apparent that marina developmeni is contemplated at the site and we accept her contention that the
rules in the PODP allow the requiring authority (QLIMC), if it so wished, to cstablish multiple
buildings associated with marina use on the reserve land.
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11.352 Ms Costello, in the s42A Report, referred 1o the present character of the reserve and the land
around the site. She noted that many of the surrounding siles aperate as commercial premises wilh
a focus on waler-hased businesses, and other marina-relaled lacilities such as the existing inlet in
which boats are moored, and the existing boat ramp and Fisherman’s Pier. The general appearance
of the area around the proposed site, in her view, is dominated by commercial buildings, boat
storage and informal parking, and is generally not in keeping with the character traditionally
assoctated with either the Low Density Residential or Rural General zones. In these respects, she
considered that the proposed uses of the site will not have any significant adverse effect in terms of
the character of this area and that the design of the buildings would gencrally be in keeping with
the marine-based character of the reserve and its connections to the lake.

1i.3.53 Ms Costello, in noting the two conflicting opinions with respect to the landscape classification for
Frankton Arm among the three landscape architects (Ms Lucas for the applicant, and Ms Neal and
Mr Rewcastle for QLDC) and her own lack of specialist knowledge in this area, chose to discuss in
general terms her opinion of the effects of the proposed marina stiucture situated on the lake rather
than focusing on the mattess that specifically relate to each landscape category. Having canvassed
the opinions of both Ms Lucas and Ms WNezl, she formed the view that the proposed marina
structure on the surface of the lake and associated tethered craft, while visible on the lake in this
location, will not have a significant adverse effcct in tenns of the landscape, character and amenity
of Frankton Arm.

11.3.54 Tn considering landscape and visual amenity in terins of the objectives and policies of the PODP,
Ms Costello said in the Planning Report thal the proposal is not entirely consistenl with these
policies given that the nature of the wmarina development will result in structures that are not
necessarily ‘in harmony® with the form of the landscape (being of a more natural line and form),
and whereby colours will not be complementary with the dominant colours of the landscape. She
did note, however, that the on-land buill form proposed will ulilise natural materials in
construction, and that structeres will nol be localed on the skyling, ridges, or prominent slopes ot
hilltops, TIn light of this she concluded that the proposal is not contrary to the objectives and
policies and will not significantly disrupt the visual coherence of the location.

11.3.55  With reference to Part 2 of the RMA (5.0), Ms Costello reported that, while the natural charncler of
the lake is recognised as a matter of national imporiance, n the context of this application there is
not considered to be any significant risk of any loss of natural characier of Lake Wakatipu, given
ihe existing character ol the area.

11.3.56 In his reply, on behalf of the applicant, Mr Hardie disagreed with the view expressed by the Lakes
Environmental landscape archifects that Frankton Am 1s part of Lake Wakatipu and 1s therefore
part of that ONL. He also took issue with Mr Parker’s similar view based on paragraph 10(2) of
WEST and Owhers v QLDC (C180/99) {see para 11.3.28 above), and he referred us again to
paragraphs 107(4), 108 and 111 of the same deecision, plus Appendix 11 and alse Plan Map
Appendix 8A and its legend, and said the Wakatipn Basin was clearly excluded.

11.3.57 Mr Hardic also reminded vs that we must take account of what the POTIP presently permits.

11.3.58 T will be readily apparent that the effects of 2 proposal such as this on natural character and visual
amenity are subjective. Turthermore, 1o the extent that these offeets arc considered adverse, shey
are not casily avoided, remedied, or mitigated. The Warnngton family and their supporters, quile
clearly, consider the wisual effects of the proposed buildings to bhe unacceptable and,
understandably, have expressed their opposition to the proposal asg it presently stands. Ms T.ucas,
on the other hand, who provided us with expert evidence on landscaping on behalf of the applicant,
concluded, as wo bave noted above (para 11.3.21), thai the marina development will not detract
from ihe natural character of the lake or from the surrounding mountaing and that the visual effects
of the marina will be limited, In her opinion, when compared to the existing heglected state of the
gile, visnal effects may be considered posilive. We are mindful thal Ms Costello, in the QLDC
5 42A Planning Report, gensrally came 10 a similar conclhusion,
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11.3.59 We are left with having to draw our own conclusions in light of dilfering opinions as to the extent
to which the proposed maring development will adversely impact on the natural character of the
area and 1ts related visual amenmity values, As will be apparent, the conflieting evidence from the
landscape architects larpely related to the choice of an appropriate landscape classificalion for
Frankton Anm and its foreshore. We were presented withh 8 great deal of evidence, partictlarly
from Ms Lucas, on behalf of the applicant, and also in the landscape report prepaced by Ms Neal
for the QLDC s42A Planning Report, as to what they each thoupght was the appropnate
classifieation by which to assess the landscape aspects of the proposal.

11.3.60 Ms Luecas presented us with a lengthy argument as to why assessment as an Cutstanding Natural
Landscape (ONL) was not necessary ang, it secimed to us by a process of elimination, she deduced
that the proper eategory was Other Rural Landsecape (ORL). Ms Neal, on the othier hand, supported
by dMr Rewcastle, was of the view that Franklon Arm was part of Lake Wakatlipo and, thus, should
be considered as an ONL, and that lhis was the apprapriate classification by which to assess the
iandscape effects of the proposal.

11.3.61 We found Ms Lucas's evidence in respect of these matters reasonably compelling and we could,
arguably, if we were of a mind to do so, consider the landscape effects of the proposal on the basis
that Frankton Arm is an ORL. However, given the imporlance of this matter in this decision, and
nol wishing to disregard the views presented by Ms Neal in her landscape report, and Mr Rewcastle
at the hearing, we prefer to take the more conscivalive approach and consider the landscape effects
of the proposal as if Frankton Arm was categorized as an ONL, this being the more severe test. Ms
Lucas, in Attachment 10 of her evidence, provided us with her assessment of the effects of the
proposal based on QNI classificalion. Generally, we agree with her assessment.

11.3.62 We have also been puided by the reforence in Ms Lucas’s evidence (para 11.3.14) to HEST and
Otliers v QLDC {C180/99), which slates, a5 we have alveady noted (para 11.3.17), among other
things:

" Just because an areq iy or comfaing i oulstairding natwral lendscape does nor mean that
development iy atomeaticedly mappropriate”

11.3.63  And as already stated we are of the opinion that s 6fa) cleaily applies and we are bound to
recognize and provide accordingly.

11.3.64 Mr Parker’s statement, in referring to Parl 4.2.4(1) of the PODP, and which we have also noled
above (para 11.3.29), is also relevant:

“The key issue for ONL is stated to be protection from Inappropriate subdivision, use and
development where the activity may threqien the openness and naturalness of the landscape. ”

113.65 Ms Neal, in her report, belpfully drew owr attention to the policies in the PODP for landscapes
categorized as ONL and we have previously noted these in paragraph 11.3.43 above. While we
acknowledge thal the marina will be visible from various places around Frankton Arm, and Ms
Neal's rescrvations, based on the cvidence before us we do not consider that any of the four
policies contained in the PODP wil] he significantly compromised by the proposed development.

11.3.60 Furthermore, we consider Lhat the proposed marina cannet be viewed in isolatien but must be
cansidered in the conpany of the range of other developments and activities around the lakeshore,
both of a cormmercial as well as a residential nature, and we heard no evidence to convines us that
the imposition of the proposed marina on this landscape will detract from the gencral grandeuar of
Frankton Arm and the swrrounding mountains.

11.3.67 In this decision we must be mindful of our responsibilitics i terms of s 6{a} of the RMA to
recognise and provide for the protection of the lake and its marging, and also any oulslanding
natural features and landscape, from inappropriate subdivision, use and development. As was
pointed out to us by Mr Parker {para 11.3.64), this theme is also repeated in the PODP in reference
10 ONL. The key word in the Act is the word “inappropriate” and whether or not we consider the
marina proposal is an inappropriale activity at this site, from the point of view of landscape and
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natural character. ©On the basis of the evidence before us, and given the extensive level of
development that already exisis around the lakeshore and at this site, we do not think that a imarina
catering for small boats can be considered an inappropriate activity at this location, whether or not
(ONL is the correct landscape category.

11.3.68 In this decision we must also cansider the local effects of the proposed development. ‘This is a
matter that relates rather more 10 visual amenity than it does lo natural character and is less
concerned about whether or not the landseape catepory of Frankton Aum is ONL or ORL. In this
case it Is about how the development fits in to its immediate enviromment and how it affcets the
views of those who frequent the area or live nearby, If is a matter, as we have already noted in
paragraph 11.3.2 above, to which we are required to have particular regard (s 7(c) of the RMA}.

11.3.69 It was clear to us that the location and size of the proposed buildings will have a sighificant impact
on the views across the lake presently enjoved by the Warnington famuly. Other submiiters
supported the Warringtons and expressed similar sentiments. Tn examtining this aspecl, there are
two important matters that we consider relevant:

i) It is contemplated in the PODP that & marina will be built in this area and the overlying
designation of the land at the proposed site is Marina Recreation Reserve. A marina
development in thig location is, thus, not an unexpected activity,

i} Subject o cerain vestriciions in ferms of {loor arca and averall dimensions, buildings that
provide for marna-related activilies can be constructed on the reserve land, under certain
conditions, as a permitted astivity,

11370 As we lave noted (para 11.3.10), Ms Lucas, in her evidence on behalf of the applicant, (old us that
since buildings able to be constructed on the proposed site, subjeet to certain restrictions with
respect to building area and heighi, the applicant could have largely aveided resource consent
1ssues by providing for flat-roofed buildings up to the maximum permmitted height.  Although the
proposed building heights with the gabled roofs cxcced that which is penniited, Ms Lueas
maintained that the buildings will relate better to the lakefront situation and murmic the boat shed
form commonly found around Frankton Anm. We agree and cousider the henefils devived from a
mere pleasing shape outweigh the relalively small loss of visual amenity resulting from the
additional building height.

11.3.71 We have also taken note of Mr Rewcastle's sugypestion that the adverse effect on the views from
the Warrington properties could be mitigated if the buildings were to be spaced farther apart, or if
the western part of building 2 was removed. However, in light of the evidence before us, we did
not consider il appropriate for us 1o make such a judgernent. While the idea may have merit, the
applicant went 10 some trouble (Ms Chin and others) to explain to us that the building layout had
been chosen with care and appropriate consideration of the swroundings, in light of the permitted
baseline, Furthenmore, the removal of a building may impact on other matters such as the
basement parking design about which we have recgived no evidence. The Commission was
unanimeous that no building should be deleted. The package should be seen as a whole.

11.372  With respect to the concerns aboul car parking expressed by Wensley Developments, we accept Ms
Alle’s contention that it is unrcasonable lo expect uninterrupted views from the ground [loor
apartments across the rescive land. We agree with Ms Costello™s conclusion that the revised car
parking layoul and Lhe proposed landseaping is appropriate.

F1.3.73 We have felt il necessary 1o canvass in some detail the issues surrcunding the effect of the proposal
on visual amenity. In coming lo a conglusion on thus matter for the purposes of this decision, we
realise that, should we be of a mind to grant consent, there will be unavoidable changes to the
views presently enjoyed by some poople, and the Warrington family in panticular. We have also
taken account of (he predominantly commercial nature of the activities that presently fake place
along the road {(Sugar Lane) 10 the site of the proposed marina and the two Warrington properties,
as well as the somewhat neglected state of parts of (the rererve land and the haphazard nature of the
car parking and boal storage slong its edpe. QOwerall, in light of the permitted bascline and what is
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able to be built on the reserve land, we do not consider the adverse cffeets of the proposed
buildings on visual amenity to he of sufficienl magnitude as to be fatal to this decision. Any such
effecls must, therefore, be judped in conjunction with a range of other impacts, both positive and
negative,

1.4 AMENITY VALUES

11.4.1  The need to have particular regard to those qualities and characteristics of an area (hat contribute to
peaple's appreciation of its pleasantness, aesthelic coberence, and cullural and recreatianal
attributes, is covered in several ways in the RMA b, in particular, in s 7(c): the maintenance and
coliancement of amenity values. The principal reference here is lo “amenily values™ but, as we
have discussed in some detail in paragraph 11.3 abowve, it also includes visual amenily aspecls.

11.4.2  Ms Rebeeea Lucas to whom we have already veferred {para 11.3.5 et seq), and who spoke to us at
length on behalf of the applicant on matters concerning landscape and visual amenily, also
provided cvidence concerning other aspeets relating to amenity values. In her opening remarks she
told us thal particular altention has been allocated to the design of public space within the
development as its location adjacent to and on the lake lias important amenity values. She saud
acknowledgement has also been made of the reserve status of the Jand. and the Frankton walkway
that passes through the site, as the public open space component of the design is also very
mmportant to QLIDC,

11.4.3  Trom what Ms Lucas told us and, indeed, from our own observations during our visils (o the
proposed sile, il is apparent that the foreshore and reserve area is presently not well maintained and
nor 15 it well-used.  The site is gencrally dominated by the overflow use (informal siorage of
materials, car and boal parking) of the commercial businesses that are located along Sugar Lanc.
Sugar Lane, itsclf, is pootly delined and maintained. The Frankton walkway docs not have a
continuaus path through the site at presenl and users are forced Lo fallow Sugar Lanc, which has no
footpath. Furthermore, (he lakeshore has only a small area of gravel beach and, there is little in the
way of ready access to the lake for the general public other than via the present boat ramp and jetty.

1144  Ms Lucas said that the proposed marina development includes berthing facilities {or up to
240 bogts, a boat ramp and trailer park, a basement car park located bencath eight small connected
buildings, & commercial jetty, a bus drop-off area allowing for future growth in public transport,
and a larpe arca of public reserve space conlaining a mixture of hard and scfl landseapc,
promenade seating and informal passive grassed areas. Vehicular access to the marina wilt be via
Sugar Lane and the Franklon walkway will continue through the site and include several different
routes for cyclists and pedestrians. To provide naximum open space, the required car parking for
the development has been located in a basement beneath the buildings. Access to the water will be
created from the buildings using a {loaling pontoon, fixed jetties and sieps.

11.4.5  Ms Lucas said the development of the reserve adjacent to the maring would improve amenity
valucs and cncourage use of the site [or passive rcercation. The proposed paths and promenade
through the site would be a significant improvemenl upon the existing track m this area. Users of
the track would also cnjoy the views of the lake to a greater degree as it would be more visible after
reimoval of willow trecs.

1146 Marina lighting can be o significant issue if not property designed. Ms Lucas told us that ihe
Q1.DC Lipghting Strategy titled “Southern Light” was adopted on 15 December 2006, This
document identihes the lghting required within the subdivision as P4, A P4 catgpory has an
average horizontal lluminance {lux) of (.85 and complies with the New Zealand stadards for
tocal roads and pathways. We understand that the Strategy aims to reduce upward light spill,
increase the guality of light and reduce the quantity of light, and pravide greater prolection of
amenity values. Lighting is also required to be sufficient to deter erime and vandalism, and be
cnergy cfficient. Ms Lucas described the lighting for the proposed marina and said it would be
designed o comply with GLDC standards for lighting of public streets, pathways and parks.
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11.4.7

11.4.8

11.4.9

11.4.10

11.4.11

11.4.12

11.4.13

11.4.14

11.4.15

According to Ms Lucas, the proposed marina development will transform a presently under-used
reserve area into an attractive, functional public open space incorporating the Frankton walkway in
much safer and legible form. The proposal will also enhance public access to the lake in the form
of steps, beaches, floating jetties and the marina structure. The proposed marina will also allow
greater access to the more remote and natural areas of the lake by providing safe and secure storage
and boat access facilities. The location of the marina at the proposed site will also result in positive
effects by enhancing the amenity values of the site and providing a possible future public transport
access point for a water ferry service,

Submitters had a range of concerns about the impact of the proposal on amenity values. These
ranged from noise, dust and heavy traffic during construction to lack of sufficient parking. Some
submitters also recognized the general improvement in amenity values that a new marina would
bring to the area.

Mr Michael Parker, in his submissions on behalf of the Warrington family and a number of other
submitters, spoke to us at some length about amenity values but this was mainly concerned with
visual amenity and landscape, matters that we have canvassed at some length in our discussion in
paragraph 11.3 above.

Mr Anthony Warrington expressed alarm at the prospect of “eight thousand triuck movements"
during the construction phase, followed by a “major increase in vehicle movements along Sugar
Lane and a substantive increase in congestion, thoroughfare, and parking problems ",

Dr Bruce Warrington expressed similar concerns although his principal objection related to the
need for commercial buildings to be associated with the marina development. In his view the
applicant had not demonstrated that commercial development was necessary on reserve land to
complement improved amenities such as parking, public space and landscaping. He said the uses
to which the proposed buildings might be put were uncertain and this has potential impacts on key
infrastructure such as parking, traffic and water supply,

As we have already noted, Ms Cindy Robinson, counsel for Wensley Developments (WDTM)
addressed us on matters of concern to her client. This was principally about the intensity of the
proposed marina development, which, she said, appears to have substantially increased the number
of car parks on the site to such an extent that they will detract from the amenity enjoyed by
residents of the Marina apartment complex, presently under construction by WDTM.

Ms Robinson also submitied that the proposed development on the reserve land would be required
to comply with the relevant zone rules in relation to noise, glare, hours of operation and the area of
land that could be covered with impervious surfaces. She said that the area of land adjacent to the
WDTM development had an underlying rural zone and any marina-related commercial use in that
area would require resource consent as a non-complying activity. In this respect, she maintained
that the amenity effects generated by the proposed car parks along the WDTM boundary are not
anticipated in the rural zone.

Ms Robinson reminded us of Policy 5.4 in the QLDC Proposed Operative District Plan (PODP)
concerning the assessment of activities in a rural zone and submitted that the proposal is not
consistent with the PODP and her client will be subject to adverse effects on residential amenity,
which the PODP expressly endeavours to control. She acknowledged that the applicant has revised
the car parking so that the cars would not park towards the WDTM development and that a low
hedge would be planted to screen the cars from people in the ground floor units. However, she
sought a condition preventing car parking in front of the WDTM apartments. Ms Julie Jack, who
also spoke to us on behalf of WDTM, reiterated that the amenity to be enjoyed by the ground floor
occupants, in the way of access to open space and the Frankton walkway, would be adversely
affected by the presence of the proposed car park. She said the prospect of noise and glare at night
will also impact on their enjoyment of the property.

Some guidance concerning the effects of the proposal on amenity values was provided for us by
Ms Costello in the QLDC s 42A Report. In her consideration of the actual and potential effects of

Roas Dowling Marquet Griffin 30 2714 1 T246\Jucensiown Marina



the pruposal on the cnvironment she said that the proposed built form and on-shore works
associated with the marina [acility on the water will provide a positive improvement for this area in
termz of public amenily, connections, scrvices, and interaction with the lakeshore.

11416 In acknowledging the concem expressed by the Warrington family, Ms Costello agreed that the
proposal would have an effect in lermis of relative privacy. However, the houses owned by the
family are located in an area where boating activity is undertaken, commercial businesses operaie
i Uie vicinity, and the Frankion walkway brings the public through the area. She noted that the
QLDC Landscape Architect had said that the car parking proposed on the site adjacent to the
Warringlon's property boundary could have adverse effects in lenms of vehicle lighting, noise and
privacy. However, we understand from the evidence of Ms Allen that this parking has been
moved,

11.4.17 Ms Costello noted that another matler of concern to submitters reiated to cyelist /pedestrian safety
through the proposed site.  She said therc is curvently no formal alignment of the TFrankton
walkway through the site, and people presently using Sugar Lane are faced with a number of points
of conflict relating to the public boal ramp, the trailer park and commereial uses of the area. The
proposal allows for this situation to be formalised and improved, and the eycle/pedestrian way will
pass through the site, separated from Sugar Lane after the crossing point near the trailer park. She
nated that amenity values would be Farther improved by the provision of an alternative pedestrian
route along the {akeshore,

11.4.18 In her consideration of (RMA) Part 2 matlers and, in parlicular, s.7(c), and also s.7(f}, M= Costello
said the proposed marina development will provide for the enhancement of amenity values in this
location. Int her view, the proposal will enhance the amenity of the lakefront area at the site by
providing attractive arcas for public use, pedesirian linkages, and wilt include high quality built
form and landscaping. She did not consider the amenity values of adjoining residential propertigs
o be significantly affected although malters associaled with landscaping and car parking may
require further consideration to minimize potential adverse eftects,

11.4.19 Qverall, Ms Costello concluded that the creation of a marina and associated warks in the form
proposed would have significant benefils in terms of improved public amenity and that any
potential adverse effccts, including noise and lighting, could be addressed by appropnate
conditions of consent. Having had regard to the cvidence before us, we agree wilth Ms Costello’s
assessment.

11.5 ECOLOGY

11.5.1  This section considers the effeets of the proposal on the ecolosy of the area, & matter that is
enshrined in Part 2 of the RMA. In particular, £.6(c) requires us to recognize and provide for the
pratection of areas of significant indigenous vegetation and significant habitals of indigenous fauna
as a maiter of national importance. Also 5.7(d) requires us to have particular regard to the intrinsic
value of ecosystems.

11.5.2  Ewvidence concerming ihe offects of the proposal on the ecology of the area was presented to us by
Mr Glenn Davis, for the apphicant.  Mr Davis is Prineipal Bovironmnental Scientist willh Davis
Environmental Serviees Lid. He has 12 years post-graduate experience in ecological assessnients
and enviromnental management.  He prepared the resowrce consent application to ORC and
compiled the accompanying AEE, prepared in eonjunetion with an engineering design tean.

11.5,3  In his review of site-specific ecological values, Mr Davis referred to the freshwater ecological
agsessment carricd by Ryder Consulling Litd., and the subsequent report that was attached o the
application, While Dr Ryder did not appear before us, Mr Davis provided us with a summary of
the results. Ryder Consulting found that benthic macro invertebraies at lhe proposed marina sile
were typical of the type commonly found in soft-scdiment lakebeds throughout South Istand.

11.5.4  Mr Davis told us that a literalure review of the New Zealand Freshwater Fish Database and other
available reports had shown that three reshwaler lish species inhabit the Frankton area including
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the mative longfin eel, koaro and introduced brown trout. During the investigation Ryder
Consulting caught two lengfin cels, nine ¢common buliles and one unidentified galaxiid larvae
{mosl likely the native koare). Ryder Consulting also investigated lakebed vegetation. The survey
revealed that charophytes dominaied the area with some relatively dense patches of elodea, isoetes
and potamopeton also present. Mr Davis said that Ryder Consulting concluded that the freshwater
ecological values in the vicinily of the marina are as expected for those of a clean, high country,
oligotroplic lake.

It is expected that some habitat will be lost through the reclamation activities. [However, the Ryder
Consulting report indicated that freshwater ecological values are similar to the shallower arcas of
Lake Wakatipu and the proposed reclamation is not expected to result in the loss of significant rarc
habitat. In response lo a concern expressed by ORC, Mr Davis reconunended a condition, should
we be of 2 mind to grant consent, to ensure fish do not beeome stranded. Conditions have aiso
been offered to mitigate the risk of machinery used in the reclamation works mtroducing pest
specics to the lake. Given that the scale of the reclaination {s minor, and no rare or uncommon
freshwater ecological habitats will be removed, My Davis concluded that the environmental ellects
of the reclamation activities would be no more than minor.

Mr Davis noied that a submilier, Mr Neil Thompson, who did not appear before us, was concerned
aboul the potential spreading of lagarosiphon given the location of an infested arca adjacent fo the
miarina. Mr Davis agreed there is a risk of disturbing lagarosiphon {and therefore spreading the
woed to other areas of Lake Wakatipu) during the installation of screw anchors. [lowcver, based
on ORC monitoring and the freshwater ecology survey, there is no visual sign that lagaresiphon
exists on the lakebed beneath the marina. He considered the matter should be menitored during
construction.

Mr Davis told us that the proposal requires (he diversion of a small un-named creck to allow lor the
construction ol the underground car park. Because this ereck provides habitat for koaro, cammeon
bully and juvenile trout, the realigned creek has been designed to provide for onpoing fish passage.
ORC have requested that a suitable substrate is utilised on the bed of the realipned creek to provide
for fish habital and have recommended conditions of consent 10 ensure fish passape is profecied ol
all times, and that the banks of the new channel are stabilized as quickly as possible. In light of
this, Mr Davis considered that any ecological effecls resulting from the creek diversion would be
no more than minor.

The risk of introducing pest species was raised as a maller of concern in the submission from
Te Rununga o Olakou Ine, However, no cvidence was produced at the hearing to suppert their
view, The matter was also raised by Mr Patrick Cody, who did nol appear before us, in his
subimission on behalf of the Cody Family Trust. Mr Cody opined that the waterfront area adjacent
to the sitc containg a weil-established breeding environment for fish, ducks and eels and that this
would be adversely affeeied by the proposed marina development. We have already mentioned the
submission from Mr Thompson {para 11.5.6). Otherwise, the effect of the proposal on the ecology
of the arca did not receive much altention from subrmitters,

The ORC 5 42A Planning Report, prepared by Ms Kirstyn Lindsay and Mr Colim Walker, reporied
on the ccological asscssment undertaken by the applicant. Their report noted that the ORC
Resource Science Unit observed that the applicant had not provided any information on how the
applicant proposed to prevent fish becominy trupped in the existing inlet as W is reclaimed.
Although 1l is expected that mobile species, such as trow, will leave the affected area once
construction bepins, less mobile species such as longlin ecls may need to be removed. Somc
martality of common bullies is expected bul this is not considered te be a significant efleel. A
condition of ¢consent requiring the consent holder to cnsure that no fish become stranded during ihe
reclamation works was recominended.

A further matter of concern to ORC is the potential for machinery and other equipnient to transport

pest plant specics onto the site and contaminate the lake. ORC recommend that ali machinery
should be water-blasted prior to being brought on-site and following completion of the work, to
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reduce the potential for pest specics being introduced to or taken from Lake Wakatipu, All
machinery and cquipmeit thal has worked within the lake should, prior ta entering and leaving the
site, also be cleaned in accordance with Blosecurily New Zeatand recomimcndations, as stated on
its May 2006 facl sheet ttled “Don’l Spread Didymeo™. The applicant will also need to ensure that
any wash water does not directly discharge into the lake or any other surface water body.

The ORC report alse noted that the proposed development would tnvolve madification of the
existing shorcline lo incorporate the proposed marina. This modification will result in short term
increases in sedinent deposition, which may result in the partial smothering of macrophyte beds
and macroinvericbrates with fine silt, and movement of fish out of the area. Howewver, 1t 1s
expected that these communities will quickly recover afler completion of the works.

Having heard the evidence of Mr Davis, and noted the relevant discussion concerning ccology in
the ORC s 42A Planning Reporl, we have formed the view that there are no areas of significant
indigenous vegclation or significant hatntats of indigenous fauna about which we need to he
concerned, and such adverse ecological effects that do occur will either be less than miner or
conditions can be attached to any congent {0 ensure that this would be the case.

WATER QLALITY

The issucs relating to water quality are mainly concerned with the discharge of stormwater and
washdown water, and disturbance during construction. The applicant provided evidence in relation
to these matters [rom Mr Peter White and also from Mr Glenn Davis, 1o wham we have already
referred in our consideralion of the effecis of the proposal on ccology (para 11.5).

Mr White is a civil enginecr with MWH Lid, and has 25 years experence, primarily in the area of
infrastructure  services for urban developmen!, with expericnce in planning, design and
implementation. Since joining MW Ltd, he has been responsible for the design and establishment
of engineering infrastruciure {including roading, water services, stormwater drainage and foul
sewer drainage) for a varicly of sites. In his evidence he addressed the engineering issues
concerning water supply Lo the site, waslewater collection treatment and disposal, surlface water
min-off, and flood risk,

Mr White described the water supply {o the proposed marina and the management of wastewater.
Facilities will e provided o allow boals in the marina to connect and pump from on-board
wastewater tanks; all sewage from the sitc would be pumped into the QLDC trunk sewer. He told
us that stormwater run-off {rom the development would be collected and discharged in separale
zones of the development, according to the souree and the anticipated risk of contaminants in the
run-off.  Surface ron-off from Jow risk areas such as lawns would be 1o the lake. Drainage from
other open arcas would be to sediment traps with appropriate separation before discharge 1o the
lake.

We nate that the discharge {from the boat washdown area adjacent 1o {he boat ramp is a matter of
concern to ORC. Mr Whiie 10)d us that this arca has a moederate risk of contamination and, thus,
the washdown water would be colected and dramed to sumps prior o discharge to Lake Wakalipu
after treatment ustng a proprietary Hlier chamber. He considered the risk of the washdown water
introduecing new contaminanis 10 Lake Wakatipu to be low and he did not consider discharge to the
sewer, as snggested by ORC, to be necessary.

Stormwaler treatment systems will be provided for the drainage from the sealed vehicle areas, prior
to discharge to Lake Wakatipu. Design of the trealinent systems will generally be consistent with
Auckland Regional Council guidelines (o remove a minimum of 73% of total sediments. The
proposed ireatment systems will remove gross pollutants such as silt, floatables, oils and greases,
prior (o discharge to Lake Wakatipu.

Mr Davis referred to the freshwater cealogical assossment carried out by Ryder Consulting Lid,
which noted that measurements taken at the lake edge had tndicated that the waler quality is typical
of a clean, high country, oligofraphic (low naictent status) lake, Although only a onc-off survey
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was undertaken, Ryder Consulting considered the results would not be expected ta change widely
throughoul the year.

Mr DDavis went on to say that the AEE has assessed the impact of the various discharges to the lake
during consiruction and has found the effects 1o be acceptable. ORC las reviewed the application
and agrees (hal the effects will be localized and habitat will restore rapidly on completion of the
project. Maintenance of water quality once the marina is operaticual is an individual boat owner
issue. Fowever, the applicant proposcs to preparc a Marina Environmental Management Plan that
will address issues such as bilge water dispesal, boat maintenance, rubbish, pest species
management and spill emergency response,

Mr Davis also discussed the effects of lowering groundwater levels in order to construct the
underpround car park. We note that ORC have recommended a variety of conditions to ensure that
the effects of groundwater extraclion are no more than minor.  Mr Davis indicated that the
applicant has agreed to such conditions being attached, shouid we grant consent.

Mr Davis described the various proposals for stormwaler weatment, as outiined in work done by
MWIH Ltd,, (o which we have already referred above (10.6.3 et seq}. He considered that the level
of stopmwaler treatment nroposed, and the provision of & monitoring and maintenancs plan by the
applicaut, would ensure that any stormwater discharge to the lake would cause no more than minor
effects.

Mr Davis said the realighment of the unnamed creek is a potential source of suspended sediment
and, to mitigate polential cffcets, silt fencing would be installed at the existing tributary outlel to
allow for the filtering of sediment before entering the lake. Trior to the release of water into the
new alipument sili fencing will be installed at the new outlel. He thus considered the potential for
any adverse effect on water quality from diversion of the creek to be low.

Although some subimnitiers expressed concern that insufficient information had becn provided
concerning the effccls of the proposal on waler quality, waslhdown water aside, we wuore not
presented with any specific evidenee that gives us cause for concorn.

The ORC s 424 Planning Report, prepared by Ms Kirstyn Lindsay and Mr Colin Walker, made
several references to waler quality.  Much of this repeated the information provided by the
applicant, the relevant parts of which we have already referred to above {Mr White's evidence in
para 11.6.2 et seq}). Generally, ORC was satisfied that the effects on water quality were either
minor or conditions could be attached to any consent to ensure that this would be the case. In some
instances, notably in connection with the take and discharge of groundwater, ORC recommended
thal a detailed site management plan be submitted to ORC before the works commence, and that
the monitoring of groundwater levels should be included as a condition of any consent.  Similarly,
ORC recommend a condition requiring a comprehensive stormwaler manageatent plan to he
submitted to ORC before any discharge occurs.

As we have already noted {(pam 11.6.4), the discharge of washdown water lrom the proposed boat
and equipment washing facility, adjacent to the boat ramp, is a matter of concem to QORC,
Accarding to ORC, hkely contaminants in this water include: sediments, detergents, antifouling
agents, hydrocwrbons and vegetative matter, ORC considers that the untreated discharge into the
lake of any chemicals nsed for washing boals should be aveided and, becausc the applicant had
failed in the application to provide any certainty thal conlaminants would be reimoved from the
washdown water before discharge, consent for this part of the application should be declined. The
alternative, according o ORC, is to discharge the washdown water directly into the QLDC sewer.
As we have noted above (para 11.6.4), Mr White told us al the hearing thal the washdown water
would he collected and treated prior to discharge. 11 we arc of a mind to granl this permit, we
believe a condilion can be altached to provide for moniloring of the discharge to ensure that it
meets the water qualily standards expected by ORC.

ORC have also asked for condifions to be attached, should conseni be granted, requiring the
consent holder 1o include n aa overall site sediment management plan, 1o be submitted to ORC, the
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measwres 10 be put in place during reclamation of the cxisting inlet, realignment of the unnamed
creck, reclamation of the foreshore, control of stomowaler run-ofl during earthworks, and the
discharge of flood walers. ORC also requires a management plan, which addresses the
conlaminanl risks posed by the {ong-term use of the marina, to be subniitted.

Having heard the evidence on water quality provided by the applicant, and taken note of the
detailed analysis of the proposal provided by Ms Lindsay and Mr Walker in the s 42A Planning
Repoert, and their various recommendations, we have conctuded that conditions can be attached Lo
any consent lo ensure that the effects on water quality will bg no more than minor,

SHORCLINE PROCESSES AND HAZARDS

As was pointed out in the ORC s 424 Planuing Report, the placement of a large structure on ihe
surface of the lake has the potential to alter wave patierns and cause erosion of the shoreline.
Shoreline progesses in the context of this decision s, thus, concerned with understanding what
cffects the proposed marina and the associated shoreline works, may have on the lakebed and the
adjacenl shoreline, including whether or not the proposal may result in addilional erosion or
aceretion,

The impact of the marina stucture on the adjacent shoreline received scant attention in the
application and we were nol presented with any specific information conceming this matter during
the hearing. Neither the evidence presented (o us by the marina consattant, Mr Gary Teear, nor the
reporl by consultant, Mr Maurice Davis, who was engaged by QLDC to review the marina design,
mentioned the effect of the strueture on the lake shoreline. We note, however, that the applicant
intends to significantly fandscape the shoreline,  n the original application it was stated thal, in
conjunction with the proposcd reclamation along the shoreline adfacent to the marina, revetment
works in the form of an armoured rock lining of the embankment and retaining walls were
proposed as o means of preventing wind and waves croding the shorcline. The application took the
view that these activities would have no adverse effects and, thus, mitigation was not required.

We note that, of the submitlers, representatives of the Warrington family and Mr Cody, on behalf
of the Cody Family Trust, were both concerned that the proposal could exacerbate erosion and
sedimentation hazards although no definitive evidence was produced.

The ORC 5 42A Planning Repon did discuss the reshaping of the lakeshore and the revetment
proposal in some detail. The report stated that the applicam proposes to reshape the foreshore of
the lake surrounding he proposed marina. The veshaping will involve reclamation of the lakebed
to extend a section of foreshore on the north-castern portion of the site to aliow for landscaped
public nuse arcas and increase aceess to the lake for the public. A similar process 1o that mvolved
with the reclamation of the inlet is expected 1o take place along the lake front directly in front of
the buildings to settle the soils for the construction of the revetment works and retaining walls. The
report went on to discuss the various types of revetment proposed by the designers (Tonkin and
Taylor Ltd} whom we aceept have recognised expertise in this area and we shall not repeat that
evidence here.

The ORC Planning Report aiso noled that the application has been assessed by the Council’s
Natural Hazards and Engincering Unii (NHEUY and they have no concerns with those parts of the
proposal within ORC’s jurisdiction.  The NHEU requested a flood hazard map, showing the
poteniial areas of inundation once the works are complete, be required as a recommended condition
of any consent granted. The repor also stated that the proposed works were not expected to have
any significant effect an lake processes.

We agree with the views expressed in the ORC Planrning Report and consider that, in the event that
we grant consent, conditions can be attached, as rccommended by ORC, {0 ensure that the works,
once campleted, do not cause any tlooding, erosion, scouring, land instabitity or property damage,
and that the consent holder would be required (o remedy any such damage.
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PUBLIC ACCESE AND RECREATIONAL ACTIVITIES

The maintenance and enhancement of public access 1o and along the coastal marine area, lakes, and
rivers is recognised in s 6{d} of the RMA, as a matter of national imporiance that we are required (o
recognise and provide {or. Recrealion in the context of this application is largely a function of
public access. It is also related lo some aspects of amenity values {i.e. boating facilities) and we
have canvassed this in some detail in paragraph 11.4 above.

Ms Brideet Allen, to whom we have already referred (para [1.2.5, 11.3.4), told us that the proposal
will enhanee public access on land by providing attractive public parks through the development
and by upgrading the Irankton walkway, and also by providing public access out over the water
along the breakwaters.

Ms Rebecea Lucas, who spoke to us at some length on landscape matters (para 11.3.5 et seq), said
the developers, as well as QLDC, required that the designers place significant importance on public
amenity and improved access to the loke. She said the propoesal, thus, provides for connection of
the land 1o the lake and access to the water at a number of locations throughout the development
such as, the timber wharfl strocture at the eniry to the marina, the rocky headland, the conerele
steps, the commercial jetty, and aceess steps to the gravel beach.

Ms Lucas wenl on to say that, apart {rom the proposed buildings and the marina, which would be of
a commercial nature, a large arca of public reserve will be created for passive recreation, and there
will be sipnificant improvements to the Frankton walkway. Alse, the improvements o boaling
facilities will provide further opportunitics for recreation and better access to the lake. Shc said the
present sile is unattractive and very under-utilised as a public reserve. The development will
greatly enhanee opportunities in the area for public use and recreation and access to and from the
lake,

Ms Rebecca Skidmore, who provided an urban design assessment report for the applicant and to
whom we have also referred above (para 11.3.23), said in hor evidence at the hearing that the
proposal would introduce a series of differont spaces along the lake cdge in a manner that will
facilitate a range of experiences as one moves through the corndor. Vanous opportunities would
be provided for the public to pather. More relaxed and milormal spaces arc also planned,
particularly at the north-eastern end of the site. A range of opportunities would be provided for
accessing the lake including the small gravel beach, the wharls, the headland lookout and the
marina itself. In Ms Skidmore’s opinion, the ability to launch boats safely, enjoy the lake
environment from a cafe or restaurant, use facilitics such as public toilets, and to wait in comfort
for buses, arc all posilive aspects of the praposal.

As we have already noted (para 11.2.6), Mr Timothy Vial considered that iwi would be affected by
resiricted access to the foreshore and Lake Wakatipn, In our summing up of the effect of the
propesal on langala whenua we concluded that the area of the lake covered by the marina was
small in terms of the overall area avanlable and that the presence of the marma would provide new
opportunities for lake access by tangata whenva and local residents and visitors alike,

A number of submitters, including representatives of the Warrington [amily in parlicular, were
opposed to bulldings on the rescrve land as they considered the open space should be preserved.
Among the concerns expressed was that the propoesed works on land would restrict public access to
the lake. Mauany submitiers, however, viewed ihe proposed marina development in a posilive light
and considered thal access and reorcational opportunities would be enhanced.

We note that Ms Neal, in her landscape report prepared for QLDC, had reservations about the
effects of the proposal on the recreational experience for some people namely: water-skiers, wake-
boarders and people fishing in Frankion Arm, because of the area of the lake occupied by the
marina. She did observe, however, that these same groups could also benefit from its presence
through the provision of boat moorings and ready access to the lake.

Rose Dowling Margue: Griffin 36 27141 P Jueenslawn Miring



11.89

11.818

11.9

1191

11.9.2

11.9.3

11.9.4

[1.9.5

11.9.6

1116

11,1000

11102

Ms Costello, when considering the ohjectives and policies in the PODP, in the QLDC s 42A report,
said the proposal would contribute to the effective use of open space and functiomng of
recreational areas (including Lake Wakatipu) in the district. She added that the proposal would
provide for multiple uses of the space, including passive recreation and boating, without undue
adverse effecls.

Later, in summing up, Ms Costello expressed the view that positive effects would result from the
creation of a facility where public access to the lake is enhanced. Having considered the evidence
presented to ws, we agree and conclude that, from the point of view of public aceess and recreation,
the effects are mostly positive and, should consent be granted, any adverse effects can be addressed
by way of conditions.

HERITAGE VALUES

The protection of historic herifage [rom inappropriate subdivision, use and development 15 also
recognised in the RMA, in s6(f), a5 a maller of national importance that we arc required to
recognise and provide for,

The effect of the proposal on herilage values received little atlention in the application.

At the hearing, Ms Bridget Allen, in her evidence on behalf of the applicant, noted that two
submissions had been received concerning this matter. One was from the Historie Places Tiust
coneerning the need for an archasological asgessment of the site, and other was from J Cassells
who had concerns about the boatshed, slipway, tickel office restoration project and historic issues
on the site. Ms Allen told vs that consultation had occurred with both parties separately and she
understood that confinmation as to the extent of the proposed works had satisfied their concerns,
Conseguently, she considered that the proposal would not result in any adverse effects on historic
or cultural heritage,

Mz Costello, in the QLDC 5 42A Planning Report, also referred to this matter, In reference to the
submission from J Cassells, she confirmed tiwt the site of the proposed marina les to the east of the
restoration project,

Ms Costello also referred (0 an archacological assessment of the sile, catried out in March 2004 by
P. G. Petchey, for QLDC. A copy of this report was included in the additional information
provided by Ms Allen afier submnissions had closed. She noted that there were no registered
historical features on the proposed sile.

In the event, while the evidence put before us did not raise any particular matlers relaled to heritage
values about which we should be concemned, we consider there has been sutticient historical
activity alopg (e Frankion Arm shoreling, and in the general area of the site, to require an
accidental discovery protocol to be included as 2 condition where appropriate, should we gram
consent.

TRAFFIC

Several issucs concerning iraffic were brought to our attention.  First, it 15 generally acknowledged
that traffic generated during the construction of projects such as this has the potential 1o create
adverse enviromnental effects in erms of dust, noise and ingonvenience to ather raad users. There
may also be safety ssues.  Anoiher matter concerns the intersection of Sugar Lane witl the
Queenstown-Frankion state highway (SE6A), and the problems that are expected 1o arise from the
ncreased traffic coming to and from (he marjna. There is also the issue of parking to which we
have already referred in our discussion of amenity values in paragraph 11.4 above,

The importance the applicant attached to traffic issnes was reflected in the delailed evidenee we
beard on transport-related issues from Mr Andrew Carr, whe is an associate of Traffic Design
Group Lud. While we will not repeat here all that Mr Care told us, since it is a matter of record,
there are some aspects ol his evidence thal zre relevant to our decision.
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After deseribing the cxisting transport infrastructure that may be affected by the proposed marina
development, My Camr went on to consider present traffic flows and patterns. We were tald that the
state highway carries some 16,600 vehicles per day (2006) and that records suggest the rate of
growth in traffic volumes is slowing, During peak hour in November 2007 most of the traffic went
straight (hrougi the intersection with Sugar Lane {47 vehicles out of 2,060 used Sugar Lane).
Given the number of vehicles using the highway, the accident record in the vicinity of lhe
intersection is relatively light (6 accidents from 2002 - 2006 inclusive).

Mr Carr told us that all vehicular access to the site would be via Sugar Lane. A total of 39 car
parking spaces are o be provided at pround level and there will be a further 132 spaces provided in
the underground car park. Provision is also 1o be made for shorl-term parking adjacent to the boat
ramp for cars and trailers. In addition, there will be parking for four coaches towards the east end
of the site. Cycle parking will alse be provided.

Mr Carr discussed the additional traflic likely to be gencrated by the proposed marina
development. He considered that during normal weckday morning peak hour traffic some 21 to
25 vehicle movemenis (two way) can be expected. In the weoekday evening peak 41 vehicle
movenents {lwo way) can be expected. On Saturdays, he said the proposed development would
generate 64 to 84 vehicle movements during the mid-day peak hour and on Sundays 59 to
78 vehicle movements can be expected. We understand that the busiest times for traffic from the
marina {weekends) would not coincide with peak hour traffic on the state highway (weckday
cvenings) and that the increase in this peak flow would be small (at most 1.8%). Nevertheless,
Mr Carr considered that in order for the proposed marina to function effectively in iraffic
engineering terms (particularly during the weekday evening peak} improvements may be required
at the Frankton Rd (SHA)/Sugar Lane/Marine Drive interscction.

Mr Carr then went on 1o discuss the provisions for marina-related parking. He said that, overall,
191 car parking spaces are proposed within the site, plus 24 spaces suitable for cars phus trailers,
and 14 spaces suilable for trailers only, He considered this would be sufficient to accommaodale the
80th percentile demand for parking at the site, which means there would be some shonfall during
the busiest periods. He considers that the amouni of car parking proposed is appropriate {or normal
operatipns of the proposed marina although a review of parking requirements may be necessary
once commeicial uses of the site have been finalized. He considered that provision of a traffic
management plan should be a condition of any consent.

From a traffic perspective, Mr Carr considered ihat the proposal generally meets the objectives and
policies of the PODP, He said issues concerning construction traffic should be included in a
construetion management plan. Mr Carr also referred, in some detail, 1o coneems raised by
subnnitiers.

A number of subinifters were concerned about the increased traffic, both locally as well as on the
statc hiphway, likcly to be generated by the proposed development, and also sccondary effects such
as parking difficulties and safety issues. Mr Anthony Warrington encapsulated the views of many
submiiters on these matters when he tald us at the hearing of his concern about the likely truck
movements during construction and, subsequently, the major increase in traffic along Sugar Lane
that will arise afier the project is finished, as well as a worsening of the present congestion at the
highway junction and parking problems.

Transit New Zealand lodged a submission oppaosing the marina development although it did not
present evidence al the hearing.  The essence of Transit’s opposition was that the commercial
complex associaled with the marina would make o significant contribution to vehicle movements
onto and off the State Highway beyond that which might normally be associated with marina
activities. In the event, we were told by Mr Carr that an agreement in principle had been reached
between the applicant and Transit New Zealand regarding the upgrading of the intersection of
Sugar Lane with the State Highway. However, the Submission remained alive in part.
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11.10.10 Ms Costello, in the QLDC s 42A Planning Report, referred to the Tratfic Assessment prepared by
Traftic Design Group (TDG), the company [or whom Mr Carr works, and the review of the TDG
assessment by GIID Ltd, on behalf of QLDC. She said the primary [ssue raised by GHD in their
review was the impact of the development on the Sugar Lane/SHOA intersection. As we have
noled above, we nnderstand that this matter has been resolved and, thus, there 15 no need for us to
consider if further.

11.10.11 It light of the concern raised by submitters, and also in the GHD review, the matter of the number
of car parks to be provided was given some prominence by Ms Costello. She said this generally
relates 1o the required number of parks associaled with the marina buiidings and GHD had
concluded that a8 further 12 parking spaces should be provided. We think that the number of car
parks {o be provided within the development will need to reflcet the actual usage of the site should
Wo mranl consent.

1110012 We agree with Ms Costello’s view that the formalised aligmment of the Frankton cyclefwalkway
through the proposed site will provide positive safety benefits for users, along with the nproved
amenity of an alternative pedestrian route, which would also be provided along the lakeshore.

11.10.13 We further agree with Ms Costello that, in the event that we grant consent, a sife traffic
management should be required, and that any other conflicts or concerns about traffic and its
relaled elfects can be avoided or miligaied through this process. ‘Lhe traffic management plan
should cover all traific related matlers during construction and thereafier.

1111 COMMERCIAL ACTIVITIES

11.11.1  We are aware thal there are existing commercial premises along Sugar Lane and that a number of
submissions were received from this source. These were mainly concerned with potential traffic
and/or parking issucs, which we have canvassed in paragraph 11.10 above. Some also raised the
possibility of changing the zoning along Sugar Lanc rom Low Density Residential to Commercial
but this is a matter that lies bevond the ambit of this decision and this hearing. No other relevant
matters of concern regarding the effects of the proposal on commercial activities, other than those
we have already considered above, were brought 1o our attention,

11.12 OTHER MATTERS

Climate Clange

11,121 "The 20035 amendments to the RMA include the requirement in s 7(1) that we have particular regard
o the effects of climate change. In this case, we did not receive any evidence to indicate that we
should be concerned about the effects of climate change on the proposal per se and nor were we
given any rcason to believe that the presence of the marina development ay {he proposed location
would impact on climate change.

Muarinag Construction

11.12.2 Scveral submitters expressed concern aboul the integrity of the marina structure and its abality 1o
withstand storms. The [ailure of previous attempts to esiablish a marina was the not unreasonable
basis for some of these concerns. It became apparent to us during the hearing that the apphicant
was anxious to dispel any concemns that submitters may have about this matter.

11.12.3 Mr Gary Teear appeared before us and presenled detatled evidence, on behalf of the applicant,
concerning the engineering design and construction of the proposed marina. Mr Teear is a director
of OCEL Consultants Ltd., an engineering consultancy ihat specializes in the marine field. He has
some 35 years expetience in offshore, subsea, coastal and port engineering. We do not propose to
repeat everything that Mr Tecar told us sinee it is not our role to sanction the marina design per sc.
[However, we were interested in hearing about those features of the design that would ensure 1ts
future integrity should it proceed Lo construction.
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11124 Mr Teear told us how the investigations camied out by his company (OCEL) had led it to
recommend a floating marina (berths and breakwaters) that would be anchored to the lakebad in the
sand layer beneath the sili, using screwed i anchors, Tests carried out at the proposed site had,
according ta Mr Teear, demonsirated that the use of screw anchors was a viable solulion. A
reinforced rubber hawser (8 well-proven Swedish SEAFLEX systemn) would be used to moor the
floaling marina components 1o the anchor system on the lakebed,

11.12.5 Mr Kenneth Gousmett also presented evidence te us. Mr Gousmett is a Registered Enpginecning
Associate with lengthy experience in infrastructure and building construction in the Queenstown
Distrigt. In his evidence, he deseribed the backpround 1o the process (hat led to this application,
from QUIC recognizing the need for marina herths through to the council entering into a
Memoratdum of Understanding with QMDL.  As part of this process, QLDC commissioned a
marine specialist, Mr Maurice Davis, of Duffill Watts Conselting Group, to review the marina
design proposed by QOCEL. Mr Davis was satisfied that QMDI, had investigated all practical
options for the marina and concluded that the QCEILL concept and the processes adopted for the
preliminary design are soundly based. We are satisfied that sufficient preliminary work has been
undertaken to demonstrate that the proposal is technicatly viable.

11.12.6 We were also heard evidence fvom Mr Edwin George Perty (Buzz) March, Mr March is a director
of March Construction, a company he established some 30 years ago, and was invalved n
establishing QWMDL. He sald the marina, if consented, would be developed in stages with the likely
first stage including the on-shore buildings, 100 private berths, and 20 public berths to be operated
by QLDC. [IHe also teld us thal the public would have full access to the floating perimeter
breakwater. He considered the proposed cn-shore lacilities (o be essential elements noa fully
functioning tiarina and beating centre.

Engincering Muatters

11,127 During presentation of the QL.IDC 5 42A Planning Report, we were addressed by Ms Malika Kose
who had reported to Ms Costello on various technical aspects of the application including transport,
earthworks, water supply, effluent disposal, stormwater, power, telecommunications, and the
integrity of (he marina structure. Ms Rose is the Manager: Engincering and Eavironments, with
Lakes Environmental. In her report Ms Rose supgested three mailters thal need to be resolved
before our decision is reieased. These are:

i Address the outstanding 1ssues raised by QLDC's roading advisors, GITD.
i Supply evidence of an agreement with Transit NZ relating to access and egress onto SHb.
i) Provide evidence, including a peer review that the marina concept is sound and suitable

for its purpose and location.

The advice of Ms Rose was helpful and contained a number of matters, including those raised by
GHD. Generally we are satisfied thal those matters that lie within the ambit of this decision have
been tesolved or can be dealt with through appropriate management plans.

12 FINAL EVALUATION
12.1 RESUME

1211 Section 11 above sels out a resumne of all matlers coremplated under s 104 RMA. I includes the
Commission’s summary of all of the evidence and its analysis thereof and findings with respect
thereto. It includes the subtnissions of the parties and their counsel Mr John Hardie for applicant
and Mr Michae! Parker for the Warrington family and fnends Miss Ciady Robinson for Wensley
Developments amd Mr Timethy Vial for the Runaka. Each of those partics called evidence which
1s summarized. The accoptance or otherwise of the evidence is as respectively stated. We accept
the sincerity and assistance of all parties who appeared before it.
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12.1.2

12.1.5

12.1.6

0Mr Parler

By way ol recapitulation we note that the Comniission has accepted the submission of My Parker
that the Cormumsston should implement section 6(a) of the Act bul rejected his submission that
subsection {b) was applicable, because the Commission has found that the Jand is not as a matter of
fact an outstanding natural feature or landscape. We note the relevance of subsection (d)
mentioned by Mr Parker as well as subsection (¢}, We also note and apply the sections of the plan
identified by Mr Parker in paragraphs 8, 9, 10 (especially, section 4.2.4), 12 and 14, We are
cognisant of Rule 4.2.5.1 Future Development.

The submission of Mr Parker requesting re-notification because of changes is not accepted. While
some of (hese changes may be material nevertheless there is no added burden and the appearance or
right 1o appear at the hearing ensures there was o prejudice.

Az atready noted we are not able to support the claim of a right to unimpeded view of the lake. A
condition relating to the height of buildings is included in this consent.

Mr Vial

The impaortance of free public access o the lake and its marging is acknowledged. In this casc we
are not able te accepl the submission that the cumulative effect of the marina and associated
onshore buildings will be to alicnate tangata whenua from the lake. An issue for Mr Vial was the
scale of the proposal. Giving full weight to these concerns we are nevertheless of the view that in
the total context of the lake and particularly the Frankton amm the effect on access to all parts of the
water and use of the surface is minimal. This is particularly so in the context of over a hundred
years of jetly and launching use and boal berthing at the site. Io our opinion, the kaitiakilanga of
the tangatu whenua will continue unimpeded.

The ¥Warringtons

The evidence from the Warringlons is well iraversed in the preceding sections of this decision.
‘That their view of the lake and mountains will be affecled in part is undeniable. However any
development permitied under the designation may have a reasonably like effect.  Immediate
parking in their vicinity will be precluded and there will be no loss of suil or overshadowing. The
phote monlage produccd showing a view from gate 823 Frankton Road was put in cvidence.
However the Commission also viewed thal perspective from immediately in front of the existing
house which showed & considerable portion of the upper Remarkable's Range remaining in view.
Then perhaps & more periinent perspective is had in the applicant’s photo-montage from View
Point No.09 13/PD-900 Sugar Lane. Taking into account the perspective which might be had
under the designation and recreation reserve as enshrined in the plan, the adverse ellect from
823 Prankton Road is mnor. The same applies bat cven morc so with respect (o the outlosk {rom
number §19 Frankton Road.

Mr John Hardie for Applicants

In lis reply Mr Jobn Hardie reaffirmed his initial subinission that deeision C130V9% was not a final
determination of the landscape calegory of the site as being an outstanding natural feature or
lanwdscape. We do not have to answer that question so it is left open. This does nol adversely affect
the case of the applicant, This is because we accept that subsection (a) and the other sections of
section & noted above are sufficient (o invoke a national importance criierion.  Mr Hardic
responded to the submissions of Mr Parker under three heads: permitted base line, tratfic
(connection to State Hiphway and parking shortfall) and the Wensley submizsion. In ilis respect
changes to the parking layout had been made to reduce the offects on Wensley. He also responded
to Mr Parker’s opposition to the request to extend the statutory timeframe for completion. In the
main we arc receplive 1o his submissions as being a sufficient response {o the criticisms made. He
also discussed the permilled baselineg and this is deall wilh separalely. In concluding he
propounded the gueslion of size and scale — “iv if ivo much? - and his respansc was predictable
enough, stating thal "the isspees aven't changed since Iopened”. We agree.
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122 THE PERMITTED BASELINE

[2.2.] Section 104{2) institutes the permitted baseline. [t reads:

“"When forming an opinion for the purposes of subsection (I)Ma), a consent authority may
disregard an adverse effect of the activity on the environment if the plan permils an activity
with that effect.”

Mr Hardie invoked this subsection saying that the Applicani’s argument was simple. He said thal
if the plan permits developmen! on the land that meels the requitements of the designation and
those effects are not fanciful and that should not be disregarded. Resort to that subsection is within
tke discretion of the Commission: in this case we are not minded to rely on that principle. Fhe
point is the development must be permitied by the plan. Here the designation is a part of the
operative plan; it went through ihe statutory processes required by the Reserves Act and the
Resource Managenment Acl. We are also of the opinion that the overarching nature of a designation
iz such that the activity would qualify if undertaken by the Council itself or through a licensee as to
some other person. The activity is permitted to the exclusion of any other if the Council so
deicrmeines. This is regarded as being a highly persuasive factor. We are of the view that the
present proposal is well within the smibit of the designation. We note that Miss Costello is
probably right when she said that there is no relevant permitted baseline with respect to the lake.

12.3 158 THE SCALFE. OF THE PROPOSAL TOO GREAT?

12.3.1  We have already responded to this question particularly in reply to Mr Parker and Wy Vial. Our
view iz thal it is not. The scale of the development is a matler of judgment. Here there are no
material breaches of the relevant Rules.  Open space abounds.  The utility of staging the
development in the first instance for the marina by building 120 berths in the initial stage cnables
the applica Lo pause and respond to the demand or lack of it at the time. We would see it as
appropriate that the consent for the first stage should lapse 10 years (not 15 years) from the dale of
commencemnent of this consent.

124 SECTION 104D RMA — GATE-WAY PROVISION
124.1  This seclion deals with particular restrictions for non-complying activities and in tis case the

applications to the Quesnstown Lakes District Council are such. The scetion reads:

“Diespite amy decision made for the purpose of section 93 in relation to minor effects, a consend
aiithority may grant a resource consent for a non-complying activity only if it ix satisfied that either

{a) the adverse effecty of the activity on the envirommen! {other than any gffect to which
section [O403)(B) applies) will be minor; or

() the appfication (s for an activity that will net be contrary to the objectives and policies of
fi) the velevans plan, i theve ix a plan but no proposed plan in respect of the

acrividy; L7

1242 Mr Parker said "/t would be artificial to deny thai this proposael would ltave anpthing but greaier
than minor adverse gffecis on amenity in a general sense as referred 1o above or in refation io
visnal amenity for people recreating in and through the peserve.” We cannol accept that
submission. The land activity is of long standing. In the context of the Frankton Marina
Recreation Reserve we delermmine that the proposal ig not adverse and certainly any adverse effcets
on the environment are less than minor.

1243  With respect to ohjectives and policies we also have no hesitation in finding that the aclivity will

not be contrary 1o the abjeciives and policies of the plan. Note also seefion 176(2) RMA which
reads:
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12.4.4

12.5

12.5.2

"Fhe provisions of u [diviriet] plan for proposed district plan] shall apply in relation to any land
that iy subject to a desiimation onfy to the extent that the laad is vsed for o purpose other fhan the
designated prrpose.”

Ay submissions (o the contrary are rejected. We have considered every provision of the Plan
referred 1o us by the officers and partics,

Further we have adopted in part a number of submissions. Except o that extent all other
subntissions are refused.

FINAL SUMMATION

The Issues (see para 11.1.3 above)

(i) Whetlter the proposed activities and use constitute inappropriate nse and development
free sd MA (u}f:

Answer: No. Weighing all the submissions and evidence il is the opinion of the
Commission that this is the only proper answer.

{fi) Whether the site is an outstaiding naturval feature or landscape;

Answer; No, There is no downside in this responsc because other provisions in section 6
as noted compel the Commission to recognize and provide for the matters of national
imporlance identified,

(FiE) Whether the adverse affects of the activity on the exvirgnment will be minor;

Answer: Yes. This 15 the unequivocal value judgment of each member of the
Commission,

{iv) Whether the aciivity will not be confrary to the objectives and policies of the relevant
plans;

Answer: Yes — it will not be contrary. The effect of the designation is overarching and
the propoesal falls within the express purpose authorized by that status,

v} Wiether the proposal is too great in seale and effeer particularly the maring.

Answer: No, Both the proposcd buildings and the marina as contemplated are in the
public imterest and the use of the site resowrce for these purposes will enhance the
interaction between land and lake.

To conclude it is apt to cite the final oral summary given 1o the Connmission by Miss Costello. She
said that overall, considering the information provided al the hearing, she was of the opinion tha
consent is able to, and should be granted subject to detailed conditions, including those she had
identifiad and Giwose recommended by the ORC reporting officers.

Ms Costcllo said that in answer to Mr Warrington's question about who speaks for future
generations, that the RMA is desipned to consider this question, and secks development wlhich
cnables people and communities to provide for their wellbeing while sustainig reseurces to meet
the reasonably foresccable needs of future gencrations. Ms Costcllo considered that the proposal,
particularly ils ability to stage developmeot, will achicve this. She also stated that she was of the
opinion that the proposal would positively provide for the matter of national importance of public
access to fakes and their marging, and withoat resulting in inappropriale development,

We endorse this expression of opinion.
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13

13.1

14

15

16

141

1a.2

OTAGO REGIONAL COUNCIL

The principal contest in this case related to the applications before the Queenstown Lakes
District Council. No expert evidence or indeed any evidence at all was called in opposition
to the terms of the drafl penmils submilied by the Otago Regional Council. We have
alrcady accepted the report of its officers and consent will be given as amended by this
Comimission.

FormaL CoONSENT CLAUSE

Under section 104B RMA a consent authority may grant or refiise eomsent and in its discretion
impose conditions.  The Cemmission having determined 10 prant consent now does so. Cotisent
will be granted to the applications as amended by this decision and on the conditions appended.

ACKNUOWLLEDGEMENTS

it will be self evideni thai the completion of ihis decision has demanded considerable iime and
talent {rom each Commissioner. As Chair ] wish 0 express my sincere apprecialion on behall of
myself and the parties to cach of them. Al the hearing [ acknowledged the contribution made by all
parlies and wilnesses and oflicers (o e delenmination of the application which 1 now reiterale.

THE CONDITIONS

Considerablc time has been spent by Commissioner Lumsden in particular and the Commission in
general in censidering the form and content of conditions drafted 1o cnswe performance by thie
consent holder of the terms of this decision. In the end it 15 the faithful implementation of the
consent by the consent holder that will ensure the success of the proposal and the sustainable
manageiment of the Frankton Marina Recreation Reserve,

The conditions with respect to the QLDC consent are sct out in Appendix A and the conditions
with respect to ORC are in Appendix B.

DATED this 24% day of June 2008

Neville Marquet

Signed for and on behalf of
the Commigsion
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APPENDIX A — QLDC CONDITIONS

DECISION NO 1:
QUEENSTOWN LAKES DISTRICT COUNCIL: RMO070542

Date of commencement: As provided in s.116 of the Resource Management Act 1991,
Term of consent: Unlimited.

Date of lapsing of consent (if not given cffect to): Ten (10) vears for Stage One of the
development and fifteen (15) years for any remaining stages, as provided in s.125 of the
Resource Management Act 1991,

Purpose of consent: To establish and operate a 240-berth marina, associated buildings, car
parking and public open space (the Marina) at the Frankton Marina Reserve and Lake
Wakatipu, Sugar Lane, Qucenstown,

Lcgal Description of the Land; The relevant parts of the land are described in Schedule A
{below), or otherwise us more specifically described in (his permit and in the various plans
and other information subnnitted by fhe applicant.

Schedule As
Location Legal Description
i Adjacent to Frankton Road (Statc Secs 48, 52, 53, 58, 50 and 00 Blk XXI
Highway 0A), approximately 90 | Shotover S50
metres south of the intersection of | Pt Sec 39 Blk XXI Shotover SD
Sugar Lane and Frankton Road | Sec 1 50 21582

(State Highway 6A), Frankton, |Sec] 50 24208
Queenstown.  Mid-point  Grid :
Reference: NZMS 260: F41:724-
678

STANDARD CONDITIONS OF CONSENT:

L. The consent holder shall undertake all activitics authorised by this consent m general
accordance with the plans and information submitted with the resource consent
application reccived by Queenstown Lakes District Council (QLDC) on 21 June
2007 and anv other documentation relevant to the application including requests for
further information, except where inconsistent with these conditions. Any change or
cancellation must be made in accordance with s.127 of the Resource Management
Act 199] (RMA).

2, The consent holder shall notify the Planning and Environment Manager, Queenstown
Lakes District Council (the consent authority), al least five {5) working days in
advance of the date of the commencement of works associated with this consent
unless otherwise required in the special conditions attached to this consent.

Hoss Dawling Marquel Grilfin 45 214112385 Quvenstown Maring



3. Unless it is otherwise specified in the special conditions of this consent, compliance
with any moenitoring requirement imposed by these conditions shall be at the consent
holder’s expense,

4. Prior to any work that relates to this consent commencing on-site, the consent holder
shall submit to the consent authority, a plan {or plans) including a timetable that
details the progress of all aclivities covered by this consent. Any variation to the
plan{s) shall be submitted to the consent authority within 14 days of the change being
made.

5. The consent holder shall supply any agent or contractor working under this consent
with a copy of the consent conditions, which shall be available on-site for
presentation to an officer of the consent authority upon request.

0. Any works carried out during the life of the marina and its on-site facilities, whether
operation, maintenance, decommissioning, or otherwise, shall be consistent with the
condilions attached to this consent,

7. The consent holder shall pay to the consent authonty all required administration
costs and charges fixed by the consent authonty pursuant to 836 of the Act in
relation to any:

i} administration, monitoring and inspection relating to this consent; and

1) charges authorised by regulations.

8. In accordance with 5.128 and £.129 of the RMA the consent authority may within ten
days of cach anniversary of the commencement of this conscnt, or upon receipt of
information identifying non-compliance with the conditions of this conscnl, serve
notice on the consent holder of its intention to review any of the conditions of this
consent for any of the following purposes:

i) To deal with any adverse effect on the environment that may arisc from the
exercise of this consent and which it is appropriate to deal with at a later stage.

i)  To require the consent holder to adopt the best practicabic option to avoid,
mitigate or remedy any adverse effect on the environment.

iif} To determine whether or not the conditions of this consent are adequate to deal
with any adverse effect on the environment that may arise from the excreisc of
this conscnt, and which it is appropriate to decal with at a later stage.

iv)] To cnsure the conditions of this consent are consistent with any National
Environmental Standards.

9, The consent holder shall pay to Lakes Environmental Ltd., an initial fee of $240 for
the costs associated with the monitoring of this resource consent in accerdance with
.35 of the RMA.

10 Upon eompletion of the marina, or any of its stages, the consent holder shall advise
the consenl authority, in writing, that all conditions of this consent have heen
complied with and shall arrange an appropriate time for a final inspection.

1L The consent halder shall cnsure that copies of any management plans required under
these conditions are also supplied to Otago Regional Council.
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SPECIAL CONDITIONS OF CONSENT:

Surveyor’s Certificate

12

In order to ensure that the proposed buildings ave located exactly as proposed in the
application, and do not cxceed the degree of infringement applied for, the consent
holder shall employ a suitably qualified surveyor at its cxpense who shall;

{a} certify to the consent authority in writing that the foundations hiave been set out
in accordance with the approved consent in lerms of levels and position; and

(b} confirm (o the consent authority in writing on completion of the buildings that
they have been built in accordance with the approved plans, and do not exceed
the maximum height control/degree of infringement applied for.

Note:  The consent holder is advised that they will requive o suitably gualified
surveyar to carey out « swrvey of the land, recording the ground levels, prior to any

earth wovks being carried ant on the sife,

Landscaping

13,

14.

15.

16.

17

18,

Final colours and materials for buildings, structurcs and hard landscaping surfaces
shall be submitted to the consent authority prior to development commencing on the
site. In this instance, the final colour scheme for ali buildings, structures and
landscaped surfaces shall appear appropriately recessive throughout all seasons of
the year, and lic within the natural colour ranges of browns, greens and greys as
mdicated thronghout the swvounding landscape. Maferials shall be in accordance
with those outlined in the application.

Priov to development commencing on the site, final landscaping treatment, planting
plans and cross-sections shall be submitted to the consent authority. The plans shall
specify the location, planting densities and species of all vegetation indicated on the
plans. The final species of vegetation proposed should place emphasts on the use of
native plants that are alsoc indigenous to the Wakatipu areu.

The maintenance of the landscaping/streetscape and parking areas shall be the
responsibility of the consent holder exeepting that maintenance obligations may be
transferred to QLIC whereby such agrecinent for maintcnance obligations are
submitted to the consent authority. In that instance maintenance shall be in
accordance with that agreed te and outlined in the lease agreement between QLDC
and the conseni holder.

Prior 1o development commencing on the site a qualified ecologist shall approve the
final design of the unnamed creck, to ensure that the culvert will not resirict fish
MOVEINGH.

Any hghting associated with the commercial buildings and the marina shall be
resiricted to down-lights only. The consent holder shall submit a lighting plan prior
to development commceneing on site to show that all lighting on the sitc will be
consistent with QLDC’s Southern Light Strategy, and to ensure that lighting is
designed to avold excessive light spill while maintaining public safety.

The details of strect furniture, including any structures to be provided on the site for
the disposal and recycling of waste, and seating, shall be submitted to the consent
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authority prior to development commencing. The design of street furniture shall be
consistent with the provision of a cohesive ‘public reserve’ node.

Signage

19, Prior to the erection of the directory boards the final design and position of the
directory boards shall be submitted to the consent authority. It is noted that, in
accordance with the application, two directory boards of approximately 2m? each are
approved and are to be located as set out in the application.

20. Signage on the site over and above that permitted by Condition 19 above shall be
restricted to the ‘numbering’ signage on each of the buildings in accordance with the
plans and specifications set out in the application. No further signage shall be
erected on the site.

Engineering
20. All engineering works shall be carried out in accordance with QLDC’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.

21. The consent holder shall provide a letter to the consent authority advising who their
representative is for the design and execution of the engineering works and
construction works required in association with this development, and shall confirm
that these representatives will be responsible for all aspects of the works covered
under Sections 1.4 and 1.5 of NZS4404:2004 “Land Development and Subdivision
Engineering”, in relation to this development.

22. Prior to the commencement of any works on the land being developed the consent
holder shall provide to the consent authority, copies of all specifications, calculations
and design plans as are considered necessary by consent authority, in accordance
with Condition 20, to detail the following engineering works:

a) The provision of a water supply to the development shall be in terms of
QLDC’s standards and connection policy. This shall include an approved valve
and valve box on the property boundary that includes provision for the
installation of a water meter at a later date. The costs of the connection shall be
borne by the consent holder. A full water model is required to be submitted to
confirm design requirements and capacity. Easements in Gross shall be placed
over all mains to be vested in QLDC.

b)  The provision of a foul sewer connection to the development shall be in
accordance with QLDC’s standards and connection policy. A detailed effluent
model describing the nature and scale of the discharges from the marina
development shall be submitted to the consent authority before connection to
ensure that effluent demands can be fully catered for. The costs of the
connection shall be borne by the consent holder.

¢) To the extent that the existing 1.35m diameter trunk sewer main remains
operative it shall be inspected and its condition established prior to works
commencing on site. The condition of the sewer main shall be monitored
during construction and inspected following completion of the works. Any
maintenance that is required as a result of works on the site shall be at the
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d)

h)

1

kj

m}

consent holder's cost. Design and timing of all activities described herein
concerning the sewer main shall be undertaken in conjunction with QLDC’s
Asset Managers, and & copy of all conespondence shall be submitted to QLDC
for retention on the Resource Consent file,

The 600mm redundant sewer main shall be removed where it conflicts with the
development. This shall be undertaken in conjunction with QLD s Asset
Managers and a copy of all correspondence shall be submitted to QLDC for
retention on the Resource Consent file.

Easements in Gross shall be placed over all sewer mains to be vested in QLDC.

Where washdown water is proposed to be discharged into QLDC sewer mains,
the consent holder shall laise with QLDC’s Asset Managers as to the
appropriate design requirements.

The provision of suitable reticulation and connections from all impervicus
areas in the development to Lake Wakatipu. The design shall be submitted to
Otago Regional Council prior 1o submission to QLDC. The design shall
include full details of collection methods, tlood mitigation, water management
and stormwater quality. The costs of the installation shall be boime by the
consent holdcr.

The provision of fire hiydrants with adequate pressure and flow to service the
development with a Class W4 fire risk in accordance with the NZ Fire Service
Code of Practice for Firefighting Water Supplies 2003. Adoption of any lesser
risk will require the prior approval in writing from NZ Fire Service, Dunedin
Office. The fire cells of the development shall be in accordance with a W4
design.

The construction of sealed vehicle manoeuvring and parking areas to QLDC
standards for both car and trailer parking as per the application. Within six
months of all commereial development at the site being occupied, a car parking
survey shall be carricd out at the consent holders expense. The survey shall be
carried out over {at least) the course of one weekday, one Saturday and one
Sunday, with the exact survey timings and dates to be agreed with Couneil.

Prior to the issue of any building consents, the consent holder shall deposit the
sum of NZ$230,000 with Transit New Zealand in full monetary consideration
of any roading iimprovements which Transit deems necessary al the intersection
of Sugar Lane and SHOA.

A design shall be submitted to ensure that appropriate sight distances/visibility
is achieved for drivers exiting the North Eastern car park in perpetuity. If the
sight distances cross land outside the consent holder’s contro]l, a formal
agreement with those parties must be obtained.

The staivwell at the ‘blind bend’ located at the western comer of the basement
car park shall be designed to be “open™ as opposed to being enclosed within
walls, to provide inler-visibility between vehicles. Alternafively a mirror shall
be provided to cnsure the adequate inter-visibility.

The structure adjacent to the southern side of the foot of the access ramp to the
basement car park shall be designed to be “open™ fo enswe inter-visibility
between vehicles, and vehicles & pedestrians. Alternatively, a mirror shall be
provided to ensure the adequate inter-visibility.
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n} The submission of a specific site Traffic Management Plan to ensure that at
times of peak demand at the marirna, any traffic congestion within the site is
controlled. No effects from traffic congestion should extend onto the adjacent
state highway.

23 Prior to the occupation of each stage of the development, the consent holder shall
complete the following:

a}  Thc submission of ‘as-built’ plans in accordance with QLDC’s ‘as-built’
standards, and information required to detail all engineering works completed
in relation to or in association with this development.

b}  The completion and implementation of all works detailed in Condition 22
above.

¢}  The consent holder shall provide suitably sized power connections to the
development. The supply shall be underground from any existing reticulation
and be in accordance with any requirements/siandards of Aurora Energy/Delta.

d)  The consent holder shall provide a suitable and usable telecommunications
connectien fo the development. These connections shall be underground from
any existing reticulation and in accordance with any requirements/standards of
Tclecom,

Earthhwaorks
24, Prior to commencing any work on the site the consent holder shall:

a}  Preparc a contingency plan and submit it o the consent authority. Such a
contingency plan shall identify the momitoring regime that will be installed, the
actions the contractor and developer will vndertake if the monitoring regime
indicates earth movement, and the timeframe within which the contractor and
devcloper will act.

b}  Prepare a photo survey of the neighbouring properties and buldings (subject to
being permitted access to neighbouring properties for this purpose) to obtan a
reliable set of benchmark readings, so that the total magnitude of movement, 1f
any, due to earthworks can be clearly and accurately deteimined. A file copy
of these benchmark records shall be submitted to the consent authority.

¢) Provide to the consent authority the name and telephonc number of the
engineer who will be responsible for supervising all excavation and retention
works on sile and who will be responsible for the regular reading of the
monitoring instrnmentation. A contact telephone number shall also be given to
the owners of adjacent properties,

dY A bond shall be entered into, in a form to be determined by the QLDC s
solicitors, to secure performance of the works to be carried out as per the plans
approvex for this developmeni. The cost of setting up the bond is to be borme
by the applicant. The bond shall be puaranteed by a financial instilution
approved by QLDC’s solicitors, This resource consent shall not be exercised
untit the applicant has provided evidence to QLDC that the bond has been
established. The bond shall be for a sufficient amount to cover the cost of
restoring the site to a level hardstand area, and stabilising the adjacent
foreshore to its current state or better, should the works be abandoned for a
period in excoss of 90 days. The amount of such 2 bond shall be determined by
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25.

26.

27.

28.

20,

31

an estimtate made by a suitably qualified engineer experienced in such works,
using as a basis for their calculations engineered plans and specifications
provided by the applicant. Such bond may be released upon the issuance of a
Certificate of Compliance for the proposed works authorised by this consent.

Prior to commencing any works on site, the consent holder shall submit a
Construction Traffic and Pedestizan Management Plan to QLDC. The Construction
Traffic and Pedestrian Management Plan shall be prepared by a Site Traffic
Managoment Supervisor {STMS) (certification gained by attending the STMS course
and getting rvepistration}. All contractors obligated to implement temporary traffic
management plans shall employ a qualified STMS on site.  The STMS shall
implement the Construction Traffic and Pedestrian Munagement Plan. The plan shall
specifically detail the protection of other users of Sugar Lane, both vehicular and
pedestrian, and show how Sugar Lanc will continue to operale dunng the
construction period.

Prior to commencing works, the consent holder shall, as 2 minimum, implement the
mcasures deseribed in the Qutline of Proposed Siie Management Measures submitted
with the application, as well as any additional measures deemed necessary by Otago
Regional Council, The measures shall remain in place for the duration of the project
or until proven that they are no longer required.

The final designs of all sarthworks and geotechnical work shall be peer reviewed by
a suitably gualified and expericnced independent third party engineer prior to the
final designs being submitied with a copy of the peer review to the consent authority.

A suitably qualificd professional as defined in Section 1.4 of NZ54404:2004 shall
menitor and confirm that the ground conditions and cut depths encountered are as
expected and desipned for. Should the site conditions be found unsuitable for the
proposed construction/retaining methods, then a suitably qualified and experienced
engineer shal submit to the consent authority new designs/work methodologies for
the excavationfretention systems prior to further work being underlaken with the
exception of work to stabilise the site in the mterim.

All necessary temporary retention systems or the final structure shall be installed as
soon as practicable following excavation to avoid any possible erosion or instability.

The consent holder shall implement suitable measures to prevent deposition of any
debris on surrounding roads/access ways by vehicles moving {o and from the site, In
the event that any material 1s deposited on any roads, the consent holder shail take
immediate action, at ils expense, to clean the roads. The loading and stockpiling of
earth and other materials shall be confined to the subject site.

If at any time QLDC receive proof of effects from vibration sourced from the
earthworks activities approved by this resource consent, the consent holder at the
request of QLDC shall cease all earthworks activities that result in objectionable
levels of vibration, and shall engage a suitably qualified professional who shall
preparc a reporl that assesses the vibration caused by carthworks assoctated with this
consent and what adverse effect (If any} these works are having on any other land
and buildings beyond this site. Depending on the outcome of this report a peer
review may be required to be undertaken by another suitably qualified professional at
the consent holder’s expense. This repert must take into consideration the standard
BS 5228:1992 or a similar internationally accepted standard. Both the report and
peer review (if required} shall be submitted to the consent authority for acceptance
and approval.
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34,

33.

Prior to construction of any buildings on the site a Charlered Engineer experienced in
soils investigations shall provide certification, as appropriate, in accordance with
NZS 4431 for all areas of fill within the sitc on which buildings are to be supported
{if any).

Within cight weeks of completing the earthworks the consent holder shall submit to
QLDC an “as built” plan of the fill. This plan shall be in terms of the New Zealand
Map grid and shall show the contours indicating the depth of fill. Any fill that has
not been certificd by a suitably qualified and cxperienced engineet in accordance
with NZS 4431 shall be recorded on the “as bullt” plan as “uncertified fill”.

At the completion of the earthworks all earth-worked areas shall be top-soiled and
grassed or otherwise permanently stabilised within 4 weeks.

No earthworks, temporary or permanent, are to breach the boundaries of the site.
Upon completion of the earthworks, the consent holder shall:

a) remedy any damage to all existing read surfaces and herms that result from
work carried out for this consent; and

by  provide an engincer’s design certificate/producer statcment with regards to any
permanent retaining walls on site,

Constfrucifon Noise

37

Diist
38.

A Constiuction Noise Management Plan shall be prepared and submitted to the
consent authority prior to commencement of construction. This shall be generally in
accordance with New Zealand Standard NZ36803:1999: Acoustics — Construction
Nrvise, which details the types of construction and procedures that will be cammed out
to ensure compliance with the Standard. The Construction Noise Management Plan
shall be prepared by appropriately qualified and experienced persons, prior to
relevant construction stages commencing, and shall be submitted to the consent
authority, prior to construction commencing.

The consent holder shail take ail practicable steps, including the use of appropriate
dust suppression measures, to minimise the ereation of a dust nuisance during the
construction stages of the development.

Archaeological

39,

If koiwi tangaia (human skeletal remains), taonga, artefact or any other evidence of
archacological or heritage intercst is discovered during the excrcise of this conscnt,
the consent holder shall, without delay:

(1) cease all work within a 50 m radivs of the discovery and secure the area;

(il notify the consent authority, the appropnaie runango, the MNew Zealand
Historic Places Trust, and in the case of koiwi fangate (skeletal remains), the
New Zealané Police;

(1iI} enable a site inspection by the New Zealand Historic Places Trust and the
appropriate runagnga, and their advisors, who shall deiermine the nature of the
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(iv)

(v)

Upaon

discovery and any further action required, including whether or not an
Archaeological Authority is required under the Historic Places Act 1993;
ensure that any keiwi tangate or teonga is handled and removed by tribal
elders responsible for the fikange (custom) apprepriate to its removal and
preservation; and

ensure that any further action identified in accordance in part (ili) of this
condition is undertaken.

completions of tasks (1) to (v) above, and provided all statutory permissions

have been obtained, the consent holder may recommence work at the site following

consu

ltation with the consent authority, appropriate runanga, the New Zcaland

Historic Places Trust, and in the case of koiwi tangara (skeletal remaing), the New
Zealand Police.

Haours of Operation duving the Construction Period

40. Hours of work under this consent shall be from 8.00 am to 7.00 pm, Monday to
Friday. Works shall not be undertaken on Public holidays.

Marina Opera

flony

41, Not less than one month prior to completion of Stage one of the development, and
any subsequent stages, the consent holder shall submit to the consent authority for
approval a Marina Operations Plan. The contents of this plan shall include but not
necessarily be limited to the following matters:

(1)

(i)

{1ii}

(iv)

A full description of all activities that wili take place at the maring
decvelopment site, including any associated facilities and buildings.

The measures that will be put in place to control traffic and parking,
including a paiking allocation plan illustrating the on-site provision of the
required number of car parks for each proposed activity/use within the
Marina buildings in accordance with the parking ratios set out in Parl 14
(Table 1} of the Partially Operative District Plan, These parks shall be
provided from the 39 surface car parks identified in the application. No
change i use is permitted without prior consent from Council.

The measures thal will be put in place to control noise. Noise management
shall be in place to ensure fhat activitics (other than outdeor recreation) shail
be conducted such that the following neise levels are not exceeded al the
boundary of the sitc:

- during day time 50 dBA L10
« during night time 40 dBA .10

Detatls of the hours of operation of the marina and its associated facilities.
Hours of operation for the activities within the Marina buildings shall not
extend beyond 7am - Miduight.
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(v) The measures that will be adopted in the event that there is any spillage or
deposition of hazardous substances, including fuels and oils, into or on to any
water body (Lake Wakatipu}, watercourse, or the land.

Advice Notes

1) Council may clect to exercise its functions and duties through the employment of
independent consultants

i} Local Government Act 2002 Development Contributions

This proposal will generate a demand for network infrastructure and reserves and
community facilities.

In granting this resource consent, pursuant to Part 8 Subpart 5 and Schedule 13 of the
Local Government Act 2002 and the Council’s Policy on Development Contributions
contained in Long Term Council Community Plan (adapted by the Council on 25 June
2004} the Council has identified that a Development Contribution is required. A
‘Development Contribulion Notice' which includes details of how the contributions
were calculated will be issued under separate cover.

An invoice will be generated by the Queenstown Lakes District Council. Payment
will be due prior to commencement of the consent, except where a Building Consent 1s
required. 1f a Building Consent is required, then payment shall be due pnor to the
issue of the code of compliance certificate or prior to the connection to Council
scrvices, whichever comes first
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APPENDIX B - ORC CONDITIONS

DECISION NO 2:
OTAGO REGIONAL COUNCIL: CONSENTS 2006.365-368, 2007.372-382

In Decision Neo 2, for the purposes of attaching consent conditions, fifteen separate activities
as identified in Schedule A below have been bundied together. The conditions that follow
have been listed under two headings: Standard Conditiens to which all fifieen consents apply,
and Special Conditions that apply only to each particular consent.

Date of commencement: As provided in $.116 of the Resource Management Act 1991,

Term of consent: As specified in Schedule A below

Date of lapsing of consent (if not given cffect to): Five (5) years as provided in 5,125 of the
Resource Management Act 1991,

Purpose of consent: The various activities covered by Decision No 2, and for which consents
from Otago Regional Council have been granted, are as described below in Schedule A:

Schedule A:

Consent | Type Description Consent Term
Na
2007365 | Water Permit | To lake groundwater for the purpose of dewatering around ibe | 35 yoars :
basement car park building. :
| 2007.366 Discharge To discharge groundwater to Lake Wakatipu/Whakatipu-wai- | 35 years |
Penmit mmaori {or the purpose of permancntly dewatering around the |
basement car park building. |
12007367 | Discharge Ta dla{,hdrj:c stormwater 10 Lake Wakatlpu.fWimkal]pu wai-imaori | 35 years
) Permit for the purpose of stormwater disposal from a conimergial site.
12007368 | Land Use To distwb, deposit G i and reclaim the bed of Lake | 15 years
Clonsent WakatipuWhakatipu-wai-maorifor the purpose of consfructivg a°
" basement car park.
2007372 | Land Use To place rabion baskets, conerete walls, fill, reno mattresses and l! 15 vears
Consent stairs in and on the bed of Lake Wakatipn/Whakatipu-wai-maori |
for the pupose of reshaping the foreshare of Lake
Wakatipu/Whakatipu-wai-maori.
2007373 | Land Use " To disturb, depesit fill in and reclaim a section of fmeshcm.. Gfl 13 ycars
Conseit ' Lake Wakalipw/ Whakatipu-wai-maori tor the purposc of I’CShdplllj__,
- the foreshore of Lake Wrlkanpu/\‘iﬁhakatipu-wﬁl MAGK.
| ——— e ]
2007374 | Land Use y To erect a  struclure and distrb  the bed of Lake | 13 years ;
Consent ! Wakatipu/W hakatipu-wal-maon for the purpose of consiructing a
jetty.
2007375 | Land Use To place screw anchors in and  distwrb  the bed of | 15 years |
Consent LakeWakatipu/Whakatipu-wai-maorifor  the purpose of

constructing a marina.
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|
2007.376 | Discharge To discharge washdown water to Lake Wakatipu/Whakatipu-wai- | 35 years
I' Permit maori for the purpose of operating a boat washdown area,
2007.377 l' Discharge To discharge contaminants to Lake Wakatipu/Whakatipu-wai- | 15 years
Permit maori and an unnamed tributary of Lake Wakatipn/ Whakatipu-
wai-maori for the purpose of constructing a marina and associated
structures.
2007.378 | Discharge To discharge floodwater to Lake Wakatipw/Whakatipu-wai- | 35 years
Permit maorifor the purpose of draining the inside of a basement car park.
2007379 | Land Use To place a culvert in and disturb the bed of a watercourse for the | 15 years
Consent purpose of upgrading the culvert in an unnamed tributary of Lake
Wakatipu/Whakatipu-wai-maori.
2007.380 | Land Use To erect a bridge over and disturb the bed of a watercourse for the | 15 years
Consent purpose of providing foot access over an unnamed tributary of
Lake Wakatipu/Whakatipu-wai-maori,
2007.381 | Water Permit | To divert the flow of a watercoursefor the purpose of realigning an | 15 years
unnamed tributary of Lake Wakatipu/Whakatipu-wai-maori.
2007.382 | Land Use To disturb, deposit in and reclaim the bed of a watercourse for the | 15 years
Consent purpose of realigning an unnamed tributary of Lake Wakatipu
Whakatipu-wai-maoriwater course.

Description of the Land: The relevant parts of the land are described in Schedule B (below),
or otherwise as more specifically described in this permit and in the various plans and other
information submitted by the applicant.

Schedule B:
Location Legal Description
1 Adjacent to Frankton Road (State | Secs 48, 52, 53, 38, 59 and 60 Blk XXI

Highway 6A), approximately 90 metres Shotover
south of the intersection of Sugar Lane |Pt Sec 39 Blk XXI Shotover SD
and Frankton Road (State Highway 64), | Sec | S0
Franklon, Queenstown. Mid-point Grid Sec | 80 24208

Reference: NZMS 260: F41:724-678

sD

21582

STANDARD CONDITIONS OF CONSENT:

1.

The consent holder shall undertake all activities authorised by these consents in
general accordance with the plans and information submitted with resource consent
applications received by Otago Regional Council on 21 June 2007, and any other
documentation relevant to the application including requests for further information,
except where inconsistent with these conditions. Any change or cancellation must be
made in accordance with 5.127 of the Resource Management Act 1991 (RMA).

The consent holder shall notify the Otago Regional Council (the consent authority),
at least five (5) working days in advance of the date of the commencement of works
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associated with these consents unless otherwise required in the special conditions
pertaimng to each consent.

3. Unless 1t 15 otherwise specified in the special conditions of these consents,
compliance with any monitoring requirernent imposed by these conditions shall be at
the consent holder’s expense.

4, Prior to any work that relates to these consents commencing on-site, the consent
holder shall submit to the consent authority, a plan {or plans) including a timetable
that details the progress of all activities covered by these consents including the
commencement of any discharges. Any variation to the plan(s) shall be submitted to
the consent authority within 14 days of the change being made.

5. The consent holder shall supply any apent ar contractor working under these
consents with a copy of the consent conditions, which shall be available on-site for
presentation to an officer of the consent authority upon request.

6. Any works carried out during the life of the marina and its on-site facilities, whether
maintenance, decommissioning, or otherwise. shall be consisient with the conditions
attached to these consents.

7. The conscnt holder shall pay to the consent authority all required administration
costs and charges fixed by the consent authonty pursuant to 536 of the Act in
relation to any:

i} administration, monitoring and inspection relating to these consents; and

i1y  charges authorised by regulations.

8. In accordance with 5.128 and 5.129 of the RMA, the consent authority may within
threc months of cach anmiversary of the commencement of these consents, after
piving not less than one month’s notice in writing, serve notice on the consent holder
of its intenfion (o review any of the conditions of these consents for any of the
following purposes:

v)  To deal with any adverse effect on the environment that may arise from the
exgreise of these consents and which it is appropiiate to deal with at a later
stage.

vi) To require the consent holder to adopt the best practicable optien to avoid,
miligate or remedy any adverse effect on the environment,

vil} To determine whether or not the condifions of these consents are adequate to
deal with any adverse effect on the enviranment that may anse from the
exercise of these consents, and which it is appropriate to deal with at a later
stage.

viit) To ensure the condifions of these consents are consistent with any National
Environmental Standards.

9. Upon completion of the marira, or any of its stages, the consent holder shall advise
the consent authority, in wriling, that all conditions of these consents have been
complicd with.

1. The consent holder shall ensure that copies of any management plans required under
these conditions are also supplicd the consent authority,
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SPECIAL CONDITIONS OF CONSENT:

Water Permit — Basement Car Park Dewatering (Consent No. 2007.365)

11.

12.

13.

14.

15.

16.

17.

The exercise of this consent is subject to the Standard Conditions as provided above
in Decision No 2.

The consent holder shall provide to the consent authority a plan showing the position
of groundwater level monitoring sites before any groundwater is taken under this
consent. A minimum of four groundwater level monitoring sites shall be provided.
At least two groundwater level monitoring sites shall be up gradient of the area being
dewatered.

The consent holder shall undertake daily groundwater level monitoring during the
construction phase of the development. Once the construction phase of the site
development is complete, the frequency of groundwater level monitoring shall be
reduced to weekly for a period of three (3) months and then monthly thereafter. The
monitoring shall be undertaken at each of the sites required under Condition 12 of
this consent.

A record of the groundwater level in each of the monitored groundwater level sites
shall be kept and a copy of that record shall be forwarded to the consent authority by
30 June each year, and upon request.

The consent holder shall establish by survey baseline ground levels or a fixed datum
for all properties immediately adjacent to the consent holder’s site before the exercise
of this consent. A copy of this survey shall be provided to the consent authority
within one month of the survey being completed.

The consent holder shall ensure that the groundwater abstraction, authorised by this
permit, does not cause any flooding, erosion, scouring, land instability or property
damage. Should such effects occur due to the exercise of this permit, the consent
holder shall, if so required by the consent authority and at no cost to the consent
authority, take all such action as the consent authority may require to remedy any
such damage.

Should the consent holder encounter unpredicted groundwater conditions during the
construction phase of the development, the consent holder shall cease work and
advise the consent authority immediately. If any variations to current consents are
required, these will be applied for and granted before works can continue. Prior to
recommencing construction, appropriate methodologies shall be developed and
implemented, and all required remediation work shall be undertaken. The consent
holder shall ensure that the consent authority is provided with details of the
methodologies used and details of all remedial work (including timeframes) prior to
any further works being undertaken.

Discharge Permit — Basement Car Park Dewatering (Consent No. 2007.366)

18.

19,

The exercise of this consent is subject to the Standard Conditions as provided above
in Decision No 2.

This permit shall only be exercised in conjunction with Water Permit 2007.365.
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20.

21

22,

23

24,

All discharged water, authovised by this permit, must pass through an adeguately
sized seftlement tank or similar  device before discharging to  Lake
Wakatipu/Whakatipu-wai-maen,

Within one month of the completion of the basement dewatering system, the consent
holder shall provide an Operations and Management Manual, which shall detail how
the settlement tank or similar device and associated pipe network will be maintained
to ensure ongoing optimum performance.

A record of all maintenance and repairs undertaken fo the settlement tank or similar
device and associated pipc network shall be kept and a copy of that record shall be
forwarded to the consent authority by 30 June each vear, and upon request.

The consent holder shall ensure that the discharge does not give rise to any
significant adverse effect on aquatic life.

The consent holder shall ensure that the discharge, authorised by this pernit, does not
cause any flooding, erosion, scouring, land instability or property damage. Should

required by the consent authority and at no cost to the consent authority, take all such
action as the consent authority may require to remedy any such damage.

Discharge Pernit — Starmwater Disposal (Consenrt No, 2007.367)

25.

26.

27.

28.

29.

The exercise of this consent is sabject to the Standard Conditions as provided above
in Decision No 2,

The consent holder shall provide a complete and detailed Stormwater Managemeit
Plan 1o the consent authority prior to any discharge occurring that is authorised by
this permit.

The Operations and Maintenance Manual for the stormwater discharge network (see
Condition 21) shall be provided to the consent authority within three months of the
first discharge that 1s authorized by this permit

A record of all maintenance and repairs undertaken to the stormwater discharge
network shall be kept and a copy of that record shall be forwarded to the consent
authority by 30 June ecach year, and wpon request.

The stormwater treatment system shall, at a minimum, provide for the removal of 75
% of suspended solids,

The consent holder shall take representative samples of the freated stormwater
discharge from the sitc at the end of each oulfall prior to discharging into the lake.
The sampling shall oceur on four occasions annually, with at least two of the sammples
collected between November and March each year, This sampling shall occur during
the first 30 minutes of a rainfall event, following a dry period of at ieast 48 hours.
The collected samples shall be analysed for the following parameters:

{2} suspended solids;

(b)  Escherichia coli;

{c) total nitrogen;

(d)  total zing,

{e} oil and grease; and

(f)  ionic and non-ionic surfactants.
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31,

32.

34

The analysis of samples required by Condition 30 of this permit shall be undertaken
by a laboratory TANZ accredited for all of the parameters stated in Condition 30 of
this permit, Copies of that analysis shall be forwarded to the consent authority by 30
June each year, and upon request.

Escherichia cofi levels in the sample of stormwater, analysed under Condition 31 of
this permit, shall not exceed 260 Escherichia cofi per 100 millilitres,

The consent holder shall ensure that the discharge does not give rise to any
significant adverse effect on aquatic life. The Ryder Consulting repert dated May
2007 and entitled "Frantton Marina Development Lake Ecological Assessment”,
submitted with the application for consent lodged with the consent authority on 21
June 2007, shall form the baseline survey against which effects on aquatic life may be
measured.

The consent holder shall ensure that the discharge, authorised by this permit, does not
cause any flooding, erosion, scouring, land instabality or property damage. Should
such effects occur due to the exercise of this permit, the consent holder shall, if so
required by the conisent authority and at no cost to the consent authority, take all such
action as the consent authority may require to remedy any such damage.

Land Use Consent — Basement Car Park Construction (Consent Neo. 2007.368)

335

36.

37.

38.

39

40,

The exercise of this consent is subject 1o the Standard Conditions as provided above
in Decision No 2.

Hours of work under this consent shatl bo from 8.00 am to 7.00 pm, Monday to
Friday. Works shall not be undertaken on Public holidays.

The conscnt holder shall e¢nsure that only clean fill, which complics with the
definition of clean fill as stated in the Regional Plan: Water for Otago, is used for the
reclamation of the lake bed.

During the exercise of this consent, the consent holder shall ensure that no fuel, oil,

cement or cement products, enter Lake Wakatipn/ Whakatipu-wai-maori.  Any

refuelling, lubrication or mechanical repairs shall be undertaken in such a manner so

as to ensurc that no spillages of hazardous substances occur onto the land surface or

into water. If a fuel or oil spillage in excess of 10 hitres occurs, the consent holder

shall:

(a} immediately take such action or execute such work as may be necessary to stop
and/or contain such escape;

{b) take all rcasonable steps to remedy or mitigatc any adverse effects on the
environment resulting from the escape; and

(¢) nform the consenl authorily, within 24 hows of its occurrence and the steps
taken or being taken to ciean up the spill, remedy any adverse effects, and
prevent any recurrence of such escape.

Fucl storage tanks and machincry working and stored in the construction arca shall
be maintained at all times to prevent leakage of oil and other contaminants into Lake
Wakatipy/ Whakatipu-wai-maori. No refuclling of machinery shall occur within
Lake Wakatipy/ Whakatipu-wai-maoni.

All machinery shall be water-blasted prior to being brought on site and following
completion of the works, to reduce the potential for pest species being introduced to
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4.

42,

43.

44,

45,

46,

47.

Rergs Dewhing Marquer Griflm 6 ] TR A2 ueenstoen Mating

or taken from Lake Wakatipu/Whakatipu-wai-maori, Machinery and equipment that
has worked in watercourses shall, prior to entering and leaving the site, also be
cleaned in accordance with Blosecurity New Zealand requirements for any unwanted
organism under the Biosecurily Act 1993, The consent holder shall ensure that wash
water does not directly discharge into surface water,

All works shall, as far as practicable, be undertaken outside the wet bed of Lake
Wakatipu/ Whakatipu-wai-maori.

The consent holder shall ensurc that any bed disturbance is limited to the extent
necessary to carry out the works.

The conscnt holder shall ensure that fish do not becomne stranded as a result of the
works authorised by this consent.

The consent holder shall ensurc that, once completed, the works authorised by this
consent do not cause any flooding, erosion, scouring, land instability or property
damage. Should such effects occur due to the exercise of this consent, the consent
holder shall, if so requived by the consent autharity, and at no ¢ost to the consent
authority, take any such action that the consent authonty may require to remedy any
such damage.

Prior to, or immediately following completion of the works authonsed by this
consent, flie consent holder shall ensure that all plant, equipment, chemicals, fencing,
signage, debris, rubbish and any other material brought on site is remaved from the
sitc. The sife shall be tidied to a degree at least cquivalent to that prior to the works
commencing,

Representative photographs shall be taken of the site:

(a} belore works commence; and

{b) immediately after the completion of wotks and rehabilitation of the site.

These photographs shall be provided to the consent authority within one month of the
final photographs being taken.

If koiwitangata (human skeletal remains), faonga,artefaclor any other evidence of
archacological or heritage interest is discovered during the exercise of this consent,
the consent holder shall, without delay:

(i) cease all work within a 50 m radius of the discovery and sccure the arca;

(ii) notify the consent authority, the appropriate runanga, the New Zealand
Historie Places Trust, and in the case of koiwitengute (skeletal remains), the
Mew Zealand Police;

(iii) cnable a site inspection by he New Zealand Historic Places Trust and the
appropriate runanga, and their advisers, who shall determine the nature of the
discovery and any futher action required, including whether or not an
Archaeological Authority 1s required under the Historie Places Act 1993,

{iv) ensure that any Lofwitangaia or taonga is handled and removed by tribal elders
responsible  for the fikonge {(custom) appropriate to its removal and
preservation; and

(v) ensure that any further action identified in accordance in part (iii} of this
condition is undertaken.

Upon completions of tasks (i) to (v) above, and provided all statutory permissions

have been obtained, the consent holder may recommence work at the site following

consultation with the consent authority, appropriate runangu, the New Zealand




Historic Places Trust, and in the case of koiwilangata (skcletal remains), the New
Zealand Police.

Land Use Cansent — Foreshore Works (Consent No, 2007.372}

48,

49

50.

3.

52,

53

54

35,

56.

The exercise of this consent is subject to the Standard Conditions as provided above
in Decision No 2.

Hours of work under this consent shall be from 8.00 am to 7.00 pm, Monday (o
Friday. Works shall not be undertaken on Public holidays,

During the exercise of this consent, the consent holder shall ensure that no fuel, oil,
coment or cement products, enter Lake Wakatipw/ Whakatipu-war-maoii.  Any
refuelling, lubrication or mechanical repairs shall be undertaken in such a manner so
as to ensure that no spillages of hazardous substances occur onto the land surface or

mto water. If a fuel or vl spriilage in excess of 10 liires occurs, the consent holder
shall:

{2} immediately take such action or execute such work as may be necessary to stop
and/or contain such escape; and

{b} take all reasonable steps to remedy or mitigate any adverse effecis on the
caviromnent resulting from the escape; and

{c) inform the Compliance Manager, the consent awthority, withun 24 hours of s
occurrence and the steps taken or being taken to clean up the spill, remedy any
adverse effects, and prevent any recurrence of such escape.

Fue] storage tanks and machinery working and stored in the consfruction area shall
be maintained at all times to prevent leakage of oil and other contaminants into Lake
Wakatipuy/ Whakatipu-wai-maori. No refuclling of machinery shall occur within
Lake Wakatipu/ Whakatipu-wai-maori.

All machinery shall be water-blasted prior to being brought on site and following
completion of the works, to reduce the potential for pest species being introduced 1o
or taken from Lake Wakatipu/Whakatipu-wai-maori. Machinery and equipment that
has worked in watercourses shall, pnor 1o entering and leaving the site, also be
cleaned in accordance with Biosecurity New Zealand requirements for any unwanted
organism under the Biosecurity Act 1993, The consent holder shall ensure that wash
water does not directly discharge into surface water,

All works shall, as far as practicable, be undertaken outside the wet bed of Lake
Wakatipu/ Whakatipu-wai-maori,

The consent holder shall ensure that any bed disturbance is limited to the exient
necessary to catry oul the works.

The consent holider shall ensurc that {1sh do not become stranded as a result of the
reclamation.

The consent holder shall ensure that, once completed, the works authorised by this
consent do not canse any flooding, erosion, scouring, land instability or property
damage. Should such effects oceur due to the exercise of this consent, the consent
holder shall, if so required by the consent authority, and at no cost to the conscnt
authority, take any such action that the consent authority may require to remedy any
such damage.
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57

38,

59.

Prior to, or immediately following completion of the works authorised by this
consent, the consent holder shall ensure that all plant, equipment, chemicals, fencing,
signage, debris, rubbish and any other matenzl brought on site 1s removed from the
site. The site shall be tidied to a degrec at least cquivalent to that prier to the works
commencing.

Represcntative photographs shall be taken of the site:

{a) before works commence; and

(b) immediately after the completion of works and rehahilitation of the site.

These photographs shall be provided to the consent authority within one month of the
final photographs being taken.

If kobwitangate (human skeletal remains), faonga,artefactor any other evidence of
archacological or heritage interest is discovered during the excreise of this consent,
the consent holder shall, without delay:

(i) ceasc all work within a 50 m radius of the discovery and secure the area;

(ii} notily the consent authority, the appropriate rumanga, the New Zcaland
Historic Places Trust, and in the case of keiwitangasa (skeletal remaing), the
New Zealand Police:

(iii) enable a sifc inspection by the New Zcaland Historic Places Trust and the
appropriate runanga, and their advisors, who shall determine the nature of the
discovery and any further action required, including whether or not an
Archacological Authority is required uander the Historic Places Act 1993;

{iv} ensure that any keiwitangafa or laonga s handled and removed by tribal elders
responsible for the fikenga (custom) appropriate to its removal and
preservation; and

{v) ensure that any further action identifled in accordance in part (i} of this
condition is undertaken.

Upon complctions of tasks (i) 1o (v} above, and provided all statutory permissions

have been cbtained, the consent holder may recommence work at the site following

consultation with the consent authority, appropriate rupagnga, the New Zealand

Histeric Places Trust, pnd in the case of koiwitangata (skeletal remains), the New

Zcaland Police.

Land Use Consent — Foreshore Works {Consent No. 2007.373)

60

6l.

62

63

The excreise of this consent is subject to the Standard Conditions as provided above
in Decision No 2.

Hours of work under this consent shall be from 8.00 am to 7.00 pm, Monday to
Friday. Works shall not be undertaken on Public holidays.

The consent holder shall ensuve that only clean till, which complies with the
definition of clean fill as stated in the Regional Plan: Water for Otago, is used for the
rectamation of the lake bed.

During the excrcise of this conscnt, the consent holder shall ensurc that no fuel, oil,
cement or cement products, enter Lake Wakatipu/ Whakatipu-wai-maori.  Any
refuelling, lubrication or mechanical repairs shall be undertaken in such a manner so
as to ensurc that no spillages of hazardous substances occur onto the land surface or
into water. If 2 fuel or oil spillage in excess of 10 litres occurs, the consent holder
shali:
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64.

B65.

66.

67,

68.

£9.

70,

71.

72

{a} immediately take such action or execute such work as may be necessary to stop
and/or contain such escape; and

{b) take all reasonable steps to remedy or mitigate any adverse effects on the
environment resulfing from the escape; and

{e} informthe consent authority, within 24 hours of i{s occurrence and the steps
taken or being taken to clean up the spill, remedy any adverse effects, and
prevent any recurrence of such escape.

Fuel storage tanks and machinery working and stored in the construction area shall
be maintained at all times to prevent leakage of oil and other contaminants into Lake
Wakatipy/ Whakatipu-wai-maori, No rofuelling of machinery shall occur within
Lake Wakatipu/ Whakatipu-wai-maori.

All machinery shall be water-blasted prior to being brought on site and following
completion of the works, te reduce the potential for pest species being introduced to
or laken from Lake Wakatipu/Whakatipu-wai-maori. Machinery and equipment that
has worked in watercourses shall, prior to entering and leaving the site, also be
cleaned in aceordance with Biosecunity Mew Zealand requirements for any unwanted
organism under the Biosccurity Act 1993, The consent holder shall ensure that wash
water does not directly discharge into surface water.

All works shall, as far as practicable, be undertaken outside the wet bed of Lake
Wakatipu/ Whakatipu-wai-maori.

The consent holder shall ensure that any bed disturbance 1s limited to the extent
necessary to carry out the works,

The consent holder shall cnsure that fish do not become stranded as a result of the
reclamation,

The consent holder shall ensure that, once completed, the works anthorised by this
consent do not cause any flooding, erosion, scouring, land instability or property
damage. Should such effects occur due to the exercise of this consent, the consent
holder shall, if so required by the consent authority, and at no cost to the consent
authority, lake any such action that the consent authority may require to remedy any
such damage.

Prior to, or inmnediately following completion of the works authorised by this
consent, the consent helder shall ensure that all plant, equipment, chemieals, fencing,
signage, debris, rubbish and any other material brought on site is removed from the
gitc. The site shall be tidicd to a degree at least equivalent to that prior fo the works
commencing,.

Representative photographs shall be taken of the stte:

(a) before works commence; and

(b) immediately after the completion of works and rehabilitation of the site.

These photographs shall be provided fo the consent anthority within one month of the
final photographs being taken.

The arca of land that has been reclaimed shall be set aside as recreation reserve. In
accordance with 5.245 of the RMA, the consent holder shall undertake a survey of the
reclaimed area and shall submit a plan of the surveyto the consent awthority for
approval. Following approval of the survey plan, the consent holder shall take all the
necessary steps to have the survey plan deposited,
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If koiwitengate (human skeletal remains), teonga,artefactor any other evidence of
archacological or heritage interest i3 discovered during the exercise of this consent,
the consent holder shall, withoul delay:

(3} cease all work within a 50 m radius of the discovery and secure the arca;

{(ii} notify the consent authority, the appropriate ruynanga, the New Zealand
Historic Places Trust, and in the case of Aodwitangata (skeletal remains), the
New Zealand Police,

(i) enable a site inspcction by the New Zcaland Historic Places Trust and the
appropriate rungnge, and their advisors, who shall determine the nature of the
discovery and any further action required, including whether or net an
Archaeological Authority is required under the Historic Places Act 1993,

(iv)  ensure that any koiwitangate or faonga 15 handled and removed by tribal clders
responsible for the fikange (custom) appropriale to its removal and
preservation; and

(v) ensure that any further action identified in accordance in part (iti) of this
condition is undertaken.

Upon completions of tasks (1) 10 {vd above, and provided all statutory permissions

have been obtained, the consent holder may recommence work at the site following

consultation with the consent authority, appropriate runanga, the New Zealand

Historic Places Trust, and in the case of koiwitangato (skeletal remaing), the New

Zealand Pglice.

Land Use Consent — Jetty Construction (Consent No, 2007.374)

T4,

75

76,

77.

78.

The exercise of this consent is subject to the Standard Conditions as provided above
i1 Decision No 2.

Hours of work under this consent shall be from 8.00 am to 7.00 pm, Monday o
Friday. Works shall not be undertaken on Public holidays.

During the exercise of this consent, the consent holder shall ensure that no fuel, o1,

cement or cement products, enter Lake Wakatipn/ Whakatipu-wai-mzori.  Any

refuelling, lubrication or mechanical repairs shall be undertaken in such a manner so

as to ensure that no spillages of hazardous substances occur onto the land surface or

into water. If a fuel or ¢! spillage in excess of 10 litres occurs, the consent holder

shall:

(a) immediately take such action or execute such work as may be necessary to stop
and/or contain such escape; and

(b} take all reasonable steps o remedy or mitigate any adverse effects on the
environment resulting from the cscape; and

{c) informthe consent authority, within 24 howrs of its cceurrence and the sleps
taken or being taken to clean up the spill, remedy any adverse effects, and
prevent any recurence of such escape.

Fuel storage tanks and machinery working and stored in the construction arca shall
be naintained at all times to prevent leakage of oil and other contaminants inic Lake
Wakatipy/ Whakatipu-wai-maori. No rcfuelling of machinery shall occur within
Lake Wakatipu/ Whakatipu-wai-maon.

All machinery shall be water-blasted prior to being brought on site and following
completion of the works, to reduce the potential for pest species being infroduced to
ot taken from Lake Wakatipu/Whakatipu-wai-maori. Machinery and equipment that
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79.

80.

81l.

82,

83.

has worked in watercourses shall, prior to entering and leaving the site, alse be
cleaned in accordance with Biosecurily New Zealand requirements for any unwanted
organism under the Biosecurity Act 1993, The consent holder shall ensure that wash
water does not directly discharge into surface water,

All works shall, as far as practicable, be undertaken outside the wet bed of Lake
Walatipu/ Whakatipu-wai-maon,

The consent holder shall ensure that any bed disturbance is limited to the extent
necessary to carry out the works.

Prior to, or immediately following completion of the works authorised by this
conscnt, the consent holder shall ensurc that all plant, equipment, chemicals, fencing,
sizmage, debris, rubbish and any other material brought on site is removed from the
site. The site shall be tidied to a degree at least equivalent to that prior to the works
comimencing.

Representative photopraphs shail be taken of the site:

fa) before works commence; and

(b) immediately after the completion of works and rchabilitation of the site.

These photographs shall be provided to the consent authority within one month of the
final photographs being taken.

If koiwitangate (human skelctal remains), (wongaartefactor any other evidence of
archaeological or heritage interest is discovered during ihe exercise of this consent,
the consent holder shall, without delay:

(i)  ceasec all work within a 50 m radius of the discovery and secure the area;

{ii) notify the consent auwthority, the appropriate runanga, the New Zealand
Historic Places Trust, and in the cage of kofwitangasa {skeletal remains), the
New Zealand Police;

(iii) enable a site inspection by the New Zealand Historic Places Trust and the
appropriate runanga, and their advisors, who shall determine the nature of the
discovery and any further action required, including whether or not an
Archaeological Authority is required under the Historic Places Act 1993;

(iv) ensure that any koiwitangara or taonga 1s handled and removed by tribal elders
responsible for the tikanga (custom) appropriate to its removal and
preservation; and

{v}) ensurc that any further action identified in accordance in part (i) of this
condition is undertaken.

Upon completions of tasks (1) to {v) above, and provided all statutory permissions

have been obtained, the consent holder may recommence work at the site following

consulfation with the consent authority, appropriale rununga, the New Zealand

Histonc Places Trust, and in the case of koiwitangata {skeletal remains), the New

Zealand Police.

Land wse Consent — Maving Constraction (Consent No. 2007.375)

84.

85.

The cxercise of this consent 15 subject to the Standard Conditions as provided above
in Decision No 2.

Hours of work under this consept shall be from £.00 am to 7.00 pm, Maonday fo
Friday. Works shall not be undertaken on Public holidays.
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86.

87.

BE.

89,

90.

91.

93,

The consent holder shall undertake a survey of the bed of Lake Wakatipu/
Whakatipu-wai-maori in the area of the marina to dctermine the presence of
Laragrosiphon before the exercise of this consent. Should Laragrosiphon be located
in the area of the marina, the consent holder will undertake all practicable measures
necessary to remove all Laragrosiphon from the area before any works authorised by
this consent are undertaken.

During the exercise of this consent, the consent holder shall ensure that no fuel, oil,

cement o cement products, enter Lake Wakalipu/ Whakatipu-wai-maori.  Any

refuelling, lubrication or mechanical repairs shall be undertaken in such a mmanner so

as to ensure that no spillages of hazardous substances occur onto the land surface or

into water. If a fuel or o1t spillage in excess of 10 lifres oceurs, the consent holder

shatl;

{a) immediately take such action or cxecute such work as may be necessury o stop
and/or contain such escape; and

(b) take all reasonable steps to remedy or mitigate any adverse effects on the
environment resulting from the escape; and

(¢} infonmthe consent authority, within 24 hours of its occvrrence and the steps
taken or being taken to clean up the spill, remedy any adverse effects, and
prevent any recurrence of such escape.

Fucl storage tanks and machinery working and stored in the construciion area shall
be maintained at all times to prevent leakage of 0if and other contaminants into Lake
Wakatipu/ Whakatipu-wai-maori. No refuclling of machinery shall occur within
Lake Wakatipu/ Whakatipu-wai-maoni.

All machinery shall be water-blasted prior to being brought on sitc and following
completion of the works, to reduce the polential for pest species being introduced to
or taken from Lake Wakatipn/Whakatipu-wai-macri. Machinery and equipment that
has worked in watercourses shall, prior to entering and leaving the sile, also he
cleaned in accordance with Biosceurity New Zealand requirements for any unwanted
organism under the Biosceourity Act 1993, The consent holder shall ensure that wash
water docs not directly discharge into surface water.

The consent holder shall ensure that any bed disturbance is limited to the extent
neccssary to catry out the works.

The consent holder shall ensure that, once comploted, the works authorised by this
consent go not cause any flooding, erosion, scouring, land instability or property
damagc. Should such effects oceur dug to the cxercise of this consent, the conscnt
holder shall, if so required by the consent authority, and at no cost to the consent
authority, take any such action that the conscnt authority may require to remedy any
guch damage.

Prior to, or immediately following completion of the works authorised by this
consent, the consent holder shall ensure that all plaut, equipment, chemicals, fencing,
signage, debris, rubbish and any other matenial brought on site is removed from the
site. The site shal) be tidied to a degree at least equivalent to that prior to the works
COMIMEncing.

Representative photographs shall be taken of the site:
() before works cominence; and
{(b) immediately after the completion of works and rehabilitation of the site,

Foss Trowling dMarguel Gribin 67 2714 1T uernsiown Mearina



These photographs shall be provided to the consent authority within one month of the
final photographs being taken,

a4, If koiwitangafa (human skeletal remains), faonga,artefactor any other evidence of
archacological or heritage intcrest is discovercd during the exercise of this consent,
the consent holder shall, without delay;

{1} cease all work within a 50 m radius of the discovery and secure the area;

(ii} notify the consent authority, the appropriate runange, the New Zealand
Historic Places Trust, and 1n the case of koiwitangata (skelctal remains), the
New Zealand Police;

(3ii) cnable a site inspection by the New Zealand Historic Places Trust and the
appropriate runasga, and their advisors, whoe shall determine the nature of the
discovery and any further action required, including whether or not an
Archaeological Authorily 1s required under the Historic Places Act 1993,

(iv} cnsure that any kofwitangata or tasnga 1s handled and removed by tribal elders
responsible for the fikanga (custom) appropriate to its removal and
preservation; and

(v) ensure that any further action idemtified in accordance in part {i1i) of this
condition is undertaken.

Upon complctions of tasks (i) to (v} above, and provided all statutory permissions

have been obtained, the consent holder may recommence work at the site following

consultation with the consent authority, appropriate runangea, the New Zealand

Historic Places Trust, and in the case of keoiwitangaia (skelctal remains), the New

Zealand Police.

Discharge Permit — Disposal of Boat Washdown Water (Consent No. 2007.376)

g5, The excrcise of this consent is subject to the Standard Conditions as provided above
in Decision No 2.

06. The consent holder shall provide a complete and detailed Washdown Water
Management Plan to the consent authority prior to any discharge authorised by tiis
pernit. The plan shall include information on the treatment system to be installed
and the expeeted levels of removal of contaminants and pests that may occur in the
wash down area.

97. A rvecord of all maintenance and repairs undertaken to the washdown water discharge
network and trcatment system shall be kept and a copy of that record shall be
forwarded to the consent authority by 30 June each year, and upon request.

98, The washdown water treatment system shall, at a minimum, provide for the removal
of 75 % of suspended solids.

99, The consent holder shall take representative samples of the treated washdown water
discharge from the site at the end of the ouifall prior to discharge to the lake. The
sampling shall occur on four occasions annually, with at least two of the samples
collected between November and March cach yvear. The collected samples shall be
analysed for the following parameters:

(a) suspended solids;
(b)Y  FEscherichia coli;
{c] total nitrogen;
(d) total zing;
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100.

102,

{¢) ol and grease; and
(f)  ionic and non-ivnic surfactants.

The analysis of samples required by Condition 99 of this permit shall be undertaken
by a laboratory that is JANZ accredited for all of the parameters stated in Condition
99 of this permit. Copies of the anatysis shall be forwarded to the consent authority
by 30 Tune each year, and upon reguest,

The consent holder shall take all practicable steps to ensure that the discharge does
not give rise to any significant adverse effects on aquatic lile.

The cousent holder shall ensure that the discharge authorised by this consent dogs not
cause any flooding, crosion, scouring, land instability or property damage. Should
such effects oceur due to the exercise of this consent, the consent holder shall, if so
tequired by the consent authority, and at no cost to the consent authority, take any
such action that the consent authority may require to remedy any such damage.

Discharge Permift — Maring and Associated Stirnctures Construction (Consent No.
2007.377)

103,

104.

103,

106.

107.

108,

109.

P10,

The exercise of this consent is subject to the Standard Conditions as provided above
in Deeision No 2.

This permit shall only be exercised in conjunction with Land Use Consents 2007.368,
2007.372, 2007.373, 2007.374, 2007.375, 2007.379, 2007.380 and 2007.382.

This permit authoriscs the discharge of silt and sediment resulting from in-stream
works, and cement from structure comnstruction, and stormwater run-off during the
construction phase of the works, to be discharged inte Lake Wakatipu/Whakatipu-
wal-maori and an unnamed fifbutary of Lake Wakatipu/ Whakatipu-wai-maori.

Notwithstanding Condition 105, the consent hotder shall take all practicable steps to
mnimise the release of sediment into water while undertaking the works authorised
by the land use consents listed in Condition 104, This shall include the use of
sediment barriers and silt curtains as stated in the application submitted to the consent
authority dated 21 June 2007

The consent holder shall take all practicable sieps to minimise the release of sediment
into water from stormwaler run-off during the construction phase of the development.

The consent holder shall ensurc that all silt and sediment conirol measurcs will
remain in place until all exposcd carthworks arcas arc re-vegetated or othcrwisc
stabilised,

Prior to any work being started on site that relates to this permit, the consent holder
shall provide, in writing to the consenl authority, a plan including a timetable that
dctails the propress of the development (including when the discharge under this
permit will commence). Any variation to the plan shall be submitted to the consent
authority within 14 days of the change being mnade,

Before any discharge authorised by this permitoceurs, the consent holder shall
provide to the consent authority, a Site Management Plan detailing the site
management protocols and procedures to be implemented for the control of sediment,
cement and cement products discharge into the lake during the term of this permit.
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111,

112,
113,

Any changes to the plan shall be provided to the consent authority within 14 working
days.

The consent holder shall ensure that all practical measures ave taken to prevent

cement and cement products, from entering Lake Wakatipu/ Whakatipu-wai-maori

and the unnamed tributary of Lake Wakatipu/ Whakatipu-wal-maori. This shall
include;

{a) avoiding flowing water coming into contact with the coment and cement
products until the cement and cement products is firmly set;

(b} using boxing or other similar devices to contain wet cement and cement
products during the works authonsed by the land use consents listed in
condition 104; and

(¢} cnswing that the handling of cement and cement products is undertaken in a
manner that does not result in spillage into any watercourse.

If any cement or cement product is spilled beyond the boxing, pouring of cement and

cement products shall stop immediately and all spilt cement and cement produets

shall be removed from the watercourse. No equipment used in the pouring of coment
and camnent products shall be washed out on sitc where it can discharge into water.

No lawtui take of water is to be adversely atfected as a result of any discharge.

The consent holder shall take all practicable steps to ensure that the discharge does
not give rise to any significant adverse effects on aquatic life.

Discharge Permit — Basement Car Purk Drainage (Consent No, 2007.378)

114.

115,

116.

117

118.

The exercise of this consent is subject to the Standard Conditions as provided above
in Decision No 2,

This penmit authorises the discharpe of floodwater, which may contain silt and
sediment, to Lake Wakatipun/Whakatipu-wai-maori.

Floodwaters shall only be discharged without treatment to Lake Wakatipu/
Whakatipu-wai-maori, if the car park area has been adequately cleaned prior to
inundation of the car park,

A record shall be kept of the date, method and chemicals used to clean the basement
prior to any inundation occurring. The record shall be provided to the consent
authority prior to the discharge without trcatment of floedwaters to the lake, and
upon request by the consent authority.

The consent holder shall take all practicable steps to ensure that the discharge does
not give vise to any significan! adverse elfects on aquatic life,

Land Use Consent — Culvert Upgrade (Consent No, 2007.379)

119,

120.

The exercise of this consent is subject to the Standard Conditions as provided above
in Deeision No 2,

Hours of work under this consent shall be from 8.00 am to 7.00 pm, Monday to
Friday, Works shall not be undertaken on Public holidays.
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121,

122,

123,

124,

125.

126.
127.

128.

129,

During the excreise of this consent, the consent holder shali ensure that no fuel, oil,

cermnent or cement products, enter Lake Wakatipn/ Whakatipu-wai-maori.  Any

retuelling, lubrication or mechanical repairs shall be undertaken in such a mauner so

as to ensure that no spillages of hazardous substances oceur onto the land surface or

into water. I a fuel or oil spillage in excess of 10 litres occurs, the consent holder

shall:

{a) immediately take such action or execute such work as may be necessary to stop
and/or contain such escape; and

(b) take all reasonable sleps to remedy or mitipate any adverse offects on the
cnvironment resulting from the escape; and

(¢) inform the consent avthority, within 24 hours of its occurrence and the steps
taken or being taken to clean up the spill, remedy any adverse cffects, and
prevent any recurrence of such escape,

Fuel storage tanks and machmery working and stored in the construction arca shall
be maintained at all times to prevent ieakage of 01l and other contamimants inte Lake
Wakatipu/ Whakatipu-wai-maori. No refuelling of machinery shall oceur within
Lake Wakatipu/ Whakatipu-wai-maori.

All machinery shall be water-blasted prior to being brought on site and following
completion of the works, to reduce the potential for pest species being introduced to
or taken from Lake Wakatipu/Whakatipu-wai-raori. Machinery and equipment that
has worked in watercourses shall, prior to entering and leaving the site, also be
cleaned in accordance with Blosecurity New Zealand requirements for any unwanted
organistn under the Biosecurity Act 1993, The consent holder shall ensure that wash
water does not directly discharge into surface water,

All works shall, as far as practicable, be undertaken outside the wet bed of Lake
Wakatipu/ Whakatipu-wal-maori,

The consent holder shall cnsure that any bed disturbance is limited to the extent

" necessary to carry out the works.

The consent holder shall ensure that fish passage is provided for at all times.

The consent holder shall ensure that, once completed, the works authorised by this
consent do not cause any flooding, erosion, scouring, land instability or property
damage. Should such cffects occur due to the exercise of this consent, the conseni
holder shall, if so required by the consent authority, and at no cost to the consent
autherity, take any such action that the consent authority may require to remedy any
sucl damage.

Prier to, or immediately following completion of the works authorised by this
consent, the consent holder shall epsure that all plant, equipment, chemicals, fencing,
signage, debris, rubbish and any other material brought on site is removed fiom the
site. The site shall be tidied to a degree at least equivalent to that prior to the works
COMMEencing.

Representative photographs shall be taken of the site;

(a) before works commence; and

(b)  immediately after the completion of works and rehabilitation of the site.

These photographs shall be provided to the consent authority within one month of the
final photographs being taken.
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130.

If keiwitangata (human skeletal remains), feonga,artefactor any other evidence of
archacological or heritage inferest is discovered during the excreise of this consent,
the consent holder shall, without delay;

{1)  cease all work within a 30 m radius of the discovery and secure the area;

{11} notify the consent authority, the appropriate runange, the New Zealand
Historic Places Trust, and in the case of koiwitangafa (skeletal remains), the
New Zealand Police;

{lii} cnahle a site inspection by the New Zealand Histornic Places Trust and the
appropriate runanga, and their advisors, who shali determine the nature of the
discovery and any f[urther action required, including whether or not an
Avchacological Authorify is required under the Historic Places Act 1993;

{(iv) ensure that any keiwitangata or taonga is handled and removed by tribal elders
responsible for the fikange (custom) appropriate to its removal and
preservation; and

(v} cnsure that any further action identified in accordance in part {(iii) of this
condition is undertaken.

Upon completions of tasks (i) ta (v) above, and provided all stalulory permissions

have been obtained, the consent holder may recommence work at the site following

consultation with the consent authority, appropriate runaizga, the New Zealand

Historic Places Trust, and in the case of koiwifangata (skeletal remains), the New

Zealand Police.

Land Use Cousent — Accexs Bridge over Stream (Consent No. 2007,.3580)

131.

132,

133,

134,

135,

The excrcise of this consent is subject to the Standard Conditions as provided above
in Decision No 2.

Hours of work under this consent shall be from 8.00 am to 7.00 pm, Monday to
Friday. Works shall not be undertaken on Public holidays,

During the exercise of this consent, the consent holder shall ensure that no fuel, oil,

cement or cement preducts, enter Lake Wakatipu/ Whakatipu-wai-maorl.  Any

refuelling, lubrication or mechanical repairs shall be undertaken in such a manner so

as to ensure that no spillages of hazardous substances occur onto the land surface or

inte water. If a fuel or cil spillage in exeess of 10 litres occurs, the consent holder

shall:

(a) immediately take such action or execute such work as may be necessary to stop
and/or contain such escape; and

(b} lake all reasonable steps to remedy or mitigate any adverse effects on the
environment resulting from the escape; and

(¢} infonnthe consent autherity, within 24 hours of its oceurrence and the steps
taken or being taken to clean up the spill, remedy any adverse effects, and
prevent any recurrence of such escape,

Fuel storage tanks and machinery working and stored in the construction area shall
be maintained at all times to prevent leakage of oil and other contaminants into Lake
Wakatipu/ Whakatipu-wai-maori. No refuelling of machinery shall occur within
Lake Wakatipy/ Whakatipu-wai-maort.

All machinery shall be water-blasted prior to being brought on site and following
completion of the works, to reduce the potential for pest species being introduced to
or taken from Lake Wakatipu/Whakatipu-wai-maori. Machinery and equipment that
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136.

137,

138.

139,

140,

has worked in watercourses shall, prior to entering and leaving the site, also be
cleaned 1n accordance with Biosecurity New Zealand requirements for any unwanted
organism under the Biosecurity Act 1993, The conscnt holder shall ensure that wash
water does not directly discharge into surface water,

All works shall, as far as practicable, be undertaken outside the wet bed of Lake
Wakatipu/ Whakatipu-wai-maori.

The consent holder shall ensure that any bed distwrbance is limited to the extent
necessary to carry out the works,

The consent holder shall ensure that, once completed, the works authorised by this
consent do not cause any flooding, erosion, scouring, land instability or property
damage. Should such cffects occur due to the exercise of this consent, the consent
holder shall, if so required by the consent authority, and af no cost to the consent
authority, take any such action that the consent authority may require to remedy any
such damage.

Prior to, or immediately following completion of the works authorised by this
consent, the consent holder shall ensure that all plant, equipment, chemicals, fencing,
signage, debris, rubbish and any other material brought on site is removed from the
site. The site shall be tidicd to a degree at least equivalent to that prior to the works
commencing.

Representative photographs shall be taken of the site:

(a} before works commence; and

{b) immediatcly after the completion of works and rehabilitation of the site.

These photographs shall be provided to the consenl authority within one month ot the
final photographs being taken.

If koiwitangata (human skeletal remaing), faonga,artefactor any other evidence of
archaeclogical or heritage interest is discovered during the exercise of this consent,
the consent holder shall, without delay:

(i) cease all work within a 50 m radius of the discovery and secure the area,

{ii} notify the consent authority, the appropriatc runange, the New Zealand
Historic Places Trust, and in the case of koiwitengata (skeletal remains), the
New Zealand Police;

{iii} enable a site inspection by the New Zcaland Historic Places Trust and the
appropriate runanga, and their advisers, who shall determinc the nature of the
discovery and any further action reguired, including whether or not an
Archaeclogical Authority is required under the Historic Places Act 1993,

{(iv) cnsurc that any foiwitangata or taonga is handled and removed by tribal clders
responsible for the fikanga (custom) appropriate to its removal and
preservation; and

{v) ensure that any further action identified in accordance in part (iii) of this
condition 1s undertaken.

Upon completions of tasks (1) to {v) above, and provided all statutory permissions

have been obtained, the consent holder may recommence work at the site following

consultation with the consent authority, appropriate runanga, the New Zealand

Historic Places Trust, and in the case of hoiwirangara (skeletal remains), the Now

Zealand Police.
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Water Permit — Stream Re-alipnment (Consent No, 2007.381)

142.

143.

144.

145,

1446.

147

148.

149,
150.

151

The exercise of this consent is subject to the Standard Conditions as provided above
in Decision No 2,

The diversion of water from the wnnamed tributary of Lake Wakatipu/Whakatipu-
wai-maoii shall only occur once the diversion channel has been fully constructed,

The consent holder shall ensure that existing fish passage is not impeded as a result
of the diversion works.

When diverting water intc the new diversion channel, all rcasonable steps shall be
taken to ensure that sediment and discolouration of water are kept to a minirnum,

The consent holder shall ensure that the diversion is undertaken such that no fish
become stranded.

The consent helder shall undertake all reasonable measures to ensure that the new
channel banks are stabilized as rapidly as possible,

At the completion of the works there shall be no reduction in the surface flow of the
unpamed tributary of Lake Wakatipun/Whakatipu-wai-maori as a result of the
diversion,

No lawtul take of water shall be adversely affected as a result of the diversion.

The consent holder shall ensurg that, once completed, the works authorised by this
consent do not cause any flooding, crosion, scouring, land instability or property
damage. Should such effects occur due to the exercise of this consent, the consent
holder shall, if so required by the consent authority, and at no cost to the consent
authority, take any such action that the consent authority may require to remedy any
such damage.

Representative photographs shall be taken of the site:

(2) before works commence; and

(b) immediately after the completion of works and rehabilitation of the site.

These photographs shall be provided to the consent authority within one month of the
final photographs being taken.

Land Use Consent - Stream Re-olignment (Consent No. 20067.382)

152.

153,

154,

155,

The exercise of this consent is subject to the Standard Conditions as provided above
in Decision No 2.

Howrs of work under this consent shall be from 8.00 am to 7.00 pm, Monday to
Friday. Works shall not be undertaken on Public holidays.

The consent holder shall ensure that only clean fill, which complies with the
definition of clean il as stated in the Regional Plan: Water for Otago, is used for the
reclamation of the lake bed.

During the exercise of this consent, the consent holder shall ensure that no fuel, oil,
cement or cement products, enter Lake Wakatipu/ Whakatipu-wal-maori. Any
refuelling, lubrication or mechanical repairs shall be undertaken in such a manner so
as to cnsure that no spillages of hazardous substances occur onto the land surface or
into water, If a fuel or oil spillage in excess of 1) litres occurs, the consent holder
shal):
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157.

158.

159,

160.

tal.

162,

163.

164.

{a) immediately take such action or execute such work as may be necessary o stop
and/or contain such escape; and

(b) take all rcasomable steps to remcdy or mitigate any adverse effects on the
environment resuliing from the escape; and

(¢) informthe consent authority, within 24 hours of its occurrence and the steps
taken or being taken to clean up the spill, remedy any adverse cffects, and
prevent any recurrence of such escape.

Fuel storage tanks and machinery working and stored in the construction area shall
be maintained at all times to prevent leakage of o1l and other contaminants into Lake
Wakatipw/ Whakatipu-wai-maon. No refuelling of machinery shall occur within
Lakc Wakatipu/ Whakatipu-wai-maori.

All machirery shall be water-blasted prior to being brought on site and following
completion of the works, (0 reduce the potential for pest species being introduced to
or laken from Lake Wakatipu/Whakatipu-wai-maori. Machinery and cquipment that
has worked in watercourses shall, prior to entering and leaving the site, also be
cleaned in accordance with Riosecurity Mew Zealand requirements for any unwanted
organism under the Bioscourity Act 1993, The conseat holder shatl cnsure that wash
water does not directly discharge into surface water,

All works shall, as far as praclicable, be undertaken outside the wet bed of Lake
Wakatipu/ Whakalipu-wai-maori,

The consent helder shall ensure that any bed disturbance is limited to the extent
necessary to camy out the works.

The consent holder shall enswre that fish do not become stranded as & result of the
works authorised by this consent.

The consent holder shall ensure that, once completed, the works authorised by this
consent do not cause any flooding, erosion, scouring, land instability or property
damage. Should such effects occur due to the exercise of this consent, the consent
holder shall, if so required by the consent anthority, and at no cost lo the consenl
authority, take any such action that the consent authority may require to remedy any
such damage.

Prior to, or immediately following completion of the works authorised by this
consent, the consent holder shall ensure that all plant, equipment, chemicals, fencing,
signage, debris, rubbish and any other material brought on site is removed from the
site. The site shall be tidied to a degree at least equivalent to that prior to the works
commencing.

Representative photographs shall he taken of the site:

{a) bcfore works commence; and

(b) immediately after the completion of works and rehabilitation of the site.

These photographs shall be provided to the consent authority within ene month of the
final photographs being laken.

It kofwitangata (human skeletal remains), faonga,artefactor any other evidence of
archacological or heritage interest is discovered during the exercise of this consent,
the consent holder shall, without dclay:

{i) cease all work within a 50 m radius of the discovery and secure the area,
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(ii) nohify the consent authority, the appropriate runanga, the New Zealand
Historie Places Trust, and in the case of koiwitangata (skeletal remains), the
New Zealand Police;

(iii}) enable a site inspection by the New Zealand Historic Places Trust and the
appropriatc runanga, and their advisors, who shall determine the nature of the
discovery and any further action required, including whether or not an
Archaeological Authority 1s required under the Historic Places Act 1993;

(iv) ensure that any kaoiwitangata or tuonga is handled and removed by tribal elders
responsible for the tikange (custom)} appropriate to its removal and
prescrvation; and

(v} ensure that any further action identified in accordance in pari (iii) of this
condition is undertaken.

Upon completions of tasks (i) to {v) above, and provided all statutory permissions
have been obfained, the consent holder may recommence work at the site following
consultation with the consent authority, appropriate runanga, the New Zealand
Historic Places Trusi, and in the case of koifwirangara (skeletal remains], the New
Zealand Police.
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Frankton Marina - Lake Wakatipu

INTRODUCTION

This document, prepared by Emtech Lid, provides the technical and engineering input to the
application for resource consents for the construction of a marina on the Frankion Arm of Lake
Wakatipu, sponsored by Lakes Marina Development Lid. (LMPL).

GENERAL DESCRIPTION OF PROJECT

it s the develaper's intention o construct 2 marina which will be attractive, efficient in its
functions, fully compatible with the natural 2nd built environments and provide secura mooring
for 200 boats of varying size and type together with facilities to support the requirements of the
boating public and, where appropriate, tourists who patronize activities based in the marina
complex.

The general arrangement of the marina is illustrated on Emtech Drawing Mo13038/01 and
accompanying V+E renderings. The following general description refers to those drawings,

It is proposead to construct the marina in two stages. This document and the drawings relate to
the complatad complex, i.e. Stages One and Two.

The marina consists of a hasin sheltered from prevailing winds by a fleating breakwater on its
southarn and western sides.

The dimensions of the basin are approximately 200m in each direction, parallel to the shoreline
and from the shore to the outside of the breakwater at the widest paint.

There will be 5 finger piers in the basin. These range from 8¥m to 140m in length and provide
access to finger berths which in turn range from 8. 510 12.5m in length.

The total number af herths will be in the order of 190, of which approximately 55 will be in
Siage One of the development,

The distribution of the various herth sizes has heen detenmined by the likely demand from
recreational boat ownars with provision for 2 small number of commercial operators. The
location of the larger barths has been determined largely by maximizing the use of existing
water depths to minimize sxcavation of the lake bed in Stage Two,

The floating hreakwater will connect to the shore at the location of the existing floating pontoon
at the public boat ramp.

The existing timber piles, placed to protect the access bridge at the pontogn, will have
additional piles installed {o decrease its permeability and increase ifs effectiveness in reducing
wave energy in the space between tha shareling and the main walkway to the marina.

Lakes Marina Pmjects Ltd January 2014
Frankton Marina — Lake Wakatipu RF-14-01-20.dac



_ENGINEERING REPORT

Frankicon Marina — Lake Wakatipu

This space will be partially ocoupied by smali {8m » 6m) kiocsks on floating pontoons with
access from the main walkway.

A retaining wall consisting of precast concrate panels will be built on the shaorg ling for the full
length of the marina. This will retain fill fo raise the level of the car park area and form an
attractive esplanade aon the lake front. The crest of this wall will be above the lake level at
which flooding first ccours in Queenstown, The water depth at the wall when the lake is at the
lowest leve| will be sufficient for the kiosks to remain floating.

The existing excavated boat basin will be filled and the ground lavel raised on its perimater to
provide the formation for the car park area. The existing creek will be diveried to a culvert to
discharge into the lake adjacent to the access bridge {0 the breakwater,

Fuelling facilities will be provided on the breakwater at the north western end of Stage One with
underground storage tanks at a position on the adiacent shore, The location of the tanks has
beah agreed in consultation with QLOC.

3.0 SITE

3.1 Location
The coordinates of the North Western corner {imain pedestrian entrance} to the maripa basin
are:

450 ot 08.5"  South
165 42 58.1" East

3.2 History
The general location has been the site of several attempts to establish marina type facilitizs
starfing with a smail basin excavated inland from the lake shore. This basin still exists. s
canstruction was not approved and it will be filled as parf of the propesed LMRL development.
An offshore maring was constructed by Frankion Marina Construction Group {(FMCG) in 1994
using a floating breatwater. This failed in a storm later that year, before construction was
completed and was redesigned and rebuilt only to fail again in 2001 after which the project was
abandoned.
In 1884 CQueenstown Marina Ltd, applied for consents o construct & marina and floating
restaurant westward of the FMCG site. This application was not granted.
In June 2008 land use consents were granted to Queenstown Maring Developments Lid, for a
200 berth offshore marina using a proven system for the construction and moaring of the
floating breakwater.
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This project did nat proceed bevond the consents stage and in August 2011, QLDC cancelled
the development agreement with QMDL and in Febiruary, renewed their request for expressions
of interest early in 2012, In October 2012, QLOC enfared an agresment with LMPL The
development proposed by LMPL is similar in concept and methoed of construction to that
submitted by QMDL as a ceonsequence of which, there is established precedent for the
acceptance of a large offshore marina an this site.

3.3  Access to the Marina
The major part of the site, more than 60%, has water depths exceeding 2im at low [ake level.
There are no hazards in the approaches and navigational access to the site is excellent. There
iz good vehicle access to the site albelt via 2 road which intersects the main rmad into
Clueenstown.

3.4  Envirpnmental Conditions
344 Wind:
Records far wind speed and direction at Queeanstown Airport show that the strongest winds {in
excess of 30kmthour) are from the south with lesser ozcurrence from the north east and south
west. Winds exceeding 30knots from ather directions are infrequent.
342 Waves
The site is sheltered from winds from the west through north o north east. 1t is exposed to
winds from south west through south to east but fetch distances for winds from these directions
are madest being 1.8km from the south east and 4km from the south west. Easterly winds
have a felch distance of 900m, most of which is over shallow water. As a conseguence, of
which, waves fram this dirgction are not of sufficient height to require protection for the rmarina
herths.
“Fefch Distance" is the length of clear water upwind of a site, over which the wind passes and
creates the waves which reach the site.
Gale force winds from the southerly quarter create waves which are well in excess of the
accepted limit for floating maring bherths and craft moored at these berths,  Breakwater
protection from waves from these directions is therefore essential.
Although the fetch distances within Frankton Arm are modest, those in the main body of the
lake are significant, The fetch distance for waves generated by south westerly winds at the
entrance to Frankton Arm {The Narrows} is more than 16km.
The large waves thus generated are parially modified in their passage through The Marrows
but waves of amplitude greater than those generated locally can penetrate the Arm as far as
the marina site.
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Geology and Geomorphology

Frankion Arm occupies what was formerly part of 2 glacier valley system. The schist rock floor
of the valley and its overlying glacial deposits have been covered by sedimentary deposits
which have resulted in the formation of a deep, relatively uniform bed of extremely weak silty
material, The shore line, subjected to wave aclion over an historical range of lake levels has
been eroded and the resuliant materials sorted to form sand or gravel beaches which extend
only a short distance below the low level shoreline.

The steep sided form of the glacial valley and the subseguent srosion and sedimentation
processas have created a bed profile which is characterised by narrow marging of shallow
water adjacent to the shore line with steep drop-offs to deeper water.

The share line processes and the long shore and gravitational movement of ercded materials
continue but there is evidence of only minor on going changes in the beachas adjacent ta the
marina site. There is no evidence of waves affecting the lake bed, thizs being consistent with
the expected effect of short period waves in the Arm.

There is no evidence or experience of recent seismic activity but the presence of known faults
and in particular, the proximity of the Alpine Fauit, signal that the possibility of a major
earthquake must be considered in the design of the marina and its amenities.

Geotechnical Conditions

A significant amcunt of geotechnical data has heen acquired from the investigations for the an-
land and off-shore components for previous marinas and proposals. Specifically, cone
penetrometar tasts were carried out on the site of the QMDL proposal which is effectively the
same location as the current LMPL proposal.

The results of this investigation were consistent and showed that at & depth of 4m below the
hed of the lake the average shear strength of the silts is 6 KPa which is very low, In fact, the
first metre ar so of the bed is almost fluid and will offer negligible resistance to the horizontal
movement of conventional concrete block anchors. These anchors are therefere not suitable in
this situation.

The gectechnical investigations reccorded the existence of gravel layers within the silty
sediments hut these are at depth and vary to the extent that they can not be relied upon to
provide adaquate holding for conveniional anchors,

Geatechnical investigations on the land bordering the marina site show significant depth of lake
sediments overlying the schist basement rock. Their depths are typically in the order of 15 to
18m. There are alsg high water table levels,

Lakes Marina Projacts Ltd January 2014
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4.0 EFFECTS GF SITE CONDITIONS ON MARINA DESIGN

41  Wave Climate
The marina requires an adeguate area of water in which the wave climate is sufficiently miid o
allew secure mooring of the floating structures and boats moored at them, sa that neither will
ke damaged by wave-inducad motion,
There is adeqguate area at the Frankton site but it is exposed to significant waves generated by
strong winds from south east through south to west and it will be necessary to reduce the level
of wave epergy in the marina basin.
Wave energy can be reduced by solid structures {rock or concrete breakwaters), pile -supperted
structuras ar floating wave attenuators.
Except for the narrow margin close fo the shore line, deep water and the soft nature of the lake
bed rule out the use of rubble mound type bBreakwaters and any structure which requires piles.
The only practical means of reducing wave energy therefore is to provide a floating wave
attenuater, A structure of this ype was proposed for the QNMDL Marina for which consents
were granted,
A floating wave attenuator comprised of large concrete pontoons is proposed for the LMPL
development.
To enable the brealkwater to remain afloat and thus avoid damage when the lake is at low level,
it will terminate a short distance from the shore where a rock abutment and a short row of
closely spaced piles will provide wave protection.

4,2  Lake Bed Conditions
Deep water and weak bed materials rule out the use af piles for securing the floafing structures
except for the narrow margin of shallow water close to the shore.
Conventional high holding power anchors and concrete blacks (clump anchors) as freauently
used for marinas and marine farms will not provide secure mooring in the extremely soft lake
bed materials in the deaper water.
The only practical option is to use screw type anchors which consist of large steel dises which
are pitched 1o enable them to peretrate to densar consdlidate matenal below the surface of the
lake bed when rotated,
Tests undertaken by OCEL Consultants Lid, in 2007 demonstrated the ability of this type of
anchor to provide adequate resistance on the Frankton Marina site,

Lakes Marina Projects Ltd January 2014
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A system of screw anchors will be used tc moor the floaling breakwater and the marina
berthing structures, The main backbone of the berth structure running parailzl to the shaoreline
in shallow water will be sacurad by concrate piles,

4.3 Shoreside Conditions
Weak sediments and high water table levels exist on the near shore argas.
At this stage, the only shore side developments directiy associated with the marina are:

« Filling of the exisiing boat basin including the diversion and extension of the bed of
Marina Creek with a culvert and cutfall structure on the lake shore,

«  Construction of an esplanade wall to retain the lake edge and form a functional shore
line protected from  erosion raising ground levels, provision of drainage and
construction of vehicle parking, pedestrian walkways and lighiing.

= Landscaping.

= Construction of a public tollet block in the car park area and administration/service
buildings at the eastern end of the development.

+ Installation of bulk fuel storage tanks,

Mone of the above works will require engineering processes not normally applied to works of
this nature, however the construction of any large buildings or any structure likely to impose
high or concentrated loading on the ground will require piling or equivalent means of increasing
the bearing capacity of the site and provision for setilement of both newly placed fill and
underlying sediments will be necessary.

4.4 Wataer Depths
The affect that deep water over the body of the marina basin has on the design has been
addressed above. Shallow water at the lake edge and particularly at the north eastern corner
of the site will require a smatl amount of excavation to provide a minimum of 0.75m depth at the
face of the proposed promenade watl when the lakes is at exireme low level.
Details of the excavation are presantad in the Construction section of this report.

4,5 Flooding
Water |evels in Lake Wakatipu vary over a range from extreme low of 309.28m above mean
sed level to the highest recorded level of 312.78m. asl.
Nermally aceepted High Level for engineering purposes is 310.65m. The Otage Regional
Council defines High Lake Levet as 310.30m.
Flooding ocours in parts of Queanstown when the lake reaches 311.3m,

Lakes Marina Projects Ltd January 201?
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It s impractical to provide “dry feet’ access to the marina berths and floating buildings in all
flood conditions but i is necessary to ensure adeguate securty of the facilties in these
conditions.

Provision of "dry feet” access up to a level slightly in excess of first flooding in Queenstown is
desirable so that ownersfoperators can get to thair boats for search and rescue or security
puUrposes.

The occurrence of flood |evels above the *first flood” level of 311.3 is 0.41% of fime, Although
this accurrence is low, it will be necessary to design the esplanade and carpark areas at and
above this level to survive in higher floods. Some of the area likely to be flooded will be beyond
the protection of the breakwater and these areas must also be designed to withstand moderate
wave action.

CONSTRUCTION METHODS
Breakwater

The breakwater will be constructed with large concrete pontoons coupled together with flexible
connections. The pontoans will be held in position with screw anchors using steel chain wraps
incorporating Seaflex or similar elastic elements to dampen shock loading and maintain tension
over the range of lake levels.

The screw anchors will be installed with specialized pontoon-mounted equipment which
ensures that the penetration of the anchor plates into the lake bed is sufficient to develop the
raquired load capacity,

There is a high probability that the concrete pontoons will be constructed an site, necessitating
the establishment of a temporary yard with a launching facility, details of which will depend on
the final design of the pontoens and the production methods adopted by the contractor,

It is expected that the breakwater pontacn units will be fully fabricated on share, launched and
towed to their posifions and secured to the moorings which will be progressively installed in
advance of the production of the pontoans

The additiona! timber piles required to improve the function of the existing wall at the public
launching ramp will be driven by a vibrating hammer or drop hammer from a crane located on
the shore.

Lakes Warina Projects Lid ' Januzry 2014
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Marina Berihing Structures

In & similar process to that adopted for production of the breakwater units, the floating
structures for the marina berths will be fabricated on shore and launched at the martna site.

For the berths, it is probable that sections of the berth fingers and walkways will he pre-
assembled before being towed to their final position In the marina. It iz also possible that
individural pontoans will be manufactured off site. Irrespective of the location of manufaciure,
their launching and assembly will be done by crane.

As for the breakwater pontoons, the berthing structures and ihair access walkways will be
moored by screw anchors in the [akebed with Seaflex or similar fensioning uniis in the mooring
lines installed ahead of the assembly process.

Reclamation of Existing Basin

Befare the boat basin can be filled a culvert will be instalied to carry the flow from Marina Creak
which presently discharges inte fhe basin, to a new outfall at the abutment of the breakwater
access bridge,

The culvert will have the design capacity for a 20 year return period flood event. Flows in
excess of this will discharge to the lake across the car park adjacent {o the public boat ramp

Construction of the culvert will require excavafion of a trench, a box culvert, back filling and
compaction to finished car park formation level.

Prior to placing any fill material in the basin, vegetation and top soil wilt be removed.

The boat basin will be filled with sefectad materizl properly compacted and finished to car park
formation tevel. Subject to confirmation of its suitability, gravel excavated from the lake bed
adjacent ta the new egplanade wall may provide some of the fill,

Esplanade Wall

Construction will require the driving of stesl piles and placing precast concrete spandrel panels
hetween thess. An alternative sheet pile type wall may be considered.

Subject to design verification, it may be necessary te install ground anchors and tie-rods to part
or 2l of the wall.

Excavation of the lake bed to provide the water depth for floating structures will be carried out
with a small hydraulic back hoe type maching. The excavation for the baze of the esplanade
wall will have to be a half metre deeper to form a trench which will be back-fillad filled with

Lakes Marina Projects Lid January 2014
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selected graded aggregate to new hed level to provide a foundation for the lowsr of the
cencrete panels.

The top of the wall will be finished with a concrete beam which will also serve as a kerb.

5.5 Car Park

Provision will be made for surface water to he drained from the car park for which pipes will be
laid prior to the earth works necessary to raise ground levels for paving.

Likewise, pipes will be |aid through the car park area to connact the purmp-out facility on the
breakwater to the existing sewer and, if necessary, for fuel supply,

Fill material for car park construction will be imported.

Cabling for security lighting and power supply to the maring will be laid underground as will
water reticulation far the maring, fire fighting services, water supply to shore outlets and fuel

supply pipes.

It is proposed to defer the construction of kerbing and paving of the car park and pedestrian
walk ways until all construction works for the marina are completed. By this means, adverse
effacts of heavy traffic involved in the marina work will be minimized and better compaction
achievad by the passage of vehicles over longer time.

5.6 Floating Buildings

The marine layout makes provision for floating buildings for offices, shops, and marina support
services to be located between the esplanade and the main walkway connecting the fingers
and providing access to them.

The supporting pontoons witl be comprised of units similar to the marina pentoons and will be
assembled ashore and floated into position.  The buildings will be to a standard hasic design,
prefabricated ashore and installed on the pontoons on side.

The pontoons wili each be moored by two concrete piles and attached to the main backbone of
the marina by & short access bridge.

Lakes Marina Projects Lid January 2014
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6.0 ASSESSMENT QF EFFECTS

6.1 Construction Effects
6.1.1 Braakwater and Berths
The constructicn of the components will be carried out in controlled conditions on shore. There
will be temporary effects associated with the delivery of materials (including concrete),
construction processes and launching.
MNaise will ke regulated by existing legislation and discharges to waterways will be strictly
comtrolled to aveid pollution. Any temporary works to provide a launching facility will he
removed on completion and the shore ling reinstated.
The installation of moarings will produce minor logal disturbance of the |ake bed. The diameter
of the screw anchors can be up to 1.5m diameter and this will be the extent of any disturbance.
The bed is at depths up to 16m below low lake level and the bed material is sufficiently dense
to ensure that there will he no visible turbidity in the water,
Evidence from previous works in this area show that the lake bed is stable and the insiallation
of the anchors will not have any adverse effects.
6.1.2 Lake Bed Excavation
The volumes of material to be removed {o provide the required depth of water at the esplanade
wall are modest: 3,000eu.m for Stage One and 2000 for Stage Two. The material contains 3
proporion of fine silt which will require a temporary silt curtain to be installed to prevent the
sedirnent migrating into the lake,
Excavation will be done with a small hydraulic excavator. Suitable material with a high
propottion of gravels will be disposed of as fill in the existing boat basin. Soft silty material will
be disposed of offsite.
6.1.3 Esplanade Wall
Criving of piles and placing of the panals for the esplanade wall may result in miner disturbance
of the lake bed and some fine silt may become suspended in the water close to the piles, The
disturbance and turbidity will be minor and of brief duration. 1t s expected that conditions will
return to normal within two hours of the werk ceasing.

6.2 Breakwater and Marina Berths
65.2.1 General
Details of the design of the figating breakwater units have not baen finalised but they will
basically be concrete pontoons in the order of 2m deep and 4.8m wide with a draft of 1.5m
giving a freeboard of 0.5m. The length of sach pontocn is likely to be determined by factors
relating to manufacture, fransport and assambly but could be in the order of 6,
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similarly, details of the berths and access piers have not bheen Ainalized hut these will have less
fragboard {(0.4m) and vary in width betwaen 1.2m and 3.6m and in length between 8.5m and
12.5m with the possibility of a small number of customized langer berths for commercial craft.

6.2.2 Visual Effects
With a modest freeboard of 0.5m, the breakwater which is the largest of the floating structures,

will have low visibility from the northern and southern shores and from the lake to the west of
the site.

From low levels, the breakwater will be fargely masked by the marina berths and craft moored
to them but from elevated view points, the breakwater, berths and craft in the marina will have a
significant visual effect.

Acceptance or opposition to these effects will depend on "the eye of the beholdar" and is likely
to range from enthusiastic acceptance to absolute rejection

There are fimits te the extent to which the visual effects of 8 marina can be miligated hut in
recognition of the scenic values of the site, LMPL have plannad a complex which is neat and
tidy, to be built to high standards of guality and durability and be maintained to these standards.

Interference with lake views from the shore will be minimized by the use of single level, floating
buildings.

Piles which would be exposed at low lake levels will be kept to a minimum and will only be used
close to the shore.

Security lighting on the floating structures will be provided by fittings which minimize horizontal
spread of light.

6.2.3 Mavigation
Existing hoating activities in the area to he sccupiad by the rmarina and adjacent waters are,

s hoats moving to and from the public launching ramp.

= Hire charter boats operating from the adjacent commercial facility including the fuelling
berth.

o Commercial et boats based at their workshop and serviging facility at the marina site.

«  Small recreational craft using the shallow water to the north east of the marina site.

Taken in the ahove order, the assessad effects of the marina will be as {ollows:

¢ Traller boats generaliy use the main body of Frankton to the wast of the manna site
or go the open waters of the lake. The marina will have no practical effect on the
activities of these eraft.

Lakes Marina Projects Lid January 2014
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»  Hire and charter boat activities can continue to operate as at present so thera will be no
adverse effects on navigabion as a result of the marina development.

«  Commercial jet boats which are prezenily launched off the beach will no longer be able
to do 0. The bBeach wili be enciosed by the marina and the esplanade. It is expected
that the major operator, Kawarau Jet Lid., will renew their interest in developing a new
workshop and servicing facility, complete with a proper lzunching ramp, within the new
marina basin. There is space for such a facility at the eastern end of Stage One.

o Smal recreation craft will be able to continue their use of the marina with the added
advantage of the sheiter provided by the maring from prevailing westerly winds. There
are several small privately owned jetties in the area east of the site. These will be
unaffected.

The marina will not impede navigation in Frankten Arm. Kawarau Jet Lid., do oceasionally
pass through what will be the south western corner of the marina on passage from their base to
the Kawarau River but the presence of the marina will result in a deviation of less than a few
metres from the direct route presently used.

The marina will result in water-bourne traffic converging in the approaches to the marina
entrance, both in-bound and cut-bound. There will be no physical restriction to navigation
outside the marina and the normal navigation rules should provide adequate means to
mimmize the risk of collisions.

Inside the marina, navigation will be restricted particularly where there is likely to be most
activity, i.e. at the entrance. The iegally enforceable limit of 5 knots will be applied to all waters
within the marina and within 200m of the entrance,

Anchor warps securing the breakwater and berth pontoons will be aitached to the pontoons in a
cross-guver pattern which, caupled with the effect of the Seaflex tensicning uniis will ensure that
the warps are at sufficient depéh to avoid being an impedirment to safe navigation,

Mavigation marker lights to JALA requiremeants will be provided on the breakwater.

Wakes generated by craft approaching, leaving ©r navigating within the marina will gither be so
mirrar as to not affect shore line erasion or will be at such a distance fram the shore that their
effect will be negiigible.

6.2.4 Maintenance

All components of the marina. pontoons, connedtions, anchors and warps will be subject io
movarnent a5 the resuit of wave action and impact frem berthed craft. There will be wear and
tear and possibly some damage.

Regular scheduled inspections will be caried out and maintenance implemented to ensure
continued structural integrity.

Lakes Marina Projects Ltd ' January 2014
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8.2.5 Littoral Processes

There is no evidence of any active littoral transport processes on the shore at the site of the
proposed marina. The influence of the marina in this respect will be negligibie as will its effect
on the shoreline to the north east where its effect could be beneficial in reducing erosion,

6.2.6 Pukblic Safety

The inshore and of the breakwsater will be open to access by the public. Indeed, access to the
fuel howsers and F.S. pump-out facility is essential. |t is expected that this access will remain
ocpen exceptin severe storm events.

Access to the breakwater beyond the fuelipump-out facilities will be controlled by a barrier and
ba gpened {o the public in calm conditions. There will be no handrails on the breakwater and
although more than 4m wide, there will be risks and a high probkability of a dunking in strong
wind conditions.

Access to the main stem {parallel to the shore) of the marina will be open io the public at all
fimes except in storm conditions. Access to the finger piers will be controlled by a swipe card
or key pad system to exclude nan-berth holders during hours of darkness and storm events,

Lakes Marina Projects Lid January 2014
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I attach in accordance with Section 88 and the Fourth Schedule to the Act an assessment of
any effects that the proposed activity may have on the environment including:

Mefe, numbering corresponds ¢ items as listed for Appendix 1, Page 6, Application for
Resource Consent {Form 9) Additional Information

1.0 DETAILED DESCRIPTION OF THE PROPOSAL
The proposal is for a 190 {approximate) berth marina to be constructed in 2 stages (85 and 105
berths respectively) at the area known as Frankion Marina, the site of 2 previous aftempis o
establish a marina.
O completion of Stage Two, the marina will occupy an area approximately 200m x 200m
enclosed by a floating breakwater on the west and south sides. There will be 5 stems {2 in
Stage One, 3 in Stage Two) each with finger berths for craft ranging from 5 {0 15m in length.
A retaining wall 130m long will be built on the shoreling of the Stage One development to
provide an esplanade between the marina and public car parking areas. An area between the
esplanade wall and the marina will be providad for smali single level buildings each on a small
(9m x &m) floating pentoon.
A minar volume of material will have to be excavated from the lake bed to provide suifficient
depth for the inshare berths and floating buildings at extreme low lake level. The excavated
material can be used as fill behind the esplapade wall or in the existing “pond” which will be
reclaimed as part of the car park area.
Marina Craek, presantly discharging into the "pond” will he diverted vig a culvert to a new outfall
at the abutment of the floating breakwater.
To minimize lake bed excavation for Stage Two a small area of lake will be reclaimed close to
the shore. The western and southern faces will be the same construction as the esplanade wall
The eastern face will be retained by a pitched stone wall to preserve and enhance the beach at
the adjacent apartment block,
The maring will be fully serviced with water, elechic power, sewage pump-out and fuel
dispensing facilities.
There will be approximately 186 car parks in areas controlled by barrier arms with additional
loading zones adjacent the services/administration buildings. Additional bus parking is also
available adjacent Suger Lane. There will bhe public toilsts provided and the lakeside
walking/oyele rack will be substantially enhanced where it passes through the marina precinct.
Lakes Warina Projects Limited Septernber 2013
Farm & — Additional Information Appendix t.doc

Appendix 1, Page 1



2.0

3.0

3.1

SITIECH

Application for Resource Consent
Section 88 Resource Management Act 1981 (Form 39

APPENDIX 1 - Add:tlonal Informatiun

“Lakes Marma Prcqects L!mlted Frankton Marlna Lake Wakat:pu

ALTERNATIVES

The proposal is unlikely to have any significant adverse effects on the environment and indeed
is likely to be bengficial in improving both appearance and amenity value of a section of lake
shore which is somewhat untidy.

For reasons arising solely from possible adverse effects, description of aiternative locafions is
unnacessary but it is worthy of comment that there is only one other location in the Queenstown
area where a marina of this size is feasible. That location is Kelvin Heights.

Other locations are too exposed, do not have adequale fergth of foreshore or do not have
satisfactory access.

Kelvin Heights has the advantage of sheltered water but the adjacent shors is a very popular
beach and the area is used for water skiing. There would be strong opposition to any loss of
these amenities and to the potential for adverse effects of the marina on the many residents
close by.

Kelvin Heights has one other physical disadvantage — the distance from Queenstown by road,

ASSESSMENT OF EFFECTS ON THE ENVIROMENT
Physical Environment.

The marina as a floating structure anchored offshore and the boats moored therein will have no
adverse effects on the physical environment, i.e. it will not adversely affect the wind or wave
climates.

The height of waves in the lee of the breakwater will be reduced. There is no evidence of an
aclive littoral transport regime on the shareline east of the marina and any reduction in erosion
from wave action will be beneficial.

There is no measurable current over the marina site other than surface flows induced by wind
shear. The marina structures and boats will intarfara with thase flows but there will no effect an
water quality as a consequence.

Lakes Marina Projects Limited September 2013
Formm & — Additional Information Appendix 1 daoc

Anpendix 1, Page 2



eriecn

Application for Resource Consent
Sestion 88 Resource Management Act 1981 {Form g)

APPENDIX '] - Addltlonal Informat!on

Lakes Marma Pro;ects lelted Frankton Marma Lake Wakatlpu

3.2 Visual Effects.
With & modest freeboard of 0.5m, the breakwatsr which is the largest of the floating struciures,
will have low visibility from the northern and southern shores and fram the lake to the west of
the site.
Frem low levels, the breakwater will be largaly masked by the marina berths and craft moored
to them but from elevated view points, the breakwater, berths and craft in the marina will have a
significant visual effact,
The visual effect of the completed marina will he dominated by craft with high freeboard and
yachts., The visual effect of the marina when fully occupied will be significant but the total area
{approximately 200m square) is small relative to the expanse of waterin Frankton Arm and the
soale of the surraunding hills and mountaing.
There ara limits to the extent to which the visual effects of a matina can be mitigated but in
recognitian of the scenic values of the site, LMPL have planned a complex which is neat and
tidy, o be buik to high standards of quality and durability and will be maintzined to these
standards,
Interferenca with lake views frant the shore will be minimized by the use of single leve!, floating
buildings for the marina's supporting activities.
Piles which would be exposed al low lake levels will be kept io a minimum and will only be used
on the inshore access way and at the floating buildings.
Security lighting on the floating structures will be provided by fitlings which minimize horizontal
spread of light.

3.2 Operational Effects.
The maring will be built in an area where therg is already a congentration of commergial jet
boating, hire craft and recreational activities.
The ingrease in activity gengrated by the maring will result in more frequent noise events but
sound levels are unlikely to e higher than at present. QLDC's YWaterways By-Laws should be
effective in contralling excessive noise.
The increased number of boats and the anticipated arrival of larger craft will create more boat
wakes than at present. There is little evidence of erosion from this source in the marina area.
The breakwater will profect 3 significant length of the shore lIne from wakes generated offshore
and the 5 knot speed restriction within the marina will ensure that wakes generated there will be
rinar.

Lakes Marina Projects Limited Seplember 2013
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The traditional hate attached to most marinas — flapping halyards could ocour.  Fortunately,
Lake Wakatipu is not popular for keel yachts which remain afioat mest of the time so the
number of potential offenders will be low. 1t is howeaver the intention of the marina management
to minimize this nuisance by reguesting owners to tension halyards and to do this for them if
they neglect to cooperate.

Navigation
Existing boating activities in the area to be occupied by the marina and adjacent waters are:

¢ Boats moving to and fram the public launching ramp.

e Hire charter boats operating from the adjacent commarcial fagiity incliding the fuelling
berth.

e Commercial jet boats based at their workshop and servicing facility at the marina site.

s« Small recreational craft using the shallow waler to the north east of the marina stte.

Taken in the above order, the assessed effects of the marina will be as foliows:

»  Trailer boats generally use the main bady of Frankton to the west of the maring site or
go fo the open waters of the lake. The marina will have no practical effect on the
activities of these crafi.

= Hire and charter boat activities can continue to operate as at present so there will be na
adverze effects on navigation as a result of the marina development.

o Commercial jet boats which are presently launched off the beach will no longer be ahie
io do so. The beach will be enclosed by the maring and the esplanade. These craft wil
be able to use the existing public ramp.

o Small recreation craft will e able to continue their use of the marina with the added
advantage of the shelter provided by the marina from prevailing westerly winds. there
are several small privately owned jetties in the area east of the site. These will be
unaffectad.

The marina will net impede navigation in Frankion Arm. Kawarau Jet Lid,, do occasionally pass
through what will be fhe south western cormer of the marina on passage from their base {o the
Kawarau River but the presence of the marina will result in a deviation of less than a few metres
from the direct route presently used.

The marina will resulf in water-bourne traffic converging in the approaches to fhe marina
entrance, both in-bound and ocut-bound. There will be ne physical restriction to navigation
outside the marina and the normal navigation rules should provide aderquate means to minimize
the risk of collisfons. Inside the marina, navigation will be restricted particularly where there is
likely to be most activity, 1.e. &t the entrance, The legally enforceable limit of 5 knots will be
applied to all waters within the marina and within 200m of the entrance.

Mavigation marker lights to IALA requirements will be provided on the breakwater,

Lakes Marina Projects Limited September 2013
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Lakes Marma Projects lelted Frankton Marma Lake Wakatlpu

3.5 Construction Effects
3.51 Earthworks
Activities most likely to create adverse effects will be associated with earthworks. These will
include:
* Diverting Marina Craek.
»  Filling the existing “pond”.
o Formation and construction of read and carpark areas,
«  Construction of the esplanade {(wall and fill},
+ Lzke bed excavation.
o Excavation for drains and underground sarvices,
All of these works will involve heavy machinery and will have the potential to ¢reate a dust
nuisance in dry, windy weather and sediméent laden run-cff in wet weather
Heavy machinary and in padicular compactors used to consobidate fill and pavement
canstruction will create noise.
The effects will be mitigated o the extent that the contracters are bound te comply with QLDC
restrictions as prescribed in the Dislrict Plan. Construction works will be restricted to the hours
of 7am to Bpm Monday to Saturday.
As there is residential property within 50 o 100m of the location of the earthworks, the
abservance of these restrictions will be enfarced.
The effects of dust will be mitigated as far as practical by wetting down excavated areas and
dampening dusty materials while being handled.
Storrwatar runoff from excavated and filled areas will be collected in a ponded area to allow
settlement of sediments before discharge to the lake. Sedimeni fances will alsg be put in place
where construction works are immediately adizcent or on the lake hed further reducing the
change of suspended sediments spreading into the immediate lake area.
During construction of the road and car parks, there will be disruption to and possible diversion
of traffic in the marina area. Qwners/occupiers of properties affected will be informed and
distuptions will be kept to a minimum through eareful planning.
The diversion of Marina Creek and in particular, construction of the diversion culvert, will
interfere with access to the pubiic ramp and “Fishermans Wharf". Disruption will be minimised
by planning and will be timed to avoid inconvenience at weekends.
Lakes Marina Propzcts Limited September 2013
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3.8.2 Lake Bed Excavation

The volume of material to be remaved is modest and within the capability of a small hydraulic
excavator working from the share, The materials are manly {ing silts and with some silty sand
and fine to medium gravels.

A siit fence {fine mesh) will be placed around the area of excavation to contain sediments
disturbed by the operation, The materals will be used (o backfill behind the esplanade wall, an
area where low bearing capability is acceptable.

353 Pile Driving

The main accessway to the marina berths running parallel te the shore, and the floating
buildings connected fo it will be secured by steel or pye piles. The small jetty at the
launchingfhaul-out facility will be on steal piles.

These will be driven by a light vibro-hammer on a small crans or excavator. This will create a
low level of noise at a moderate frequency. This may be annoying to seme people but the
duration for each pile i3 expected {0 be less than 20 minutes and, as for other works, will be
restricted to Yam to §pm, Monday to Saturday.

Similarly, the steesl "soldiers” supporting the esplanade wall will be driven fram the shore. Noise
levels will he modest and of brief duration.

The precast concrete spandrel panels between the “saldiers” will be placed by crane and there
will be no adverse effects.

3.54 Floating Structures

The individual pontoon units for the floating breakwater, marina herths and floating buildings will
most likely be constructed off-site. The units will then be assembled on a temporary bed close
ta the shoreline, to form large sections (e.q. berth fingers} which will be launched and towed to
their location on the lake and connectad to the anchors previously installed.

The equipment used in the [and based consfruction process will be road transport vehicles and
mobile cranes. There will he some noise generated but this will be at levels below the [imits
prescriged in the district plan and working hours will be controlled.

Spillage or ieakage of lubricants or hydraulic oil from machinas will not be tolerated but any
accidental spill will be treated to prevent entry into the lake,

Towage to the mooring locations and connection of anchor warps will involve the use of
workboats. Noise levels will be low, wake generated will be negligible and the boats will be
under survey 1o ensure cormpliance with MNZ Safaty and Anti-Poliution Rules.

Lakes Marina Projects Limited September 2013
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355 Anchors

Screw anchors for the breakwater and berths will be installed by a dedicated, barge mounted
rig which has its own rigid leg ancharing system. It will be moved by a work beat as referred to
above.

The maghinery on the barge is designed and maintained to aveid any spillage or pollution from
enaing or hydraulic oils.

The installation of the anchors will create very minor disturbance of the lake bad, only a few
cantremeters more in diameter than the anchor plates which will be in the order of 1.5m.

This disturbance will seitle soon afier each anchor is placed. Based on previcus experience
with testing anchors there will be no visible turbidity of the lake waters.

The anchor warps with their tensioning units wilt be connected to the anchors when the pontoon
sections are put in place.

3.5.6 Buildings

It is expected that the floating bulldings will be completed “in the dry® and launched complete,
ready for coupling to the marina stem and connection of services. It is possible that the
suparstiuctures will be prefabricated off-site but even if this work is done on site, the effects will
be minor and similar to building works that have been carried ocut on this site in recent years
without any adverse effects,

The service buildings will be single level, of light construction with slab-on-ground type
foundations. There will be no adverse effects from construction,

3.5.7  Transporiation

Apart from the efiects of earthworks as described above, the mare evident effects of
construction are likely to arise from road transport operations involving the delivery to site of
large precast concrete pontoons, aggregates for road and pavement construction, fill and
building matenals.

The effect of the increased trafiic on the already busy Frankion Road will he minor but there 13
a high prabability that there will be congestion in the access read and parking areas at the site
with conseguent inconvenience to the exisiing businesses. The close-by residents will not
experience more than minor effects.

Lakes Marina Projects Limited September 2013
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4.0 HAZARDOUS SUBSTAMCES

There witl be storage and dispensing facilities for petrol and diesel fuels. The storage tanks
may be underground or more likely in approved concrete hunkers, The bowsers will be on the
breakwater, close to the shore. Flexible sections of the supply line will connect the bowsers Lo
the underground pipeline from the storage tanks.

Thare is extremely low risk of spillage resulting from meachanical failurg of the tanks, pipelinas or
bowsers. Spillage is more likaly to occur from inattention by boat owners when dispensing fuel,

The rigk to the environment in the event of spillage of the light fuels is very low.
Patrol will evaporate quickly and is likely to hava no adverse affecis on the scology of the area,

The stgrage and handling of fuels with low flash point ingurs a fire risk which is widely
recognized.

5.0 MITIGATION MEASURES

The risk of environmental damage will be reduced by minimizing the risk of a fuel spill,
This will he achieved by ensuring that the equipment — storage tanks, dispensing bowsers and
connecting pipe lines are fully compliant with Dangerous Goods Regulations and are

maintained so.

The flexible sections at the access bridge and on the hreakwater will be inspected monthly and
atter any storm event,

The bowsers will have automatic shut off facility to prevent overfill.
The bowsers and delivery pipes will also be equippad for automatic shut off in the event of fire
iMotices will provide guidance to consuemers. Smoking and sources of ignition will be prohibited.

Fire extinguishers will be provided at the bowsers and there will be atarm activators and brigade
call points at the howsers and adjacent to the storage tanks.

Approved maring type absorbent matarials will be held in store at the marina to be used in
event of a spill of diesel fuel or oily bilge water.

Lakes Marina Projects Limited Seplamber 2013
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7.0 MONITORING

8.0

It is expected that the marina structures and the associated activities will have negligible
environmental effects but to confirm this, it is proposed to monitor the adjacent shore lines and
lake bed for any mduchicn of erosian or siltation,

Inspections at six monthly intervals for the first fwo years will provide the basis for the review of
future monitering.

The potential for mechanical failure of marinag componéants and consequent effects will he
minimized through the establishment of a system of scheduled inspections of all components
and espeacially those where wear and tear can result from wave and wind induced maotion.

It is proposed to make full inspections of all above-water componants at monthly intervals and
after every storm avent for the first two years after which the interval may be extended but the
data acguired from the inspections will be used to develop 2 preventative maintenance
schedule for the repair or replacement of "moving parns”.

The anchoring system will be inspected by divers after 6 months and at two vearly infervals
thereafter. A preventative maintenance programme will be developed for the anchor wraps and
tensioning wnits.

Above water monitoring will be done by the marina management and recorded in a formatl log
book.

The anchor systems will be inspected by experienced divers under direct supervision of marina
management. Farmal records will be kept of the divers’ findings.

CONTAMINATED LAND

The majority of the proposed area nominated for the marina development would be regarded as
natural and undeveloped. These areas would have had very litHe, if any, exposure fo
contaminates due to it heing beach or shareling, streambed or straam embankments and the
remainder occupied by large willow trees and other plantings.

Small areas of land situated on the shore side of the existing roadway have been used for boat
and vehicle parking and storage. There is a minor risk that a small amount of contaminants may
have |leaked from thase vehicles. The small quantities normally associated with this would be
ragarded as having very little impact on the land and usually to a very shallow depth, much of
which will be removed when vegetation is stripped during construction.

The area will be monifored during the initial stripping of vegetation and materials will be
recorded if removed from site.

Lakes Marina Prajecis Limited Septernber 2013
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1.0 WASTE ASSESSMENT
1.1 Stormwater
1.4.1 Car Parks
Stormwater runoff from car park areas will be conducted to sumps fitted with oil traps from
which clean water will be piped to outfalls some of which will be within the marina basin,
1.1.2  Buildings.
Runoff from the buildings will be directly into the lake.
1.2 Sewage.
1.2.1  Toilets.
Wastewater from the puhlic toilets will discharge directly to the existing sewer which passes
thraugh the industrial area.
1.2.2 Floating Buildings.
Waste water from toilets and ablution facilities in the floating huildings will discharge to holding
tanks in each of the pontoons from where a float confrolled purmp will transfer via & rising main
to a central pumping station which in turn will connect to the main sewer.  This is similar to the
system installed at the existing sewage pump-out facility.
1.2 Boat Servicing and Maintenance.
There is provision in the marina plan for boat servicing factities,
This will include a wash-down facility from which waste water will be collected and passed
thraugh settling tanks before discharging o the main sewer. Seperated solids wilt be collected
and fransported to fandfill.
Lakes Marina Prajects Limit:du - ' St;:;h?n;mber 2013
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2.0 ECOLOGICAL

The lake shore at the area to be occupied by the marina has been extensively modified hy
previous marinas and hoating related activities. Through these activities and investigations for
previous marina propoesals no significant eco-systems have been identified and na pan of the
marina as now proposed or any of the associated aclivities will have more ecological effect than
currently exists.

n this basis, a detailed ecological report is not justified.

Lakes Marina Frojects Limited - September 2013
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GEOTECHNICAL REFORT
General

Extensive and comprehensive data have been acquired from the investigations for previous
marinas and proposals,

LMPL have obtained access to these data which have been reviewed in the context of the
present proposal to determing if any further investigation is necessary, The conclusion is that no
further investigation is required, the available data from Tonkin and Taylor Ltd being more than
adequate for the design of the landside works now proposed, more especially 25 there is no
reguirerment for high ground loadings from buildings nor for underground carparks.

Simifarly, the offshore investigations and screw anchor tests conducted by OCEL Consultants
NZ Ltd, provide adequate data for the design of the anchoring systems which will occupy the
same area.

The data, in considerable detail, was presented to QLDC in the GMOL application. A summary
of the critical conditions relative to the present proposal follows.

Geclogy/Geomerphology

Frankton Arm occupies what was formerly part of 2 glacier valley systern. The schist rock floor
of the valley and iis oveslying glacial deposits have been covered by sedimentary deposits
which have resulted in the formation of a deep, relatively uniform bed of extremely weak silty
material. The shore ling, subjected to wave action over an historical range of lake levels has
been eroded and the resultant materials sorted to form sand or gravel beaches which extend
only a short distance below the low level shoreline.

The steep sided form of the glacial valley and the subsequent erosion and sedimentation
processes have created a bed profile which is characterised by narrow marging of shallow
water adjacent to the shore line with steep drop-offs 1o deaper water,

The shore ine processes and the longshore and gravitational movemeant of ercded materials
continue but there i1s evidence of only minor ongoing changes in the beaches adjacent to the
rnarina site, There is no evidence of waves affecting the |ake bed, this being consistent with the
expected effect of short period waves in the Arm.

There s no evidence or experience of recent seismic activity but the presence of known faults
and in particular, the proximity of the Alpine Fault, signal that the possibility of a major
asarthquake must be considered in the design of the marina and its amenities.

Lakes Marina Projects Limited September 2013
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Geatechnical Investigations

321 Shoreside Conditions

Investigations made by Tonkin and Taylor Ltd for the QMDL proposat were reviewed by the
company n the context of entirely different shoreside facilities and amenities. Data from the
aarlier tests were ysed for assessing the reguirements for retaining and censolidating fill
materials.

Ih the absence of any requirement for high loading from stiuctures, the previcus investigations
are of greater benefit in providing confirmation of the conditions derived from the offshors
investigations.

The on-shore testing by three boreholes and five cone penatrometer fests confirmed that
materials below relatively thin and compacted surface layer are principally very fine, soft sjlts
cantaining some sand and gravels of glacier origin,

Basement rock was encountered at only one [ocation close to Frankton Road, at 18 rmetres
below ground level. This is to be expected considering the general topography of the area.

3.3.2 Offshore [(Lake bed} Conditions

investigations of lakebed conditiens were made using bargs-mounted equipment for Cone
FPenatrometer testing at six locations. Shear vane tests of the upper sediment layers ware made
by divers.

All of the tests were located within the area that will be cccupied by the LMPL marina,

All tests showed that the lake bed is composed of very fine, low strength silts, the upper layers
of which have extremely low shear strengths.

Shear vane tests at 1 metre and 4 melre penetration at each location gave a maximum of &
KFa at 4 metres. The upper layers of the bed are close to being fluid and therefore are unable
to resist lateral loads such as would be applied to conventional or block anchars. In these
conditions, screw anchors are the only practical alternative for anchering 2 marina,

The penetrometer tests revealed gravel layers at reasonably consistent depths below the bed,
generally in the range of 5.5 to 6.5 metres.

At some lacations, the upper gravel layer was penetrated and a second layer encountered g
few metres below the first. The upper {silt) layers of the bed showed a high degree of
conzistency and it is only in the shallow waters close to the shore, where wave action has
produced bands of sand and gravel.
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The critical factar in determining the ability of the soft, cohesive lake bed sediments to provide
adequate resistance for screw anchors is its undrained shear strength. The cone penetrometer
tests give a maximum strength of & KPa at a penetration of 5 meteres, indicating very low
strength.

To achieve adeguate holding power, the size andfor depth of the screw anchors can be
increased but the latter aplion will allow the anchors to be located in the gravel layer and lessen
the need to increase their size.

Tha aritical factor in the design of anchors in non-cohesive soils is the angle of internal friction,
The penetrometer tests show that for the gravefs on the site, this angle is in the order of 30
degreas which is adequate for serew anchors as proposed.
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28 January 2014

Ms Charlene Kowalski
Vivien & Espie Ltd
PO Box 2514
QUEENSTOWN 9349

Dear Charlene

RE: ELECTRICITY SUPPLY FOR PROPOSED NEW DEVELOPMENT OF FRANKTON
MARINA, QUEENSTOWN

Thank you for your letter and accompanying plans dated 16 December 2013, outlining the
above proposed development.

Aurora can make an electricity supply available for this development, subject to the following
conditions:

L

Supply confirmation is limited to a single phase 15kVA supply per lot.

Easements in gross, in favour of Aurora, must be granted over the placement of all new
and existing Aurora plant associated with this development, unless installed in road
reserve.

Where the development involves further subdivision of a land parcel containing an
existing serviced installation, the mains cables (overhead or underground) intended to
supply each lot must be completely contained within the lot that it serves. In some
cases this will require relocation of the cable serving the existing installation.

All electrical installations must comply with Aurora’'s Network Connection Require-
ments and related standards and policies.

The developer must comply with the Electricity Act, subordinate Regulations and
associated Codes of Practice. Particular attention must be paid to the minimum
distances between power lines and other structures defined in NZECP34:2011
“NZ Electrical Code of Practice for Electrical Safe Distances”.

No building shall be erected over any electricity easement without specific written
authority from Delta’s General Manager - Asset Management

The developer is responsible for all resource consents and local authority approvals.

The developer will be required to make capital contributions toward the costs of provid-
ing the power supply, in accordance with Aurora’s Capital Contributions policy
prevailing at the time the development, or each stage of development, proceeds.

This approval will lapse within 12 months of the date of this letter, unless the developer
enters into a formal supply agreement with Aurora for this development.

Aurora Energy Limited

10 Halsay Street = Dunedin » New Zesland
Email enquiries @aurorasnengy.conz
Pastal PO Box 1404

Phone 03-474-0322

Fax 03-477-8771




Flease note that this letter is to confirm that a power supply can be made available and does
not imply that a power supply is available now, or that Aurora will make power available at
its cost.

Aurora’s Network Connection Requirements and Capital Contributions policy are available
from http://www.auroraenergy.co.nz/. Should you require further information or
clarification, please contact the undersigned.

Yours sincerely

Alec Findlater
COMMERCIAL MANAGER (Delta)

for Aurora Energy Limited

DDIPhone  (03) 479 6695
Mabile 027 222 1169
Fax (03) 477 5771
Email alec. findlater@thinkdelta.co.nz



The Subdivision Group

55 Shands Road, Hornby 8042

P O Box 1374, Christchurch 8140 ‘C')) Chorus
Telephone: (03) 339 3402

Facsimile: (03) 338 0133
Emall: tsg@chorus.co.nz

Chorus Ref: WPU23233
Your Ref:

13 January 2014

Lakes Marina Project Ltd
C/- Mivian + Espie

PO Box 2514

Wakatipu

Queenstown 9349

Attention: Charlene Kowalaki

RE: Subdivision: WPU: Sugar Lane, Frankton - 31 Lot Subdivision (ABF)
{Subdivision Location: Sugar Lane Frankton)

Dear Sir / Madam

Thank you for your enquiry and scheme plan for the above subdivision. This letter is to confirm that Chorus will install
Fibre to the Premises (FTTP) reticulation for the subdivision.

Fibre reticulation will enable the delivery of high bandwidth internet connections for new multi-media services,
internet-based applications and phone services. This Is why Chorus Is currently laying thousands of kilometres of fibre
optic cable to bring ultra-fast broadband to more than 800,000 homes and businesses across New Zealand,

Important information about premises wiring

It Is important for you to know that the wiring requirements for premises in a subdivision connected by fibre are
different from the requirements for connecting to the traditional copper network. Premises wiring is the responsibility
of the homeowner. Any new homes bullt in the subdivision should be installed with telecommunications cabling that
complies with the Telecommunications Carriers’ Forum’s Premises Wiring Code. Information about this code and
wiring requirements is available on our website at chorus.co.nz/wiring

Failing to install telecommunications wiring that meets the standard in the Code may mean services will not function
as expected within the home, It is therefore important that information about wiring requirements and service
delivery is passed on to your electriclans, builders and potential property owners for this subdivision.

If the developer wishes to reticulate the subdivision and install connection points on the boundaries prior to selling
sections, they'll need to commit to a Chorus Subdivision Reticulation Agreement and pay the required subdivision
fees. The charge for Chorus to provide reticulation for this subdivision of 31 lotsfunits Is £0.00 (G.5.T inclusive), This
quote is valid for three months from the date of this letter.

The charge is a contribution to Chorus’ total costs to extend its network and infrastructure to the lots in the supplied
plan. Chorus’ costs include network design, supply of telecommunications specific materials and supervising
installation.

The gquote above also assumes that the Developer, or their nominated contractor, will supply and reinstate trenches,
and install Chorus plant within the subdivided area and along the frontage of the subdivision if required.

Payment option

The subdivision charge can be split into two payments. The first payment will be a contribution to the cost of the
network design, with the second payment covering the balance of the reticulation charges.

Please note that early payment of the Chorus network design fee payment will be required as the Chorus network
design detalls need to be integrated with the overall civil engineering planning. The lead time for material ordering will
be 12 weeks, after the total reticulation fee balance has been paid.

Easements
In any areas where Chorus Network is not installed in public road reserve vested to the Local Council, the subdivider



is to ensure that a legal easement Is registered over the route and Network In favour of Chorus New Zealand Limited.
The easement should provide for an “easement in gross for Telecommunications purposes”. Chorus has standard
forms for easements transfer where an easement Is being granted to Chorus as part of the requirements associated
with the depositing of a subdivisional plan

I hope that this information assists with your enquiry and look forward to hearing from you in due course if a
Reticulation Agreement is required.

Yours faithfully

Louise Bolton
Sub Division Specialist



[L] CONTAMINATED SITE AND NATURAL HAZARDS
INFORMATION



Charlene

From: Tracey Frame [Tracey.Frame@orc.govt.nz]
Sent: Friday, 13 December 2013 9:53 a.m.

To: Charlene

Subject: FW: Frankton Marina Contaminated Site Search
Attachments: Frankton Marina.pdf

Sorry | forgot to attach the map

From: Tracey Frame

Sent: Friday, 13 December 2013 9:52 a.m.

To: 'Charlene’

Subject: Frankton Marina Contaminated Site Search

Hi Charlene

Landuse and Site Contamination Status Request

A request was received from you by email on 11 December 2013 for information held by the Otago
Regional Council regarding the contamination status of land detailed below:

Address egal Description

Frankton Marina

Records held on the Otago Regional Council’s “Database of Selected Landuses™ show there are no
identified land-uses associated with the above site.

The database identifies sites where activities have occurred that are known to have the potential to
contaminate land. The record of a property in the database does not necessarily imply contamination.
Similarly, the absence of available information does not necessarily mean that the property is
uncontaminated; rather no information exists on the database.

S
Reference should be made to the Ministry for the Environment’s Hazardous Activities and Industries List. If
any of these activities have occurred on the above site, then it may be considered potentially contaminated.

This information reflects the council’s current understanding of these sites. The Otago Regional Council
accepts no liability for any inaccuracy in or omission from this information. Any member of the public, who
wishes to make any commercial decision that involves an assessment of whether the site is contaminated,
should make his/her own enquiries and decision. A Land Information Memorandum (LIM) should be
obtained from the district council on these properties.

Thanks

Tracey Frame

Environmental Data Officer

Otago Regional Council

70 Stafford Street, Private Bag 1954, Dunedin
Phone: 03 474 0827 or 0800 474 082

Fox: 03 479 0015

Caution: This communication is confidentiol and may be legally privileged. If it is not addressed to you please
immediately contact us and do not use, disclose, copy, dishibute or retain any of it without authority.

1
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1 Introduction

1.1 Background

Lakes Marina Projects Limited propose a marina development to be created at the current
Frankton Marina site accessed via Sugar Lane at Frankion. This proposal includes a 194
berth marina including a number of office/commercial buildings to support the ongoing
operation of the marina. This new marina development would be developed in two stages.

A similar, although larger, development has already been granted planning approval with
conditions under the resource consent and environmental court decision (RM070542) dated
September 20085.

1.2 Purpose

The purpose of this report is to provide a transport assessment for the proposed marina to be
developed by Lakes Marina Projects Limited. A portion of this is based on modelling
previously undertaken for the Sugar Lane, Frankton Road and Marina Drive intersection,

Traffic Design Group (TDG) prepared a transportation assessment dated 15 June 2007 for
the previously approved development. The modelling reported in this assessment has been
referenced to identify the possible impacts on the adjacent road network, specifically the Sugar
Lane, Frankton Road and Marina Drive intersection.
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2 Site

2.1 Location

The site is located at Frankton Marina which is accessed via Sugar Lane. Sugar Lane is
partially a Council maintained local road which extends 227m towards the existing Frankton
Marina and boat ramp. Only the first 35m appears to be on legal road reserve, the remainder
is formed over land owned by Queenstown Lakes District Council.

The Figure below shows the proposed marina site, the existing Frankton Marina and boat
ramp and the Sugar Lane intersection with Frankton Road (SH 6A) and Marina Drive.

Figure - Frankton Marina Location Plan, image from QLDC maps

E ]“FIL. i
S ey i~ T
stown Trail (unformed) [*\L (" i\ = ’

P T

Existing Frankton

Marina and Boat Ramp o T O nap—
_ | : " Queenstown Trail (formed) |
4 ; : ; Location of site access

This Figure also shows the location of the Queenstown Trail, a walking and cycling trail
between Queenstown and Frankton. This trail is formed to west (towards Frankton) and to
the east (towards Queenstown). This walking and cycling trail is not formed adjacent to the
proposed marina site and utilises the formed carriageway of Sugar Lane.

2.2 Existing Use

The site is currently used as a storage area for boats or parking for vehicles generally
associated with nearby business located on the opposite side of Sugar Lane. Within the
current site there is a small inlet connected to the lake, this is used for boat mooring and can
typically cater for up to 15 boats. Some of these boats are associated with nearby charter or
tourist boat operators.

The site consists of an unsealed area which is used for car parking and overnight storage of
vehicles, boats on trailers and equipment. The development of this site would require nearby
business to better manage their operation to within their property boundaries.
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2.3 Existing Consent

A previous marina development has resource consent on this site. This development has not
been constructed and is to be modified by this application to a similar, although smaller,
marina. Consent for the previous development was granted by a consent order issued by the
Environment Court issued on the 3™ September 2009. This allowed for the construction of a
marina facility catering for 240 berths and associated commercial space of 1400m? Gross
Floor Area (GFA) which is likely to include retail, boat salesfinsurance and marine equipment,
as well as refreshments, restaurants and bars. Within this facility there was proposed to be
197 car parks, four coach parks, 24 spaces provided for car and trailer combinations and 14
spaces suitable for parking trailers.

This Consent Order included a number of transport related conditions including:

s 'The construction of sealed vehicle manoeuvring and parking areas to QLDC standards
for both car and trailer parking as per the application. Within six months of all commercial
development at the site being occupied, a car parking survey shall be camied out at the
consent holder's expense. The survey shall be carried out over (at least the course of one
weekday, one Saturday and one Sunday, with the exact survey timings and dates fo be
agreed with Council.'

= Improve areas onsite where there is insufficient visibility between vehicles.

« Provide a Traffic Management Plan prior to commencing any works on site. ‘The plan
shall specifically detail the protection of other users of Sugar Lane, both vehicular and
pedestrian, and show how Sugar Lane will continue to operate during the construction
period.’

e 'Not less than one month prior to completion of stage one of the development and any
subsequent stages, the consent holder shall submit fo the consent authority for approval
a Marina Operations Plan. The contents of this plan shall include but not be limited to the
following matlers.’

‘A full description of all activities that will take place at the marina development
site, including any associated facilities and buildings.'

‘The measures that will be put in place to control traffic and parking, including a
parking allocation plan illustrating the on-site provision of the required number of
car parks for each proposed activity/use within the Marina buildings in accordance
with the parking ratios set out in Part 14 {Table 1) of the Partially Operative District
Flan. These parks shall be provided from the 59 surface parks identified in the
application. No change is use is permitted without prior consent from Council.’

The consent order also approved a condition requiring a financial contribution towards the
upgrade of the Sugar lane, Frankton Road (SH 6A) and Marina Drive intersection which would
be paid to NZTA.

2.4 Adjacent Land Use

The Queenstown Lakes District Plan provides information on the permitted use of the site and
surrounding properties. The site and immediate surroundings are designated as Frankton
Marina Local Purpose Reserve (Designation 165) and the surrounding land is zoned Low
Density Residential. To the west is the Boatshed, Slipway and original Old Ticket Office (as
identified in the Heritage Register), Frankion Marina Recreafion Reserve (monument
reference number 16).

There are a number of other properties accessed from Sugar lane. To the north of the site, on
the opposite side of Sugar lane there are a number of commercial properties inﬂluding
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workshops for a number of marine or charterftourist boat operators, additionally there are
office and retail sales establishments. To the east is the newly constructed Mantra Apartments
which consist of 29 visitor accommodation units. To the west of the site there is a newly
opened café in the historic Ticket Office, a boat workshop in the historic Boatshed, the
Frankton Marina and boat ramp.

The proposed marina site is situated amongst other commercial or marine related land uses.
Although the adjoining zoning is residential there are only two private residential properties,
both accessed from Sugar Lane.

2.41 Existing Boat Ramp

Adjacent to the proposed marina is the existing Frankton Marina and boat ramp. This facility
and adjacent vehicle and trailer parking to the west will remain unchanged. This means that
the existing boat ramp and the parking area will be available for public usage as it currently is.
It is likely that boats moored in the proposed marina may also be launched, or retrieved, using
the existing boat ramp.

2.5 Adjacent Road Network

The access to the proposed marina on Sugar Lane is unlikely to have a significant impact on
this local road. It is likely that the greatest impact would be at the nearby intersection of Sugar
Lane, Frankton Road (SH 8A) and Marina Drive. This is a cross intersection and traffic flows
on Frankton Road restrict the operation of the side roads, especially the right turn during the
peak periods. This intersection has previously been modelled in the TDG Transport
Assessment dated 15 June 2007.

2,51  Traffic Flow Data
Existing traffic flow data is collated by the road controlling authority, NZTA collate traffic count

data for Frankton Road (SH 6A) and QLDC collate data for Sugar Lane and Marina Drive, the
following traffic count data can be found:
Table - Traffic Count Data (Daily Traffic)

Site 2005 2006 2007 2008 2009 2010 2011 2012

SH 6A - Millennium Hotel 14586 17634 15562 15379 14868 15284 14555 14818

SH 6A — Battery Hill 18410

SH BA — Frankion (site 90) 16658 16959 17023 17863
Marina Drive 552 1173 499
Sugar Lane Mo Traffic Count Data

The traffic Count Data for the Frankton Road (SH 6A) has been reported as the Annual
Average Daily Traffic (AADT) whilst the Traffic Count data for Marina Drive is based Average
Daily Traffic (ADT) for a single seven day count.

The continuing traffic count data for Frankton Road at Millennium Hotel shows that there has
been a 1.5% increase in traffic flows over the last seven years or an annual traffic flow increase
of 0.23% which is significantly below what would be expected in Queenstown. The SH 6A
Frankton (site 90) traffic counter site is located approximately 700m towards Frankton from
the Sugar Lane intersection, this traffic count of 17,863 AADT (2012) is the best approximation
of the current Frankton Road traffic volume at the site.
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The Marina Dive traffic counts are significantly more volatile and possibly influenced by the
week, and position, where the count was undertaken. The earlier traffic count of 552 ADT has
been adopted in previous modelling, however the latest traffic count is slightly lower at 499
ADT. It is possible that the AADT for this site would be greater than 500 vehicles per day,
possibly in the region of 500 to 800 vehicles per day. Based on the Frankton Road growth
rate it is likely that the Marina Drive Traffic Flows are similar to the 2008 assessment in TDG
Transport Assessment which focused on the peak period traffic flows.

To assess the intersection efficiency the peak hour traffic count is used. The Frankton Road
(SH 6A Frankton, Site 90) peak hour traffic count is 1,782 vehicles per hour, this is the Average
Weekday Hourly Traffic measured between 17:00 and 18:00. This is similar the data collated
within the previous TDG Transport Assessment which had an estimated 2008 weekday traffic
volume for a Frankton Road at a similar location of approximately 1,775 vehicles.

The 2008 weekday traffic assessment undertaken reported in the TDG Transport Assessment
dated 15 June 2007 is therefore a good assessment of current day traffic volumes.

2.5.2 Intersection Performance

The TDG Transport Assessment provided the model output for a base case intersection
model. This assessment used 2008 traffic flows made up of know ftraffic counts and
supplemented with traffic surveys undertaken on Sugar Lane during the peak periods being:

= \Weekday evening, 4pm to 6pm Friday 19 January 2007,
s Saturday midday, 11am to 2pm Saturday 20 January 2007, and
« Sunday midday, 11am to 2pm Sunday 21 January 2007.

These surveys traffic flows were supplemented with anticipated traffic flows for the Manira
Apartments which had not been completed at the time of the survey. The only change since
these surveys is that the Mantra Apartments have now opened and a café has also opened in
the historic Ticket Office. Based on the current traffic flow data this model is likely to be a
good representation of the current intersection performance. The full details of this model can
be reviewed in the TDG Transport Assessment dated 15 June 2007 which formed part of the
2007 Resource Consent Application (RMO70542).

To summarise the modelling output, delays on Frankion Road, the major road, were minimal
as the minor roads traffic, Sugar Lane and Marina Drive, have priority controls. The maximum
delays were seen on these minor approaches during the weekday peak (evening) period as a
result of difficulties turning right. The Sugar Lane approach had average delays of 314
seconds (over 5 minutes) with a maximum queue length of 6.5 vehicles and is operating at
capacity, ie. there is no spare capacity for this approach. The Marina Drive approach had
average delays of 134 seconds (over 2 minutes) with a maximum queue length of 2.5 vehicles
and operating at 60% capacity. These delays are significant and can be observed at the
current intersection. The average delays during the weekend peak periods were less.

Alternative intersection arrangements were also considered for this intersection including
traffic signals and a roundabout. Both had significantly beneficial effects on the minor roads
as additional capacity is provided to these approaches. However, average delays of 6
seconds and 6.8 seconds (respectively) were imposed on through traffic on Frankton Road
which would not be beneficial for Frankton Road traffic.
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2.5.3 Crash History

The NZTA crash database (CAS) has been used to identify any reported crashes on Frankton
Road (SH 6A) at the intersection with Sugar Lane and/or Marina Drive. During the last 5 years
between 2008 and 2013 inclusive. There have been a total of seven reported crashes within
30m of the intersection. These are as follows:

e January and March 2009, both loss of control type crashes involving single northbound
vehicles at the intersection, both were at night without injuries,

s March 2008, vehicle travelling westbound on SH 6A hit the rear of a car slowing to turn
into the service station (20m west of the intersection). This crash resulted in a single injury,

= July 2009, vehicle travelling westbound on SH 6A hit a car turning right from Marina Drive.
This crash occurred during the morning peak period (08:15). This crash happened in the
wet and did not result in an injury,

e« August 2009, vehicle travelling eastbound on SH 6A hit a right turning vehicle going into
the service station (20m west of the intersection). No injuries,

= February 2013, vehicle travelling westbound on SH 6A hit a turning left from Sugar Lane.
This crash happened during the summer mid-day weekend peak period (Sunday 11:50).
Mo injuries, and

« March 2013, Vehicle travelling East on Marina Drive hit a car turning right onto Marina
Drive. This crash was 20m north of SH 6A and resulted in a single injury.

Of these crashes two (July 2009 and February 2013) were a result of drivers emerging from
the minor road approaches (Marina Drive and Sugar Lane) onto Frankton Road (SH 6A).
These were both during a peak period and are typical of a driver not waiting for an appropriate
gap to make the turn. These types of crashes are typical at priority controlled intersections
which are operating at capacity. The output from the CAS database is provided in Appendix
B.
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3 Access

3.1 Vehicular — The Road Network

Vehicle access to the site is via a cul-de-sac, Sugar Lane. Sugar Lane is a local road which
provides access to a number of commercial, residential and visitor accommaodation properties.
The Council road network lists Sugar Land as a 227m long sealed carriageway although only
the first 30m is located on legal road reserve. The remainder of the sealed carriageway is on
Council owned land providing access to a number of commercial properties. Beyond the
sealed carriageway an unsealed area provides access to the existing Frankton Marina, boat
launching ramp and parking area. Sugar Lane is primarily an access road providing access
to neighbouring properties and provides parking along the southern edge opposite the
commercial properties.

The proposed vehicle access to the site would be from Sugar Lane located approximately 40m
from the intersection with Frankton Road (SH 6A). Frankton Road is a state highway and
arterial road providing a major transportation route between Queenstown and Frankton. Sugar
lane is a minor road approach to a cross intersection with Frankton Road with Marina Drive
opposite, also a minor road approach. This intersection can be seen in the Figure above.

The intersection with Frankton Road has been widened to provide right turn lanes (centrally)
and left turn lanes from Frankton Road to the minor roads of Sugar Lane and Marina Drive.
The minor road approaches are controlled with Give Way priority controls. The intersection
design is appropriate for a 70km/hr (posted speed limit) arterial road intersection.

3.2 Bus Services — Public Transport

The Queenstown Connectabus route between Queenstown and Frankton passes through the
Frankton Road intersection. The nearest bus stops are located either side of this intersection.
The westbound bus stop (towards Queenstown) is located to the west of the intersection,
approximately 50m walk from the site access on Sugar Lane. The frequency of the
Queenstown bound bus service is shown in the Table below.

Table — Queenstown Bound Bus Frequency, from Connectabus timetable November 2013

Period of Day Bus Frequency(Monday to Sunday)
6:00am to 9:00am Every 15minutes
9:00am to 3:00pm Every 20minutes
3:00pm to 8:00pm Every 15minutes
8:00pm to 11:00pm Varies, average frequency 40minutes

From Queenstown there are connections to Fernhill and Arthurs Point.

The eastbound bus stop, towards Frankton, is located to the east of the intersection. There is
a pedestrian refuge to the west of the intersection to assist pedestrian to cross Frankton Road,
there are dropped kerbs only to cross Marina Drive. This bus stop is approximately 100m
away from the site using the pedestrian refuge to cross Frankton Road. The frequency of the
Frankton bound bus service is shown in the following Table.
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Table — Frankton Bound Bus Frequency, from Connectabus timetable November 2013
Period of Day Bus Frequency(Monday to Sunday)
6:30am to 9:30am Every 15minutes
9:30am to 3:30pm Every 20minutes
3:30pm to 8:00pm Every 15minutes
8:00pm to 10:30pm Varies, average frequency 40minutes

From Frankton there are connections to Kelvin Heights, the Events Centre, Quail Rise, Lake
Hayes Estate and Arrowtown.

3.3 Walking and Cycling

Walking and cycling access is via either roadside facilities on Frankton Road or via the
Queenstown Trail.

3.3.1 Queenstown Trail

The Queenstown Trail is a recreation and commuter route between Frankton and
Queenstown. It is generally an off road route and is formed as an unsealed path of
approximately 2m or more in width. The trail is suitable for pedestrians and a majority of
cyclists (not suitable for road bikes). This trail forms part of the Wakatipu trails network linking
to various local residential areas including Kelvin Heights and Jacks Point to the south and
the greater Wakatipu area including Frankton and beyond to Quail Rise, Lake Hayes Estate,
Lake Hayes, Arrowtown and the Gibbston Valley. Adjacent to the site the Queenstown Trail
is not formally identified as it generally utilises the sealed carriageway of Sugar Lane. The
trail leaves the Sugar Lane carriageway immediately to the north of proposed site entrance
and adjacent to the newly developed Mantra Apartments.

The Queenstown Trail provides good off road access linking the site to Queenstown, Frankton
and other areas in the greater Wakatipu area.

3.3.2 Frankton Road

There are both walking and cycling facilities provided on Frankton Road. There is a footpath
provided on the southern side of Frankton Road which extends from opposite Perkins Road
to the west to Frankton to the east. A short length of footpath to the east of sugar land will link
to the site access. These footpaths are against the edge of the trafficked carriageway and are
generally between 1.5m to 2m wide which is suitable for pedestrians to pass.

There is a pedestrian refuge to the west of the Frankton Road intersection with Sugar Lane
and Marina Drive. This provides a crossing facility for pedestrians to access Marina Drive and
the Frankton bound bus stop on the opposite side of Frankton Road.

Cycle facilities are provided on Frankton Road. There is an eastbound cycle lane from
Queenstown to the Z-energy fuel station approximately 100m to the west of the site. This
cycle lane does not extend through the Z-energy access or the Marina Drive intersection.
Between Marina Drive and Frankton a sealed shoulder, appmximateh_f 1m wide, can be used
by cyclists.

On the southern side of Frankton Road the footpath is shared with cyclists, this allows cyclists
to follow the route of Frankton Road in either direction whilst being separated from vehicular
traffic. This shared facility links to Frankton to the east and to opposite Perkins Road to the
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west where it merges with the unsealed Queenstown Trail for onward travel towards
CQueenstown.

3.4 Water Taxi and Ferry Services

A number of resource consents have been approved that provide for ferry services to depart
or land at the Frankton Marina location. The resource consenis allow ferries to carry a limited
number of passengers to destinations including Queenstown Bay (Queenstown Town Centre)
and other destinations along the Frankton Arm. The number of ferry trips and passenger
demand is likely to increase over time.

Currently Queenstown Water Taxis offer a scheduled service between The Hilton to the
Queenstown town centre. This service can also stop at the Frankton Marina location en route.
This service operates during the afternoon and evening with six to eight services between
12:00pm and 10:30pm depending on the season. Special or charter services are also
available.
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4 Proposed Development

4.1 Overview

It is proposed to establish a marina and supporting facilities to the south of Sugar Lane. This
area is currently used as parking and storage of vehicles, boats and equipment for the
commercial properties to the north of Sugar Lane.

The proposed marina would be developed in two stages and the completed development
would consist of:

= 195 marina berths, 85 in Stage 1 and 110 in Stage 2,
+ 1036m2GFA commercial floor area, 712m? in Stage 1 and 324m? in Stage 2, and

e 152 car parks, four larger car parks for car and trailer combinations, three coach parks and
a 30m loading zone.

This proposed development is smaller, 81% of the berths and 74% of the commercial area,
than the previously consented development.

4.2 Staged Development

The proposed development would be staged in order to match the supply of marina berths to
anticipated demand. It is expected that development would occur in two stages.

4.21 Stage
The first stage would include:

= Land based parking and buildings, and
& Marina and floating commercial buildings.

The land based activities would include parking for 152 cars (including fourteen for the mobility
impaired), four parks capable of accommodating car and trailer combinations, three coach
parks and a 30m loading zone. This stage would the construction of the coach parks on Sugar
Lane and the diversion of the Queenstown trail onto a path running adjacent to the existing
Sugar Lane, between the proposed car park area and the street. A secondary path would
also be created, the scenic route, that would pass between the land based development and
the marina or floating development.

The land based commercial buildings include four commercial buildings with a total building
footprint of 216m? and public toilets with a building footprint of 48m?.

The marina or floating development would consist of 85 marina berths that would be leased
and sixteen small buildings on the floating marina structure which would be a mixture of
commercial, support facilities or private storage. These buildings would have a total building
footprint (excluding the deck area) of 576m?.

4.2.2 Stage 2

The second stage would be developed as the demand for marina berths increases, this stage
would enlarge the proposed marina and floating structure. The additional marina or floating
structure would consist of a further 110 marina berths and ten small buildings with a total
footprint (excluding the deck area) of 360m? of commercial development and support facilities
for the greater marina size.
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4.2.3 Commercial Floor Area

The full development includes a total building footprint of 1200m?. This includes a toilet and
communal facilities located in a single land based building (48m? building footprint).
Additionally, other buildings within the development would be used for commercial, support
facilities or private storage. The Gross Floor Area (GFA) available for these activities is
approximately 1036m?, based on 90% of the building footprint. This would be within four of
the land based buildings and the 26 buildings on the marina or floating structure.

4.3 Parking Requirements

4.3.1  Marina Parking

The Queenstown Lakes District Plan does not provide data for the parking requirements for a
marina. To assess the parking requirements for the marina element of this development data
has been taken from the RTA, Guide to Traffic Generating Developments dated October 2002,
This document is produced by the New South Wales (Australia) Roads and Traffic Authority
and provides guidance on a number of matters related to the traffic impacts of land use
developments, most notably on matters relating to traffic generation and parking.

The RTA guidance recommends a parking demand of 0.6 spaces per wet berth and 0.5
spaces per marina employee. Assuming 3 to 7 employees this suggests that a total number
of 121 parking spaces would be sufficient to cater for the total number of marina berths. The
RTA guide notes that parking for marina is highly seasonable with a substantial increase in
usage over summer weekends. The parking requirement may also vary based on boat
purpose and size.

4.3.2 Commercial Parking

There will be a total of 1036m* GFA which could be available for commercial activity.
However, the exact nature of this activity is not decided at this stage. For instance there is
likely to be mixture of specialist retail selling marine related merchandise, offices for marina
management and sales of berths, storage for marine operators, beoking offices for
marinaltourist services and possibly a restaurant/café. Based on the QLDC District Plan these
types of services would require between 2 and 4 parking spaces per 100m? The District Plan
requirements for the different types of likely onsite commercial activities are shown in the Table
below.
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Table — District Plan Parking Requirements for Likely Activities, from QLDC District Plan,
Section 14.2.4.1 Table 1

Activity Parking Requirement Per 100m*  For 1036m?
Visitor Staff
Commercial (retail) 1 per 25m? GFA! - 4 42
Offices 1 per 50m? GFA - 2 21
Restaurant 1 per 25m2*PFAZ 1 per 100m? PFA 4 42
(2 minimum)
Service Activities 1 per 100m? 1 per 100m? 2 21

{marina services)

This shows that generally the commercial area is likely to require between 21 and 42 parking
spaces depending on the actual usage of these areas.

4.3.3  Parking Provision

The proposed marina development will provide a total of 159 parking spaces, 152 car parking
spaces including fourteen for the mobility impaired and four parks capable of accommodating
car and trailer combinations. A 30m loading zone is included in the car park area which could
cater for five cars. Additionally three coach parks provided on Sugar Lane to accommodate
tourist activities such jet boat, charter boat or water taxi trips. These are located so that they
could be used by existing operators or new operators that maybe established within the
proposed marina.

The assessment of spaces required in the previous sections identified that there would be the
following requirement:

« Marina activity, 121 spaces, and
« Commercial activities, 21 to 42 spaces.

This gives a total requirement of between 142 and 163 spaces for the completed development
against the 159 parking spaces and 30m of loading zone (five cars) provided. The number of
spaces provided will cater for the full development, stages 1 and 2.

Cycle stands are located in convenient locations within the development. Shower, changing
and locker facilities are also included for staff within a communal area of the development to
cater for those that wish to commute by walking or cycling. These facilities and the close
proximity to bus stops will encourage these other modes of transport for staff and visitors
reducing the impact on adjacent car parking.

'GFA = Gross Floor Area
2 PFA = Public Floor Area — Assume 80% of GFA, the remainder is not public, ie. kitchen, food storage
and offices
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4.4 Trip Generation

The traffic generation for this propesed development would be made up from a number of
components, being:

e« The proposed marina berths,
s« The commercial activities within the onsite buildings, and

« |ncreases in trips to the existing Frankton Marina and boat ramp as a result of the
development.

These separate trip generation of these activities are discussed below.

441  Marina Trips

The marina activity is not considered within New Zealand traffic guidance documents. The
MNew South Wales document RTA, Guide to Traffic Generating Developments dated October
2002 does provide a daily traffic generation rate for marina activities. This document does
note that there is a substantial seasonal variation in marina usage and that the peak traffic
generation GGGUTTIHQ during weekends in the summer when water sports are more appealing.
The rate given for a fixed berth is 2.7 vehicle trips per day. For the completed development
(194 berths) this equates to peak daily traffic flow of 524 vehicles, these would all be new trips
on the road network.

Work undertaken in the previous TDG traffic assessment suggested that the peak hourly traffic
flow during the weekend peak period would equate to 5% of the peak daily traffic. This
assumption appears reasonable and would represent a weekend peak hour traffic flow of 26
vehicles split as thirteen arrivals and thirteen departures and represents approximately 80%
of the previous TDG marina trip generation. This peak period traffic is likely to occur during
the weekend peak periods (midday). The assessed trip generation during the weekday
maorning or afternoon peaks is assessed as being zero.

4.4.2 Commercial Trips

The nature of the commercial floor area (1036m? GFA) is not decided at this stage. Itis likely
that the floor area will be leased to a number of businesses and would be made up of mixture
marine related of specialist retail shops and offices and possibly the inclusion of a restaurant
and/or café.

The previous Transport Assessment by TDG provided an average traffic generation based on
the likely mix of commercial uses on the site. This approach is considered to be appropriate
given the information known at this stage. The previous traffic assessment was based on
1400m? GFA of commercial floor area, this new development is assessed as 74% of the
previous development, The Table below shows the hourly traffic flows for the 1036m? GFA of
commercial development.
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Table — Peak Hour Traffic Flow for 1036m?® GFA Commercial Area, based on TDG Transport
Assessment, June 20073

Peak Hour Estimated Traffic Generation of Commercial Activity
Into Site Exiting Site Total

Weekday morning 4 1 5

Weekday evening 39 33 72

Saturday 40 3z 72

Sunday 33 24 57

This Table has been calculated from a number of likely traffic generation scenarios which are
presented in greater detail in the TDG Transport Assessment which has been accepted under
RMO070542. This assessment also includes discount factors for different commercial activities
to represent trips that may visit a number of other onsite activities.

4.4.3 Frankton Marina Boat Ramp — Additional Trips

The existing Frankton Marina boat ramp will remain unchanged. The historic Boatshed and
Slipway adjacent to the boat ramp are the only facilities nearby for boat maintenance. It is
therefore likely that as a result of the proposed marina that more boat maintenance would be
undertaken at the historic Boatshed and Slipway. Hence, more trips as a result of the
increased usage of the existing boat ramp and more trips as a result of additional boat
maintenance at the historic Boatshed and Slipway. It should be noted that these vehicle trips
may not enter the proposed development site although they are likely to be new vehicle trips
to Sugar Lane. The TDG Transport Assessment allowed for three vehicle to enter via Sugar
Lane during the weekday morning peak and three vehicles to exit via Sugar Lane during the
afternoon peak period as a result of boat maintenance. Additionally, the previous assessment
allowed for two entry and two exits via Sugar Lane as a result of additional the boat ramp
usage during the weekend (Saturday and Sunday) peak hours. The previous assessment of
additional trips to the boat ramp and the existing Frankton Marina by TDG appears to be
appropriate given the proposed marina size.

4.4.4 Combined Trip Generation

The following table provides the calculated peak hour traffic flow during a number of different
peak periods. This Table would typically represent a peak traffic flows during the summers
season. During the winter period or poor weather it is likely that the traffic generation would
be considerably lower.

*Factored from TDG Transport Assessment, ‘Table 14: Mean traffic generation of commercial
development' Dated June 2007
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Table — Peak Hour Traffic Flow for the Proposed Marina Development
Peak Hour Time Activity Estimated Traffic Generation
period
Into Site Exiting Site Total
Weekday morning Marina Berths 1] 1] 0
Boat Maintenance 3 1] 3
Boat Ramp 0 0 0
Commercial 4 1 5
Total 7 1 8
Weekday evening Marina Berths 0 0 1]
Boat Maintenance 0 3 3
Boat Ramp 0 0 0
Commercial 3s 33 72
Total 39 36 75
Saturday Marina Berths 13 13 26
Boat Maintenance 0 0
Boat Ramp 2 2 4
Commercial 40 32 72
Total 55 47 102
Sunday Marina Berths 13 13 26
Eoat Maintenance 1] o
Boat Ramp 2 2
Commercial 33 24 a7
Total 48 39 a7

The proposed development generally has the highest peak hour traffic flow during the
Saturday midday period in the summer. This peak period is approximately a 23% reduction
in the predicted traffic flow of the previously approved marina development, RM070542.
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5 Transport Effects

The transport effects of this proposal are likely to be either onsite, as a result of internal layout
design, or off site as a result of increased demand for the local transport network. The
following sections outline any transport effects of this development.

5.1 Onsite Transport Effects

Any onsite effects are generally managed through the Queenstown Lakes District Plan
requirements for Transportation which are presented in Section 14 of the District Plan. The
following Sections discuss the proposed development compliance with the District Plan Rules
and Assessment Matters

511 District Plan Rules

The Table below provides an assessment of the proposed developments parking and access
against the requirements of the District Plan site standards.

Table — District Plan Assessment

Rule Requirement Provided Compliance
142411 Minimum Parking Space Provides 1589 parking spaces Yes
Numbers, as per Table 1 and 30m of loading zone (five
The assessed requirement is car spaces). The number of
between 142 and 163 spaces. parking spaces inciude four
Refer Section 4.3. parks capable of

accommodating car and trailer
combinations and three coach

parks.

14.2.4.11i Location and Availability of Parking area has a circulating Yes
Parking Spaces. aisle so that all vehicles can

enter turn and exit the car park
area.

142411  Size of Parking Spaces, A number of parallel, angled Yes
minimum parking space size (80%) and perpendicular spaces
provided in Appendix 7, Table 1 are provided. All meet the
of the District Plan. minimum requirements.

14241 iv  Parking Area and Access Designed for vehicles Yes
Design, minimum access design  anticipated. Accesses are
widths. designed to be used by large

vehicles andfor car and trailer
combinations that may enter.
Access width at the entrance is
15m reducing to two directional
traffic flow width of 9m or single

direction width of 7m.
14.241v  Gradient of Car Parks, maximum Car parking is on a generally flat Yes
gradient no more than 1 in 20. area designed to minimum runoff
gradients.
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Rule Requirement Provided Compliance

1424 1vi Car Spaces for People with Fourteen spaces for the mobility Yes
Disabilities, requires three impaired are provided in
spaces for people with convenient locations. The no-
disabilities all conveniently parking strip between spaces
located. forms walkways within the car

park towards the accesses to the
floating marina structure.

14.241vii Reverse Manoeuvring, that a All parking spaces are greater Yes
20" percentile car is to able to than the minimum requirement
manoeuvre into and out of any and aisle widths increased to
parking space with only one help manoeuvring of larger
reverse manoeuvre. vehicles and car and trailer

combinations.

14.2.4.1 viii Residential Parking Spaces. Mo residential parking. MNAA,

14241ix  Queuing, that sufficient queuing  24m queuing length is provided, Mo,
length is provided such that however at the first car parking manoeuvring
vehicles do not queue across the  space the aisle width is space is
property access. For 151 approximately 23m wide and available to
parking spaces or greater 30m therefore wide enough to avoid conflict.
queuing is required. manoeuvre around the vehicle,

14241x  Set Down Areas, for education Mo education of health faciliies.  M/A
or health facilities.

14241 x Loading Areas, minimum size of  30m of loading zone is provided  Yes
loading space. near to the central commercial

area. This could be used as five
car park spaces.

14.2.4.1 xii  Surface of Parking and Loading  All parking and loading areas will Yes
Areas, have a sealed surface,

14.2.4.1 xii Landscaping, provision of Landscaped areas are the Yes
landscaping adjacent to vehicle  majority of the parking area.
parks. This includes the diverted

CQueenstown Trail.

14.2.4.1 xiv  lllumination, car park illumination It is possible that the car park Yes

during hours of operation. will be used in the evening hours
(4:30pm to 10:00pm) or used to
store vehicles overnight.
Lighting will be provided in
compliance with this Rule.

142421 Length of WVehicle Crossings, Kerb crossing, and crossing over Mo, access
length of kerb crossing to be the Queenstown Trailis 14mto  designed to
between 4m and 9m. accommodate larger turning accommodate

vehicles. larger
vehicles.

142421 Design of Vehicle Crossings, The access centreline meets the  Yes

access meets the centre line of
the local road at an acceptable
angle.

centreline of Sugar Lane at 80°
giving good visibility sight
distance in each direction.
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Rule Requirement Provided Compliance
1424210  Maximum Gradient for Vehicle Access gradients are essentially Yes
Access, access gradients tobe  flat, graded for drainage only.
less than 1 in 6. Break over angles will be met.
14242iv  Minimum Sight Distances from Position of proposed access Mo, sight
Vehicle Access, that minimum maximises sight distances in distance to
visibility sight distances are met.  each direction along Sugar the north
Lane, greater than 80m to the limited to
east and to the intersection SH approx. 40m
6A to the north, due to
intersection.
14242v Maximum Number of Vehicle Only single vehicle crossing. Yes
Crossings.
14.2.4.2vi  Distances of Vehicle Crossings Access is located approximately  Yes
from Intersections, frontage road  40m from the intersection of
is local and intersecting road Sugar Lane and SH BA.
Arterial, minimum separation
25m.
14.2.4.2 vii Service Stations, includes a fuel  The fuel will be able to navigate  Yes
tank for refuelling boats, (g) to the refuelling position and exit
requires that tankers drive in and  the site without a reverse
out in a forward direction. manoceuvre. The tanker will park
within the aisle of the car park
area. This will have minimal
impact on manoeuvring and
parking of vehicles within the
parking area.
14.2.4.2 viii  Minimum distance between Mo state highway accesses. MIA
Vehicle Crossing onto State
Highways.
14243 Three Parks Zone - Bicycle Mot in Three Parks Zone. /&
Parking Standards.
14.3.2 Assessment Matters. Refer Below. MIA

This table identifies a number of non-compliances with the District Plan rules, the following
Section discusses the assessment of these non-compliances.

5.1.2 District Plan Assessment Matters

The District Plan Provides a number of assessment matters that maybe considered when
assessing the transportation elements of a development. The following provides discussion
regarding the assessment of the non-compliances noted in the previous Table and where
necessary provides possible conditions that could be applied to the development through the
Resource Consent process.

14.3.2 i Controlled Activity - Parking Areas, Location and Method of Provision

The car parking provided is located close to the floating marina structure and commercial
buildings. This layout provides good connectivity between the car park and the onsite
activities. Within the car park area there are a number of pedestrian paths, these also form
part of the parking spaces provided for mobility impaired users. These paths improve
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pedestrian links within the parking area and to the pedestrian accesses onto the floating
marina structure.

14.3.2 ii Controlled Activity and Site Standard — Landscaping

The car parking area will have landscaping area provided around the boundary. This
landscaped area will include planting and pathways. The pathway provided to the north of the
car park is provided as an off road route to provide for the continuation of the Queenstown
Trail. This trail is proposed to be 4m wide to cater for pedestrian and cycle traffic.

There is also a landscaped area to the south of the car park area. This landscaping separates
the car park form the floating marina structure and will also include pedestrian paths which will
provide an alternative pedestrian route for the Queenstown Trail.

14.3.2 iii Parking and Loading Provision

The development is well serviced by alternative transportation modes such as the provision of
nearby bus stops on Frankton Road. Additionally, the development is located adjacent to the
Queenstown Trail, a walking and cycling trail between Queenstown and Frankton with links to
the greater Wakatipu area. These modes of travel should be encouraged especially for staff
located at the facilities within the development.

The proposed development provided 159 parking spaces including three coach parks and four
larger spaces to accommodate car and trailer combinations. Additionally 30m of loading zone
will be provide which could accommodate a further five car parks. The assessment of parking
shows a car park requirements of between 142 to 163 spaces. This suggests that the parking
provision will accommodate all building uses. The makeup of the parking provided is sufficient
to cater for the likely vehicles types anticipated which includes three coach parks and four
parks for car and trailer combinations.

The current businesses on Sugar Lane use a considerable amount of space for parking and
storage of vehicles or equipment. This means that there is unlikely fo be any available parking
on-street as a result of the existing adjacent land uses. Coach parks have been provided on
Sugar Lane which will cater for some of the existing marine based tourist activities such as jet
boat operations.

The development includes cycle stands which are located in convenient locations within the
development. Shower, changing and locker facilities are also included for staff within the
development that wish to commute by walking or cycling. Additionally, local bus stops are
located nearby which means that this development has a number of attributes which
encourages the use of other modes of transport rather than the private car.

14.3.2 iv Parking and Loading Area and Entranceway Design

It is possible that the parking area will be used in the evening period, particularly if a restaurant
is included in the commercial development. Lighting will be provided in the car park area, this
would be designed in accordance with the QLDC District Plan and Southern Light, the QLDC
Lighting Strategy.

Within the development there is a fuel tank. This is for a boat fuelling pump located on the
floating wharf structure. |t is anticipated that this tank will be refilled on a regular basis by fuel
tankers. During refuelling the tanker would be parked in the car park aisle at the western end
of car park. At this point there are no parking spaces against the aisle and the aisle is 8m
wide with single direction traffic. If a parked fuel truck would take 3m against the edge of the
aisle this leaves 6m for turning vehicles. Due to the relative short time that a fuel truck would
be parked here it is unlikely to have any impact on vehicles manoeuvring within the car park.
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14.3.2 v Access

The access has a crossing width of 15m, this is also the crossing width over the relocated
Queenstown Trail. This is greater than the 9m maximum crossing width allowed within the
District Plan. The wider crossing width has been designed to accommodate two directional
flow for larger vehicles or car and trailer combinations that are likely to be associated with the
proposed marina. It may be possible separate the entrance and exit although this would place
two separate accesses crossing the Queenstown Trail and would be less desirable.

The visibility sight distance to the North of the access is restricted to approximately 40m as a
result of the alignment of the Sugar Lane and the Frankton Road intersection. The approach
speeds at the intersection are very slow, less than 20km/hr it is expected that although a non-
compliance this would have an impact on the safety of the proposed access or the adjacent
road network.

The proposed car park arrangement has insufficient queuing length when measured against
the District Plan. For a car park between 101 and 150 spaces the queuing length required is
24m. For more than 150 spaces the required queuing length required is 30m. The measured
gueuing length is 24m for the 156 space off street car park. At the position of the first car park
the aisle width is measured as 23m, this allows for sufficient space for an entering vehicle to
pass a manceuvring vehicle at the first car park. It is therefore unlikely that this non-
compliance will have an impact on the safety of the car park or the adjacent road network.

The traffic generation for this development shows the greatest traffic generation is during the
weekend peak period during the summer. However, the biggest impact is likely to be a result
of the weekday evening peak due to the higher traffic flow on the adjacent road network,
particularly Frankton Road at the intersection with Sugar Lane. This is discussed further in
Section 5.2, Off Site Transport Effects.

14.3.2 vi Maximum Gradient for Vehicle Access

The proposed access and parking area is on generally flat ground, gradients will be minimised
without compromising drainage and stormwater runoff. There will be no issues as a result of
gradient.

14.3.2 vii Vehicle Orientated Commercial Activities Including Service Stations and
Rural Selling Places

The marina development is generally not a vehicle orientated commercial activity although a
number of vehicles that enter this development will have specific manoeuvring requirements.
It is anticipated some larger vehicles will enter the development and particularly car and trailer
combinations. To accommodate these vehicles the parking area has been designed to include
a number of larger parking spaces, there are four parking spaces which are 2.7m wide by 9m
long to accommodate larger vehicles. Additionally the aisle widths within the parking area
have been increased to 7m in one way aisles and a minimum of 9m for two way aisles. The
parking area is designed to accommodate larger vehicles that may be anticipated.

5.2 Off Site Transport Effects

The off site transportation effects of this development would be predominantly felt at the
nearby Frankton Road intersection with Sugar Lane and Marina Drive. This intersection was
modelled in the previous TGD Transport Assessment dated 15 June 2007 for a larger
development. The traffic generation shows that this development would have slightly less
impact as the traffic flow during the peak period is likely to be approximately 23% less than
the traffic flow of the previously approved marina development.
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Modelling undertaken by TDG show that the Sugar Lane approach to the State highway
intersection was operating at capacity without development traffic. This is backed up by the
cash history for the intersection which shows two crashes in the last five years are a result of
drivers not waiting for appropriate gaps before emerging from the side roads. Both these
crashes happened during the peak periods where the modelling shows that the side road
approaches are approaching capacity.

The modelling shows that any additional traffic would increase queue lengths on the Sugar
Lane approach. ltis likely that this could lead to further drivers being impatient and accepting
gaps on the State Highway that are too small resulting in a crash.

With development traffic the queue lengths on the minor road approaches would significantly
increase to between 11.8 and 12.2 vehicles on Sugar Lane with only minor queue length
increases on Marina Drive. Although there will be significant increases to queue length and
delays on the Sugar Lane approach this has a very minor impact on the major road, Frankton
Road (SH 6A), as these vehicles have the right of way through the intersection. In reality,
longer queues and delays result in drivers on the minor road approaches accepting smaller
gaps which can lead to an increase in road traffic crashes and reduced road safety. The
approval for the previous marina development included a condition requiring that a
development contribution be made to NZTA to fund intersection improvements.

MNZTA should be consulted regarding the existing and future operation of the state highway
intersection of Sugar Lane, Frankton Road (SH 6A) and Marina Drive. Through consultation
it is expected that methodology would be developed to manage any traffic impacts at the
intersection and on the state highway network.
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6 Summary

This transport assessment considers the design and potential impacts of the proposed marina
to be developed by Lakes Marina Projects Limited. The proposed marina would be established
near to the existing Frankton Marina and boat ramp accessed from Sugar Lane in Frankton.

The site access will be accessed from Sugar Lane and is designated as Frankton Marina Local
Purpose Reserve (Designation 165) and the surrounding land is zoned Low Density
Residential.

Sugar Lane provides access to the existing Frankton Marina, the boat ramp and a number of
adjacent commercial operations including a café in the historic Ticket Office, visitor
accommodation at the recently completed Mantra Apartments, a number of marine/tourist
operations, professional offices and two residential properties.

Sugar Lane is a local road accessed from Frankton Road (SH 6A) a state highway and major
arterial road between Queenstown and Frankton. The site can also be accesses from the
Queenstown Trail, an off road pedestrian and cycle route between Queenstown and Frankton.
Pedestrian and cycle facilities are also provided on Frankton Road. Bus stops are located on
Frankton Road and are located near the Sugar Lane/Marina Drive intersection. The
development site is well connected to the District's Transport networks.

The proposed marina development includes will include 194 marina berths and 1036m? GFA
commercial floor space to be leased to a number of different businesses and users. The
development will include 159 parking spaces and a 30m loading zone. The final make up of
activities within the commercial space is not known at this stage, the assessment based on
likely uses shows that between 142 to 163 parking spaces would be required. This suggests
that the amount of parking provided would be sufficient to cater for the anticipated commercial
activities at the site.

The current businesses on Sugar Lane use a considerable amount of space for parking and
storage of vehicles or equipment. This means that there is unlikely to be any available parking
on-street as a result of the existing adjacent land uses. Coach parks have been provided on
Sugar Lane to cater for some of the existing marine based tourist activities such as jet boat or
charter operations.

A traffic generation for the proposed marina show that this development would have less
impact on the adjacent road network than a previously approved marina development. This
is based on the proposed traffic generation creating a peak period traffic generation
approximately 23% less than the consented marina development.

The greatest effects of this development are a result of traffic and would have an impact at the
nearby intersection of Frankton Road (SH 8A), Marina Drive and Sugar Lane. Modelling
undertaken for the consented development by Traffic Design Group shows that the Sugar
Lane approach to this intersection is already operating at capacity during the weekday evening
peak period. Therefore any additional traffic during this period will generally increase queue
lengths. The modelling showed that once the approved development was added this
approach could have a maximum gueue of between 11.8 and 12.2 vehicles. It is expected
that this proposed development will, although less, have a similar impact.

As a result of this Transport Assessment | conclude that the only potential trafiic effects are a
result of additional traffic at the intersection of Sugar Lane, Frankton Road (SH 6A) and Marina
Drive. In order to manage the impacts it is suggested that NZTA should be consulted.
Through consultation it is expected that methodology would be developed to manage any
traffic impacts at the intersection and on the state highway network.
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Appendix A Development Plans

Including:
s Proposed Frankton Marina for Lakes Marina Project Ltd (Aurum, 3451-6E-1J) showing full
development layout, and

s Proposed Frankton Marina for Lakes Marina Project Ltd (Aurum, 3451-6E-2E) showing
detail dimensions of the parking area and buildings.
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1.0 Introduction

Malcolm Hunt Associates have conducted an assessment of environmental noise effects relating to a proposal by
Lakes Marina Project Limited (LMPL) to develop a marina and associated facilities at Frankton in the Queenstown
Lakes District.

The method of investigation has been to review the Applicant's plans and technical reporis and assess potential
noise effects on the existing environment .As explained below, an existing resource consent provides for an earlier,
larger marina o be developed on the site now proposed lo be developed by LMPL. This fact is relevant lo the
noise assessment below alongside the relevant noise standards and guidelines employed to assess potential
effects.

This report discusses potential noise emissions in terms of both construction noise and operational noise.
Construction noise has been assessed in terms of the New Zealand Standard for construction ncise -
NZ56803:1999, Operational noise has been assessed in terms of the Queenstown Lakes District Plan noise
criteria which refers to NZ Standards NZS6801:2008 and NZ56802:2008..

This report contains:

s A brief oulline of the proposed activity and site.

» A review of ihe Queenstown Lakes District Plan regarding noise rules and related criteria.

s An assessment of operational and construction noise levels from the proposed activities as received in the
surrounding environment,

2.0 Environmental Noise Assessment

The environmental effects of land use activities are contralled through the provisions of the Resource Management
Act 1921 (the RMA), which embraces the sustainable management of natural, and physical resources, focusing on
the effects that land use activities have on the receiving environment. The environment involves people and
communities and their ability to provide for their social and cultural well being as well as for their health and safety.

Section 16 of the Resource Management Act places a general duly on all occupiers to adopt the best practicable
option (BPO) to ensure noise emitted from any site does not exceed a reasonable level. What constitutes a
*reasonable level® is not prescribed by the Act. Noise limits prescribed in the Queenstown Lakes District Plan ara
used o determine limits of acceptability, Further to Section 16 it is imporiant to note Section 17 of the Act.
Section 17 stales that every person has the general duty to avoid remedy or mitigate potential adverse effects,
including noise.

Assessmant of Environmental Noise Effecis. Frankion Marioa



This documant may only be reproduced in full with the written approval of Malcalm Hunt Associates Page §

3.0 Site and Activity

The site and activity are described in detail within the Resource Consent Application, A brief summary of the
activity and description of the site are provided below. The Franklon Marina development is located on the western
shores of the Frankton Arm of Lake Wakatipu adjacent to Frankton Road (SHGEA) to the north-west and Lake
Wakatipu to the south-east. Access to the site will be via Sugar Lane which runs off SHEA,

The site is designed to cater for 195 marina berths, associated buildings, landscaping and 156 car park spaces,
and a hardstand area. The layout of the site is shown in Figure 1
as follows:

T AT

Figure 1 Layout of the proposed marina adjacent to existing commercial activities in the area. Ambient sound level
monitaring locations A and B are also shown (see Section 4.0).

The site is currently used as a small marina and car parking area with associated buildings. Thera is some existing
marina activily in this area currently.  There are some scrubs and trees covering the remainder of the site. The
site zoning is shown in Figure 2.
A N VA (3
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Figure 2. Zoning of site and surrounding area as per QLDC District Plan.
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As shown in Figure 2, the subject site |s zoned Rural General and Low Densily Residential under the
Queensiown Lakes District Plan, Surrounding sites are zoned Low Density Residential under the plan The
nearest structures to the proposed development are buildings housing commercial activities on the other side of
Sugar Lane (south of the State Highway) being less than 20m from the closest part of the subject site.

4.0 Existing Environment

Ambient sound levels have been measured in the area during daytime when maximum activity is likely to take
place at the marina. Measurements of exisling sound levels (including sounds from aircraft overhead on approach
[ departure to Queenstown airport) were included in the measurements taken between 8.30am and 11am.

Measurement A (see Figure 1) was taken at a localion on the front fence of the closest residential site to the
Franklon Marina jetty [819 Frankton Road], some 124 metres from the water's edge.

The results of a time—varying sound level measurement at this location is shown as follows;

£ B 3 8 32

-1

]

Sound levels were also measured near The Marina apartments, located near the lake shore, some 128 metres
narth of the Frankion Marina Jetty. Sound levels were measured with a Rion NA 27 Class 1 sound level meter
located at 4 metras from the Marina Apariments. The results are shown in Figure 4,
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Figure 4: Logged ambient sound levels [Law, Laag , ond Lue, dB] 7.30 am to 8:50 am 25 March 2007, measured of Site B
{Figure 1 - Maring Apariments).

Overall, the measurements confirm the existing receiving environment has moderately high ambient sound levels
during daytime, affecled by traffic sounds and aircraft using Queenstown Airpord,

We understand any consents granted for activities in the area form part of the existing environment. In 2007
Malcolm Hunt Associates provided a report assessing the environmental noise effects of the construction and
operation of a proposed marina at Frankton which has become known as the Queenstown Marina Development
Limited (QMDL) project.  This marina was granted consent by a joint QLDC and Otago Regional Council

Asseszment of Environmentsl Noise Effects. Frankton Maring
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committes and land use consent was granted in June 2008 (RM070524) and 2007 {385-367 and 2007.27 2-282).
The project incorporated a greater number of berths and was a larger project than that now being applied for by
LMPL. The scale of the noise emissions associated with the current proposal (as outlined below) would thereiore
fit within the maximum noise effects of a larger marina on the site, such as the one congented in 2008.

4.0 Effect of the Proposed Activity

The proposed day-to-day activities will generate noise from the following sources:
o Temporary engine noise for motor vessels and noise from the halyards on yachts;

= {eneral maring and vessel mainienance activities invelving cleaning and re-surfacing, moiorised
efjuipment and hand tools ele;

s Movement of traffic onto and off the site, as;
v Light vehicle's movements: Visitor cars, staff cars efc
v (Goods handling (couriers, delivery vehicles).
+ Maintenance vehicles.

s People sounds assoctated with outdoors aclivities
¢ Lowlievel noise from fixed plant items.

v Occasional heawy vehicle movements associated with hauling of large non lrailorable baats from
waler.

The facility will emit temperary conslrpction nofse during the construction of the proposed sie buildings, jelly and
arection of the buildings and landscaping. [t is proposed that a Noise Management Plan will be prepared which
specifically addresses noise mitfigation measures in regards o the marina construction,

The potential for off site noise effects at noise sensitive sites such as low density residential sites or non residentist
noise sensitive sites is limited dug to the modest levels of noise produced from the activily. The assessmant of
nofse effects is set out in Section 5.0.

5.0 Queenstown Lakes District Plan Noise Criteria

Tha site on which the activity will take place is in a zoned "Rural General’ and "Low Density Residential’ under the
Queenstown Lakes District Plan, howsver potential neise effects {if any) will arise within part the area beyond the
site north of SHOA which is zoned "Low Densily Residentizi”. The applicable rule is reproduced as follows:

Noise

{a) Sound from non-residential activities measured in accordance with NZS 6801:2008 and assessed in
accordance with NZS 6802:2008 shall not exceed the following noise limits af any point within any
other site in this zone:

(i) daytime (0800 to 2000 hrs) 50 dB Lacy(ssonin
(i) night-time (2000 fo 0860 hirs) 40 0B Laeqqismin
(i) night-time (2000 fo 0800 hrs) 70 dB Lagnsx

{h} Scund from non-residential activities which is received in another zone shall comply with fhe noise
limits set in the zone sfandards for that zone,

fc) The noise limits in {a) shall not apply to construction sound which shall be assessed in accordance
and comply with NZ5 6303:1994.

Compliance with these Districk Plan noise limils is discussed below.

Asseisment of Erwirenmean(al Mgise Edects. FramHan farins
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6.0 Assessment of Operational Noise Effecis

Assessment of noise from the proposed operation requires consideralion of the proposed activiiies to be carried
out on site, the type of scund emission and the proximity to residential sites. The hours of cperation and related
activities also require assessment in regards to potential off site naise effects.

A3 describad above there will be a number of functions and activities associated with the day-to-day operation of
the site with the main activity being ihe ietty and marina along with alf associated facilities.

The marina consisis of two disiingt and unconnacted parts — the breakwater arm and the main berth area. The
main marina barth area will be accessed via its connection to the land direstly in front of the praposed buildings. .
The marina will be constructed from floating reinforced concrete pontoons attached 0 the lakebed by & strew
anchor bungy system, similar to those used in the Marlborough mussel farms. The pontoons will be approximaiely
4.8 metres wide and 1.8 meires deep. Approximately 1.3m of the pontoon will sit telow the water and will provide
sfable public access and wave protection for the marina,

To accommodate activiies associaled with and essential to the marina operation, smalt buildings are proposed
between the marina and the car park.

It is understood that there will be no residential units or visiter accommodation associated with the marina
development. Further it is undarstood that the marina development is being designed so that peaple will not have
the facilities to stay overnight on their vessels. We undersiand that any person wishing o stay overnight on their
vessel while it is parked in the marina would require resource consent for such an activity. This is beyond (he
scope of this report and has therefors not been considered as a potential noise effect.

Adjoining the entrance to the roadway is a car parking area, which will service visitors to the marina and on-ghore
facilities. The proposed development will include 150 car parking spaces and 3 bus parks as a key compenent of
the proposed developmeni.

Dug to the aftribules of the noise sources identified in Section 4.0 above, the marina will produce only modest
levels of naise within the area depending upon the activily. While there will be a wide variety of maritime and boat
related activifies that will iake place on-site, only a poriion of aciivilies are assessed as having the ability lo
potentially emit significant noise.  iMostly the sounds from the site {if any) will be low level3 of vehicle sounds
associated wilh the use of the car park. Sounds from the berths will generally be related to vessel maintenance,
cleaning and tesling. Power tools, hand tools and other equipment in use at the marina will be sirnilar to thoss
nften found in the domestic setting. Mainienanes noise levels are assessed as likely to be no more than minor and
wonld generally not be audible beyond the site boundary of the proposed centre.

Sound from slapping halyards on yachts can be an issue at times of high wind. Halyards are the ropes used o
raise and lower the sails of a sailing yacht. To avoid noise it is a common practice to tie the nalyards to a shroud (&
wire mast support on either side of the mast} with light line, ribbons or shock cord. The sound is mid and high
frequency meaning tat this iype of sound does not tend to carry (it is the mid and high frequencies thal are rost
reduced over distance due to air absorption). Thus, the cumulative sounds have a very localised effect and are al
their loudest under windy conditions where cubdoor acouslic amenity in exposed posilions are somewhat
compromised dus io elevated natural sounds due to wind.

Sounds from the marina may be audible in the focal area where there is line-of-sight with the: activity, however this
audible sound is not expected to excead 110 40 dBA beyond the immediate marina area, when measurad and
assessed in accordance with NZ568801: 2008 and NZS6802,2008,

These madest levels of sourd emission would not genarally be auditle within any sites north of Highway 84
Regarding the closest residential site at 818 Frankton Road, this site will receive the highast leveds of sound from
the marina activities, most likely levels up 10 Laspis o) 50 dBA during busy daytime periods in summer. given the
ambient noise climate associated with traific on the nearby highway and air transportation sources, cumulative

Aszessment of Eaviranmental Haise Effects. Fransfon daring
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noise from the propesed maring will result in minor nofse effects. Sounds associated with marina activities is
predicted to be recaivad at less than 40 dBA at the closest dwellings across SHBA from the marina location,

Thus, while some low-level sounds from boats and people may be audible In the area; such sounds are not
unaxpected and occur within an existing environmeni highly affected by transportalion noise.  Thus, should
resource consent be granted, we do not expect ihe marina will generate adverse noise. We expect noise levels will
comply in all respecis with the relevant Queenstown Lakes District Plan noise limits, including faking into zccount
any special aundible characteristics.

6.1 Noize Mitigation Measures

The follewing methods are assessed as the besi practicahle option (RMA) o ensure noise emilted from the
activity on site does not exceed a reasonable level at the closest residential dweings and non-rasidantial aciivities:

The best practicable option is defined as follows:

“. Ihe Desf mathod for preventing or minimising the adverse effects on ihe environment having regard, among oifier tfings, fo

{al The nature of the discharge ar emission and the sensitvify of the recening environmeant to adverse effects; and
(b} The financial mplications, and fhe effects an the emaronmaent, of thal aption vihan comparad wilh offier eptions:
ani

fc) The currenl slate of fachnical knawfedos and fhe ikefitcod that the aplion can be successfully applied.”

e All equipment, machinery and vehicles to be operated and mainfained in a sensible manner that takes info
account noise emissions and excessive noise. Engines and oiher noise sources to be ornenied as far a3
practical to reduce noise emissions in the direction of the nearest residence. Excessive engine revving,
excessive use of homs or ofher audible davices, and the use of un-silenced equipment are examples of
nan-genformance with the obligation to limit the emission of unreazenable noise.

o Moored boats with mast rigging or other equipment which is not securely fied down may barg, ring or emit
sound.  To address this, we understand wording of berin licenses will ensure berth occupiers are
responsible o secure ropes and other pieces of equipment [0 ensure that potential banging or similar
unreasonzble noise impacts do not ocour. To ensure on-going compliance we undersland a marina
manager will overview this procedure. 1t has also been recomimended o management to erect signage at
the main entry points to the marina reminding pesple o sscure and opgrate equipment for noise control
[3a5005,

o Portable items (ie hand tools, generators el should be positioned fand IF necessary
enclosediscreensad), as far as practical 1o prevent a dirget ling of sight between the noise source and ofi
site receivers,

o Audible warning devices (such as reversing alarms) should be limited @ terms of sound level and
frequency of use, to a practical minimum that satisfies health and saiely requirements.

o Al vehicles operating on the sile are o be resticled to 20 kmihr. Management are recommended to
consult with Council in order to request Council adopt a site speed limit of 20kmhr with signage at all
eltry poinis being erected.

5.2 Noise from Rupbish and Containers & Deliveries of Goods

Containers of rubbish or delivery {lcadingfunloading) of goods are to be handled with care, reducing sound from
this sgurce.  Containers and rubbish are not to be handied cutdoors after 8.00pm or before £.00am (daily). Itis
recommended that outdoor skips or bins are appropriaiely lacated and shigkled not to cause a nuisance in relation
to noise. Deliveries of goods on site will occur between the hours of 8.00am and 8.00pm only and be shielded
from line of sight with surrounding residential sites.

Agsessment of Environmental Noise Effects, Frankion Marira
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6.3 People Noise

All visitars and staff elc will be made aware by management that nofse emissions are kept io a reasonable fevel, [n
particular, activities carried out in the cutdoors (day or night} invalving fixed or mobile plant items need to be
undertaken in & noise-sensiiive mannar. |n this regard management will ensure that visitors, marine users et are
made fully aware of the need to adopt the noise controf methads. Personnel should be informed about the need to
reduce noise and about the hazards of excessive noise.

Site management are to e aware that compliance with noise limits may be breached unless the noise emissions
are kept to a reasonable leve!. In this regard, management are to be aware of the applicable noise limits as sei out
in this report and in turn are to ensure that each staff member is made fully aware of the need to adopt tha noise
contral methods,

The above methods can be achieved by Management through a variety of methods including management
underaken discussions with ownersfoccupiersitenantsivisitors via verbal, written or other means such as placing
signage on site.

6.4 Overall Assessment - Operational Moise Levels

Outdoor activities are not expected to affect areas ofi-site to any significant degree when managed sensibly. Noise
emissions from the berih area and inside the proposed buildings will generally be love given their use as describad
above, with the marina layoot design itsell assisting in reduging the polential for adverse off site noise eifects,
Predicted sound levels from the (daytime-based} acfiviies cairied out within the building are expected to be mingr
and not excesd Lasqs mig 50 dBA al any residential Yocation during dayiime and Laeqpis mg during night time.  Lasuas
sound Jevels are generated by impulsive type sounds such as activities that generate audible “bang” or "crash’ type
sounds. Mo activilies generaling any significant sounds from these types of activities are considered likely to be
associated with the proposed marina. Sounds of car doors slamming would  measure L e in the region of 55 to
80 dB at the closest residential site and therefore comply with the District Plan night time Lepma, limit.

Importantly, during night lime the marina aclivily levels are very low and no significant sounds will fre emitted.
Existing residential sites adjacent to (he marina sile currently experience ambient naise from wehicle, maritime and

commercial based noise sources al around Laggis mig 50 1o 55 dB daybime and 45 to 40 6B night time. This is
unlikely to change significanily.

The overall conclusion is that ‘evels of noise received off-site will be managed to acceptably low levels, comaliant
with the Cueenslown Lakes District Plan noise limits. This is a reasonable expeciation given the proposad
structure of the buildings, their [ayeut, and the intended nature of the overall operation, including proposed
mitigation measures.

7.0 Assessment of Temporary Construction Noise Effects

The proposed achivily will involve temparany construction noise. Construction noise will arise from site excavation,
preparation, establishing foundationsipiles, services, and the construction of buildings. It is understood that there
will be no Blasting or rock breaking of hard schist rock. 1t is understood that there will piling off share. Piling activity
an-shere may also e required due to ground caonditions.

The full definition of sonstruction work {as defined in Section 2 of the Consfruciion Act 1959) means any work in
conneclion with the construction, erection, installation, carrying out, repair, maintenance and cleaning.

The propesa! would invelve excavaling and stock plling of matarial from the site, slte works, and the construction of
the buildings and asscciaied [andscaping works. Off shore construction of the jetty will use driven piling sysiems.

Moise emitked from these construgtion activities over the construction periad will most frequently be noticad off-site
from a combination of daytime extérior building works and inteenal fit out work {i.e. chiefly involving vehicle noise
and noise from hand tools). The proposed construckicn activity involves noise emissions from a number of sources
including the following:

Assossrient of Epviranments! Naise Efects, Framkton Marina
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= General construction equipmeni and plant, piling {on-shore and off share) and sxcavation maghinery,
bulldezers and drilling machinery etc.

o Yehicle noise assosiated with trucks and small utility vehicles

= Hand tools and 'bench’ tools

= People noise, noise from trades paople

It is understcod the construction based activiies will be caried out between 0730 his to 1300 hrs Monday to
Saturday {inclusive). It is understood that the entire project length from site preparation to the completion of the
excavation, site warks and building will be in excess of 20 weeks, thus the "long term” construction nofse limits of
M Z36803:1999 apply.

Table 2 of NZS6BO3 1999 sets out the general noise limits for construction, maintenance and demalition work
received at residential localions, as summarised in Table 1 below.

Page 12

Duration of work
Time of Time period Typical duration Short-term Lang-ierm
week duralion duration
{dBA)
{dBA) {dBA)

Le: L:rlax Lr;u Lma;t |—:—: Lﬂ”.".:\:

Weekdays 06300730 | 60 75 B85 75 55 75
0730-1800 74 a0 80 95 70 g5 |

1600-2000 70 25 75 a0 i3 80

- 2000-0630 45 75 145 75 [ 45 75

Saturdays 0630-0730 45 75 45 75 45 75

0730-1800 75 90 180 g5 |70 85
1800-2000 45 75 45 75 45 n

2000-0630 45 75 45 7h 45 75

Sundays and 06830-0730 45 75 45 75 45 75

Public holidays | 0730-1800 T 85 |55 5[5 85
1800-2000 45 75 45 75 145 B

2000-0630 45 75 45 75 |45 75

Tabie 1: Recommended upoer limits of lavels of construclion noise received in residential areas. Reference Table
2, NZ568031992.

Mede that in relation Lo fable 2 of NZSE803: 1999

1. "Shori-term” means construction work of at any one facation for up 1o 14 calendar days.

2. “Typical duralion” means construciion work at any one focation for mare than 14 calendar days buf fess
than 20 weeks; and

3 ‘Long-farm” means construction work at any ong_{g@:_g{fgg_ with a duration @__x_c_a_e_t_ifpg_ 20 wesps. i

———

Table 3 of NZSG803: 1999 sets oul the recommended noise timits for construstion, mainienance and demolition
work received at indusitial and commercial locationg, as surnmarised in Tabla 2 below.

Duration of work
Time period Typical duration Short-term Long-term
duration duzation
Leq {dBA)
Leq {dBA} Leg (dBA)
Lﬁ'-‘l LE'ZI LET.I
0730-1800 75 80 70

Tahle 2; Recommended upper fimils of fevels of construclion noise received in industrial and commercial arass,
Reference Table 3, NZSE803. 1858,

Asgessmant of Envinpnmants] Noise Efferts, Frankign Maring
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The applicable noise limits for the proposed construction aclivity as extracted from Tables 2 and 3 of NZS65803:
1954 are summarised belov in Table 3,

Residential, and Commercial Areas ;
&803; 1899
Time of Time period Long Term
WWeek Curation
(dBA)
. Leq Lrage,
Weekdays 0730-1800 70 g5

Mote* Lcax zpplies st resigental sites only as NZSER03; 15395 coas not place recommended Lrasx [miss on cammercial aramses.
Table 3: Recommended upper limits of levels of construction noise received in residential and commercizl areas.
Referance MZS6803: 1999 for proposed construction works.

Should any shore pile driving be undertaken, relevant oriteria (o assess vibration are set oul within part 2 of
1S02637 which refers to vibralion peak velocity limits across the sensitive spectrum of between 0.1 and 1.0
mmfsec for protecting people and buildings,

We have obtained research results of similar piling and produce the following graph {Figure 5} of peak vibration
valocity {mmisec) for typical shore pile driving.
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Figure 5: Peak particle velocily versus distance, pile driving:.

The data shows that vibrations at the closest dwelling to the pile driving works (both an or ofi shore] would have no
significant vibration effects near the source. Al distances greater than approx 20 metres from the source vibraiion
would be at or helow the Tmm/fsec threstold which is a reasocnable threshold {or adverse vibration effects. Al
dwellings and other relevant receiver siles are located > 20m from any proposed piling position.

Although the activily is assessed as be able complying with the relevant noise criteria, rnanagement have indicated
that management methods will be used ta ensure the best practicable option (BPO) is adogied so that noise
does not exceed a reasonable level at the closest residential dwellings.

The nature of the day time construciion sounds can be controlled by following sensible noise management

precattions such as:
»  Operation of any machinery should be carried out in a noise-aware manner including avoiding excessive
rewving or producing crash/bang impact sounds [metal on metal).
= Avold use of horns of other audible devices, and use of un-silenced equipment.

' Bourees: Abdel-Rabiman, 5.4 (2002) "ibiratian associated with pite driving ard its efects on neargy histodical g'ructures, Procsedings of

SPIE, 475311, 1251-1258.
Athanasopsulos G.A., and Pelekis P.C. (2000} ‘Grourd vibiations fom pile driving in urban ervirdnment: measurermants, dralysis and efecls

an buildings ard occupents.” Soil Dynamics znd Earlhquake Engineering, 19, 371-387.
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. All audible warning devices and safely equipmeni should be reduced to lower levels consistant with the
scope of OSH regulations.
« Before being used on site, all equipmant shall be checked o ensure it is in good working order and shall
be keptin good working order,

8.0 Conclusion

An assessment has been caried out for the proposed marina developraent at Frankion Marina situated an the
wastern shores of Frankton Arm, of Lake Wakatipu. The aciivities have been identified as ralatively low noise in
nature and are considered unlikely to intmduce unreasanable noise or represent a potential nuisance st existing
residential or commercial sites,

The aclivities are assessed as czpable of complying with the District Plan criteriz with recommendad miligation
measures in place and a Canstruction Noise Management Plan adnered to during the construction phase.

The overall conclusion is this assessment finds noise effects frarm both consiruction and operational activities will
be able to comply with {he relevant noise criteriz and not result in any significant noise or vibration eifects on the
enviranment.

Malcolm Hunt Associates
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Glossary of Terms

LAeq: The lime-averaged sound Jevel {or equivalent sound level) that has the same mean square sound pressure
level as the fime-varying sound lavel under consideration. Commeonly referred to as an "energy average” measuse
of sound exposure,

Ldn. Limit day night. The Ldn is the Leq over a 24 hour period aiter the addition of 10 decitals to sound levels
at night-time, defined as 2200 - 0700 unless specified otherwise.

E10: The level of sound equalled or exceeded for 10% of the manitoring period. This fevel of sound therefore
equates to an average maximum sound and is vsed widely in emission limits as the L10 correlates well with the
subjective reaction to sound. WZSEB02:1991 Assessment of Environmental Sound sets maximum permissible
noise levels for residential land uses in terms of the L10 criteria,

LAFmax: The single highest sampled level of sound.
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Christchurch 8242

Vivian + Espie Limited
Unit 15, 70 Glenda Drive,
Frankton,

Clueenstown

Attention: Carey Vivian

Dear Carey,

RE: FRANKTON MARINA DEVELOPMENT

As per recent communication and design, to support the Resource Consent application for the development, | offer
the following supporting commentary for your submission.

In considering all design works provided by Arista Group Limited, the associated, but not limited to, legislation and
documents are referred to ensure compliance, during this process.

ASNZS 60007910.1-2009 Explosive Atmospheres
HSNO COP 44 Below Ground Stationary Container Systems for Petroleum - Design
HSNO COP 45 Below Ground Stationary Container Systems for Petroleum - Operations

Code of Practice for the Transport and disposal of Petroleum Storage Tanks and related Assessment Guide
for Hazardous Facilities

Code of Practice for Signage for Premises Storing Hazardous Substances And Dangerous
Goods

Code of Practice for Demolition

Code of Practice for Excavation and Shafts For Foundations

Contaminated Land Management Guidelines Schedule A Hazardous-Activities-Industrial-list
(HAIL) Environmental Management Plan (EMP) Guide Template

Guidelines for assessing and managing petroleum hydrocarbon contaminated sites in NZ
Waste Contaminated Land Management Guidelines

NZBC F5/A51 Construction and Demeclition Hazards

MNZS 3108 & 3109 Concrete Construction

NZS 3114 Specification for Concrete Surface

NZ5 6803 Acoustics — Construction Noise

NZS 4404 Land Development & Subdivision

Infrastructure Building Act 2004

Building Regulations 1992

Health and Safety in Employment Act 1992

Health and Safety in Employment Regulations

MNew Zealand Building Code

Historic Places Act 1993

Resgurce Management Act 1991

THE PROPOSED INSTALLATION:

It is proposed that a 60,000L single tank, with two refuelling dispensers, be installed at the above named site and
will be completely buried under the guidance of sound geotechnical and civil engineering principals to also
accommodate for potential seismic issues that may arise in the area.



Due to the location of the tank particular consideration will be required to consider liquefaction and lateral spread.
This will be a triple compartment tank comprising of 30,000L (91IMS), 20,000L (AGO), and 10,000L (95MS).

The tank will be constructed of corrosion proof double wall fibreglass as required under the new regulations.

The manufacture of the tank will be by Maskell Productions Ltd who are an EPA approved tank fabricator.

All underground pipework will be double contained Nupi HDPE pipework. This will also be applicable for the remote
fill, delivery and vent lines due to the location of the installation beside the environmentally protected lake. This
requirement is additional to that of the minimum requirements set out in the relevant Code of Practice.

All pipework will have safety devices installed for any inappropriate movement in the ground to allow instant shut
down of the facility in the case of out of design displacement or deflection of the installation.

All installation works will be managed under the direct control of an industry subject matter expert and installed by
an industry approved installer.

In accordance with relevant legislation the installation will also be overseen by an EPA approved Test Certifier. As
the installation is a below ground installation, there is also no controlled zone to consider,

Suitable signage will be displayed on the site to meet the requirements of the Hazardous Substances (Emergency
Management) Regulation 2001 once the site is ready for commissioning.

On the completion of the project the approved Test Certifier will collate all of the necessary documentation
including the checklist verifying all QA matters are met.

Additional to the fuels installation, a SPEL water treatment Puraceptor will be installed as a safety device within the
refueling areas. This device is installed to protect waterways in the unlikely case of a spill. The discharge point of
this devise will be confirmed during the construction design process. This device is set at a depth of approx. 2.4m
below ground.

SUMMARY:

In summary, our services are offered to ensure compliance is met with regards to all relevant legislation pertaining
to the fuels installation, facilitation of HSNO management and secured test certification in accordance with the
objectives of the project.

The current proposal, based on the information to date, is designed with all requirements being satisfied.

For any further queries please refer to the writer at any time.

Yaurs faithfully;
FOR ARISTA GROUP LIMITED

MIKE DAVIS
Managing Director
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