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FORM 12 
File Number RM230676 

 
 

QUEENSTOWN  LAKES  DISTRICT  COUNCIL 
 

PUBLIC NOTIFICATION 
 
 
Notification of an application for a Resource Consent under Section 95A of the Resource 
Management Act 1991. 
 
The Queenstown Lakes District Council has received an application for a resource consent 
from:  
 
Cardrona Valley Farms Limited  
 
What is proposed: 
 
Subdivision Consent for boundary adjustments between three existing allotments, converting the 
existing 82.6ha, 34.9ha and 18.9ha allotments into one large 130.3ha lot, and two smaller lots of 2.56ha 
and 3.78ha; and to establish a residential platform on each of the three lots; and to undertake 
earthworks to establish vehicular access to each allotment. 
 
The location in respect of which this application relates is situated at: 
 
2032 and 2084 Cardrona Valley Road, RD2, Wanaka 
 
The application includes an assessment of environmental effects.  This file can also be viewed 
at our public computers at these Council offices: 
 
 74 Shotover Street, Queenstown;  
 Gorge Road, Queenstown;  
 and 47 Ardmore Street, Wanaka  

 
during normal office hours (8.30am to 5.00pm).   

 
Alternatively, you can view them on our website when the submission period commences: 
 
https://www.qldc.govt.nz/services/resource-consents/notified-resource-consents#public-rc or via our 
edocs website using RM230676 as the reference https://edocs.qldc.govt.nz/Account/Login 
 
The Council planner processing this application on behalf of the Council is Tara Enright, who may be 
contacted by phone at 027 276 9797 or email at tara.enright@qldc.govt.nz. 
 
Any person may make a submission on the application, but a person who is a trade competitor of the 
applicant may do so only if that person is directly affected by an effect of the activity to which the 
application relates that –  
 
a)  adversely affects the environment; and 
b)  does not relate to trade competition or the effects of trade competition. 
 
If you wish to make a submission on this application, you may do so by sending a written 
submission to the consent authority no later than: 
 
15th December 2023. 
 



The submission must be dated, signed by you and must include the following information: 
 
a) Your name and postal address and phone number/fax number. 
b) Details of the application in respect of which you are making the submission including location. 
c) Whether you support or oppose the application. 
d) Your submission, with reasons. 
e) The decision you wish the consent authority to make. 
f) Whether you wish to be heard in support of your submission. 
 
You may make a submission by sending a written or electronic submission to Council (details below). 
The submission should be in the format of Form 13. Copies of this form are available Council website: 
 
https://www.qldc.govt.nz/services/resource-consents/application-forms-and-fees#other_forms 
    
You must serve a copy of your submission to the applicant (Cardrona Valley Farms Limited), as soon 
as reasonably practicable after serving your submission to Council: 
 
C/- Tom Overton 
IP Solutions Limited 
tom@ipsolutions.nz  
5 Chalmers Street 
Wanaka 9382 
 
 
QUEENSTOWN LAKES DISTRICT COUNCIL 
 

 
__________________________________________ 
 
(signed by Jacob Neaves, Senior Planner pursuant to a delegation given under 
Section 34A of the Resource Management Act 1991) 
 
 
Date of Notification: 17th November 2023. 
 
 
 
Address for Service for Consent Authority: 
 
Queenstown Lakes District Council  Phone   03 441 0499 
Private Bag 50072, Queenstown 9348  Email   rcsubmission@qldc.govt.nz 
Gorge Road, Queenstown 9300  Website www.qldc.govt.nz  
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APPLICANT  // 

CORRESPONDENCE DE TAILS  // If you are acting on behalf of the applicant e.g. agent, consultant or architect 
            please fill in your details in this section.

*Applicant’s Full Name / Company / Trust:
(Name Decision is to be issued in)

All trustee names (if applicable):

*Contact name for company or trust:

*Postal Address: *Post code:

*Contact details supplied must be for the applicant and not for an agent acting on their behalf and must include a valid postal address

*Email Address:

*Phone Numbers: Day Mobile:

*Name & Company:

*Phone Numbers: Day Mobile:

*Email Address:

*Postal Address: *Postcode:

*The Applicant is:

Owner Prospective Purchaser (of the site to which the application relates)

Occupier Lessee                            Other - Please Specify:

• Must be a person or legal entity (limited liability company or trust). 
• Full names of all trustees required. 
• The applicant name(s) will be the consent holder(s) responsible for the consent and any associated costs. 

INVOICING DE TAILS // 
Invoices will be made out to the applicant but can be sent to another party if paying on the applicant’s behalf. 
For more information regarding payment please refer to the Fees Information section of this form.

*Attention:

*Postal Address: *Post code:

*Email:

Applicant: Agent: Other - Please specify:

Email: Post:

Applicant: Agent: Other - Please specify:

Email: Post:

*Please select a preference for who should receive any invoices and how they would like to receive them. 

*Please provide an email AND full postal address. 

Our preferred methods of corresponding with you are by email and phone.
The decision will be sent to the Correspondence Details by email unless requested otherwise.
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FORM 9: GENERAL 
APPLICATION

Under Section 87AAC, 88 & 145 of the Resource Management Act 1991 (Form 9)

PLEASE COMPLETE ALL MANDATORY FIELDS* OF THIS FORM.
This form provides contact information and details of your application. If your form does not provide the required information it will be returned to you to 
complete. Until we receive a completed form and payment of the initial fee, your application may not be accepted for processing. 

A P P L I C AT I O N  F O R  R E S O U R C E  CO N S E N T  O R 
FA S T  T R AC K  R E S O U R C E  CO N S E N T

Version: 1, Version Date: 07/09/2023
Document Set ID: 7750312

Cardrona Valley Farms Limited

Jo Jones

PO Box 641, Wanaka
9343

cardronafarms@gmail.com

021888753

Tom Overton IP Solutions Limited

0274184730

tom@ipsolutions.nz

5 Chalmers Street, Wanaka
9382

Cardrona Valley Farms Ltd

PO Box 641, Wanaka
9343

 cardronafarms@gmail.com



OWNER DE TAILS   //   Please supply owner details for the subject site/property if not already indicated above

DE VELOPMENT CONTRIBUTIONS INVOICING DE TAILS  // 
If it is assessed that your consent requires development contributions any invoices and correspondence relating to these will be sent via email. Invoices will 
be sent to the email address provided above unless an alternative address is provided below. Invoices will be made out to the applicant/owner but can be 
sent to another party if paying on the applicant’s behalf.  

*Attention:

*Email:

Details are the same as for invoicing

Applicant: Landowner: Other, please specify:

DE TAILS OF S ITE // Legal description field must list legal descriptions for all sites pertaining to the application. 
          Any fields stating ‘refer AEE’ will result in return of the form to be fully completed.

Address / Location to which this application relates:

Legal Description: Can be found on the Computer Freehold Register or Rates Notice – e.g Lot x DPxxx  (or valuation number)

District Plan Zone(s):

S ITE VIS IT REQUIREMENTS // 

Is there a gate or security system restricting access by council?

Is there a dog on the property?

Are there any other hazards or entry restrictions that council staff need to be aware of? 
If ‘yes’ please provide information below

YES         NO

YES         NO

YES         NO

Address / Location to which this application relates:

Legal Description: Can be found on the Computer Freehold Register or Rates Notice – e.g Lot x DPxxx  (or valuation number)

District Plan Zone(s):

DE TAILS OF S ITE // Legal description field must list legal descriptions for all sites pertaining to the application. 
          Any fields stating ‘refer AEE’ will result in return of the form to be fully completed.

*Address / Location to which this application relates:

*Legal Description: Can be found on the Computer Freehold Register or Rates Notice – e.g Lot x DPxxx  (or valuation number)

District Plan Zone(s):

S ITE VIS IT REQUIREMENTS //  Should a Council  officer need to undertake a site visit  please answer the
           questions below

Is there a gate or security system restricting access by council?

Is there a dog on the property?

Are there any other hazards or entry restrictions that council staff need to be aware of? 
If ‘yes’ please provide information below

    

      

      

YES         NO

YES         NO

YES         NO

Click here for further information and our estimate request form

*Please select a preference for who should receive any invoices. 

Owner Name:

Owner Address:

If the property has recently changed ownership please indicate on what date (approximately) AND the names of the previous owners:

Date:

Names: 
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2084 Cardrona Valley Road

Lot 1 DP 546120, Lot 2 DP 546120, Section 9 Block II Cardrona SD

 Rural

Irrigation ponds, stock, farm machinery

Please make contact to arrange a site visit



CONSENT(S) APPLIED FOR   / /  * Identify all consents sought

Subdivision consent

Certificate of compliance

Land use consent 

Change/cancellation of consent or consent notice conditions 

BRIEF DESCRIPTION OF THE PROPOSAL //     *Please complete this section, any form stating ‘refer AEE’ will
be returned to be completed with a description of the proposal

*Consent is sought to:

PRE-APPLICATION MEE TING OR URBAN DESIGN PANEL

Have you had a pre-application meeting with QLDC or attended the urban design panel regarding this proposal?

Yes                                           No                                              Copy of minutes attached

If ‘yes’, provide the reference number and/or name of staff member involved:

APPLICATION NOTIFICATION

Are you requesting public notification for the application?

Yes                       No 

Please note there is an additional fee payable for notification. Please refer to Fees schedule           

             

            

If your consent qualifies as a fast-track application under section 87AAC, tick here to opt out of the fast track process

QUALIFIED FAST-TRACK APPLICATION UNDER SECTION 87AACControlled Activity Deemed Permitted Boundary ActivityOOON UUN
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OTHER CONSENTS

NES for Assessing and Managing Contaminants in Soil to Protect Human Health 2012

An applicant is required to address the NES in regard to past use of the land which could contaminate soil 
to a level that poses a risk to human health. Information regarding the NES is available on the website 

  You can address the NES in your application AEE OR by selecting ONE of the following: 

This application does not involve subdivision (excluding production land), change of use or 
removal of (part of ) a fuel storage system. Any earthworks will meet section 8(3) of the NES 
(including volume not exceeding 25m3 per 500m2). Therefore the NES does not apply.

I have undertaken a comprehensive review of District and Regional Council records and I 
have found no record suggesting an activity on the HAIL has taken place on the piece of land 
which is subject to this application. 
NOTE: depending on the scale and nature of your proposal you may be required to provide 
details of the records reviewed and the details found.

Version: 1, Version Date: 07/09/2023
Document Set ID: 7750312

Boundary adjustment of 3 existing titles and the addition of a residential building platform to 
each amended title



INFORMATION REQUIRED TO BE SUBMIT TED  // Attach to this form any information required 
(see below & appendices 1-2).

To be accepted for processing, your application should include the following:

Computer Freehold Register for the property (no more than 3 months old)  
and copies of any consent notices and covenants  
(Can be obtained from Land Information NZ at  ).

A  plan or map showing the locality of the site, topographical features, buildings etc.

A site plan at a convenient scale.

Written approval of every person who may be adversely affected by the granting of consent (s95E).

An Assessment of Effects (AEE). 
An AEE is a written document outlining how the potential effects of the activity have been considered  
along with any other relevant matters, for example if a consent notice is proposed to be changed. 
Address the relevant provisions of the District Plan and affected parties including who has  
or has not provided written approval. See  Appendix 1 for more detail.

We prefer to receive applications electronically – please see Appendix 5 – Naming of Documents Guide for 
how documents should be named. Please ensure documents are scanned at a     minimum resolution of 300 
dpi.  Each document should be no greater than 10mb

PRIVACY INFORMATION

The information you have provided on this form is required so that your application can be processed under the Resource 
Management Act 1991 and may also be used in statistics collected and provided to the Ministry for the Environment and 
Queenstown Lakes District Council. The information will be stored on a public register and may be made available to the 
public on request or on the company’s or the Council’s websites.

FEES INFORMATION

Section 36 of the Resource Management Act 1991 deals with administrative charges and allows a local authority to levy 
charges that relate to, but are not limited to, carrying out its functions in relation to receiving, processing and granting of 
resource consents (including certificates of compliance and existing use certificates).

Invoiced sums are payable by the 20th of the month after the work was undertaken. If unpaid, the processing of an 
application, provision of a service, or performance of a function will be suspended until the sum is paid. You may also be 
required to make an additional payment, or bring the account up to date, prior to milestones such as notification, setting 
a hearing date or releasing the decision. In particular, all charges related to processing of a resource consent application 
are payable prior to issuing of the decision. Payment is due on the 20th of the month or prior to the issue date – 
whichever is earlier.
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Any other National Environmental Standard 

Yes N/A

Yes N/A

OTHER CONSENTS // CONTINUED

I have included a Preliminary Site Investigation undertaken by a suitably qualified 
person.

An activity listed on the HAIL has more likely than not taken place on the piece of land 
which is subject to this application. I have addressed the NES requirements in the 
Assessment of Environmental Effects. 

Version: 1, Version Date: 07/09/2023
Document Set ID: 7750312



FEES INFORMATION // CONTINUED

PAYMENT   //   An initial fee must be paid prior to or at the time of the application and proof of payment submitted.

Please note processing will not begin until payment is received (or identified if incorrectly referenced).

I confirm payment by: Bank transfer to account 02 0948 (If paying from overseas swiftcode is – BKNZNZ22) 

Manual Payment (can only be accepted once application has been lodged and 
acknowledgement email received with your unique RM reference number)

*Reference 

*Amount Paid Landuse

(For required initial fees refer to website for Resource Consent Charges or spoke to the Duty Planner by phoning 03 441

*Date of Payment

Please reference your payments as follows: 

Applications yet to be submitted: RM followed by first 5 letters of applicant name e.g RMJONES

Applications already submitted: Please use the RM# reference that has been assigned to your application, this will have been 
emailed to yourself or your agent. 

If your application is notified or requires a hearing you will be requested to pay a notification deposit and/or a hearing deposit. 
An applicant may not offset any invoiced processing charges against such payments. 

Section 357B of the Resource Management Act provides a right of objection in respect of additional charges. An objection 
must be in writing and must be lodged within 15 working days of notification of the decision.

LIABILITY FOR PAYMENT – Please note that by signing and lodging this application form you are acknowledging that the 
 responsible for payment of invoices and in addition will be liable to pay all costs and 

expenses of debt recovery and/or legal costs incurred by QLDC related to the enforcement of any debt.

MONITORING FEES – Please also note that 
is approved you will be 

required to meet the costs of monitoring any conditions applying to the consent, pursuant to Section 35 of the Resource 
Management Act 1991.

DEVELOPMENT CONTRIBUTIONS – Your development, if granted, may also incur development contributions under the Local 
Government Act 2002.  You will be liable for payment of any such contributions.  

A list of Consent Charges is available on the on the Resource Consent Application Forms section of the QLDC website. If you 
are unsure of the amount to pay, please call 03 441 0499 and ask to speak to our duty planner. 

Please ensure to reference any banking payments correctly. Incorrectly referenced payments may cause delays to the 
processing of your application whilst payment is identified.  

If the initial fee charged is insufficient to cover the actual and reasonable costs of work undertaken on the application you will 
be required to pay any additional amounts and will be invoiced monthly as work on the application continues. Please note 
that if the Applicant has outstanding fees owing to Council in respect of other applications, Council may choose to apply the 
initial fee to any outstanding balances in which case the initial fee for processing this application may be deemed not to have 
been paid.

Invoices are available on requestInvoices are available on request
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CVF

$2541 - Discretionary (overall consent status)

TBC



APPLICATION & DECLARATION

The Council relies on the information contained in this application being complete and accurate. The Applicant must take all reasonable 
steps to ensure that it is complete and accurate and accepts responsibility for information in this application being so.  

If lodging this application as the Applicant:   

I/we hereby represent and warrant that I am/we are aware of all of my/our obligations 
arising under this application including, in particular but without limitation, my/our 
obligation to pay all fees and administrative charges (including debt recovery and legal 
expenses) payable under this application as referred to within the Fees Information section.

If lodging this application as agent of the Applicant:   

I/we hereby represent and warrant that I am/we are authorised to act as agent of the Applicant in  
respect of the completion and lodging of this application and that the Applicant

 is aware of all of his/her/its obligations arising under this 
application including, in particular but without limitation,  his/her/its obligation to pay all fees 
and administrative charges (including debt recovery and legal  expenses) payable under this 
application as referred to within the Fees Information section. 

I hereby apply for the resource consent(s) for the Proposal described above and I certify that, to the best of my 
knowledge and belief, the information given in this application is complete and accurate.   

Signed (by or as authorised agent of the Applicant) **

Full name of person lodging this form

Firm/Company Dated   

**If this form is being completed on-line you will not be able, or required, to sign this form and the on-line lodgement will be treated as 
confirmation of your acknowledgement and acceptance of the above responsibilities and liabilities and that you have made the above 
representations, warranties and certification.

OR:

PLEASE TICK

Queenstown Lakes District Council
Private Bag 50072, Queenstown 9348
Gorge Road, Queenstown 9300

P: 03 441 0499
E: resourceconsent@qldc.govt.nz

www.qldc.govt.nz Pa
ge
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Tom Overton

IP Solutions Ltd 6/9/2023



APPENDIX 1   //   RMA requirements for an application for Resource Consent

Section 2 of the District Plan provides additional information on the information that should be submitted with a land use or 
subdivision consent.

The RMA (Fourth Schedule to the Act) requires the following:

1 INFORMATION MUST BE SPECIFIED IN SUFFICIENT DETAIL

• Any information required by this schedule, including an assessment under clause 2(1)(f ) or (g), must be specified 
in sufficient detail to satisfy the purpose for which it is required.

2 INFORMATION REQUIRED IN ALL APPLICATIONS

•  (1) An application for a resource consent for an activity (the activity) must include the following:

• (a) a description of the activity:

• (b) a description of the site at which the activity is to occur:

• (c) the full name and address of each owner or occupier of the site:

• (d) a description of any other activities that are part of the proposal to 
which the application relates:

• (e) a description of any other resource consents required for the proposal 
to which the application relates:

• (f ) an assessment of the activity against the matters set out in Part 2:

• (g) an assessment of the activity against any relevant provisions of a 
document referred to in section 104(1)(b).

(2) The assessment under subclause (1)(g) must include an assessment of the activity against—

• (a) any relevant objectives, policies, or rules in a document; and

• (b) any relevant requirements, conditions, or permissions in any 
rules in a document; and

• (c) any other relevant requirements in a document (for example, 
in a national environmental standard or other regulations).

(3) An application must also include an assessment of the activity’s effects on the environment that—

• (a) includes the information required by clause 6; and

• (b) addresses the matters specified in clause 7; and

• (c) includes such detail as corresponds with the scale and significance 
of the effects that the activity may have on the environment.

ADDITIONAL INFORMATION REQUIRED IN SOME APPLICATIONS

• An application must also include any of the following that apply:

• (a) if any permitted activity is part of the proposal to which the application relates, a description of the 
permitted activity that demonstrates that it complies with the requirements, conditions, and 
permissions for the permitted activity (so that a resource consent is not required for that activity 
under section 87A(1)):

• (b) if the application is affected by section 124 or 165ZH(1)(c) (which relate to existing resource 
consents), an assessment of the value of the investment of the existing consent holder (for the 
purposes of section 104(2A)):

Information 
provided 
within the 
Form above

Include in 
an attached 
Assessment 
of Effects 
(see Clauses 
6 & 7 below)

Queenstown Lakes District Council
Private Bag 50072, Queenstown 9348
Gorge Road, Queenstown 9300

P: 03 441 0499
E: resourceconsent@qldc.govt.nz

www.qldc.govt.nz Pa
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ASSESSMENT OF ENVIRONMENTAL EFFECTS

Clause 6: Information required in assessment of environmental effects

• (1) An assessment of the activity’s effects on the environment must include the following information:

• (a) if it is likely that the activity will result in any significant adverse effect on the environment, 
a description of any possible alternative locations or methods for undertaking the activity:

• (b) an assessment of the actual or potential effect on the environment of the activity:

• (c) if the activity includes the use of hazardous substances and installations, an assessment of 
any risks to the environment that are likely to arise from such use:

• (d) if the activity includes the discharge of any contaminant, a description of—

• (i) the nature of the discharge and the sensitivity of the receiving environment to 
adverse effects; and

• (ii) any possible alternative methods of discharge, including discharge into any 
other receiving environment:

• (e) a description of the mitigation measures (including safeguards and contingency plans where 
relevant) to be undertaken to help prevent or reduce the actual or potential effect:

• (f ) identification of the persons affected by the activity, any consultation undertaken, and any 
response to the views of any person consulted:

• (g) if the scale and significance of the activity’s effects are such that monitoring is required, a 
description of how and by whom the effects will be monitored if the activity is approved:

• (h) if the activity will, or is likely to, have adverse effects that are more than minor on the exercise 
of a protected customary right, a description of possible alternative locations or methods for the 
exercise of the activity (unless written approval for the activity is given by the protected customary 
rights group).

(2) A requirement to include information in the assessment of environmental effects is subject to the provisions 
of any policy statement or plan.

(3) To avoid doubt, subclause (1)(f ) obliges an applicant to report as to the persons identified as being affected 
by the proposal, but does not—

• (a) oblige the applicant to consult any person; or

• (b) create any ground for expecting that the applicant will consult any person.

CLAUSE 7: MATTERS THAT MUST BE ADDRESSED BY ASSESSMENT OF ENVIRONMENTAL EFFECTS

• (1) An assessment of the activity’s effects on the environment must address the following matters:

• (a) any effect on those in the neighbourhood and, where relevant, the wider community, including 
any social, economic, or cultural effects:

• (b) any physical effect on the locality, including any landscape and visual effects:

• (c) any effect on ecosystems, including effects on plants or animals and any physical disturbance of 
habitats in the vicinity:

• (d) any effect on natural and physical resources having aesthetic, recreational, scientific, historical, 
spiritual, or cultural value, or other special value, for present or future generations:

• (e) any discharge of contaminants into the environment, including any unreasonable emission of 
noise, and options for the treatment and disposal of contaminants:

• (f ) any risk to the neighbourhood, the wider community, or the environment through natural hazards 
or the use of hazardous substances or hazardous installations.

(2) The requirement to address a matter in the assessment of environmental effects is subject to the provisions 
of any policy statement or plan.

Queenstown Lakes District Council
Private Bag 50072, Queenstown 9348
Gorge Road, Queenstown 9300

P: 03 441 0499
E: resourceconsent@qldc.govt.nz

www.qldc.govt.nz Pa
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APPENDIX 2   //   Information requirements for subdivision

UNDER THE FOURTH SCHEDULE TO THE ACT: 

• An application for a subdivision consent must also include information that adequately defines the following:

• (a) the position of all new boundaries:

• (b) the areas of all new allotments, unless the subdivision involves a cross lease, company lease, 
or unit plan:

• (c) the locations and areas of new reserves to be created, including any esplanade reserves 
and esplanade strips:

• (d) the locations and areas of any existing esplanade reserves, esplanade strips, and access strips:

• (e) the locations and areas of any part of the bed of a river or lake to be vested in a territorial 
authority under section 237A:

• (f ) the locations and areas of any land within the coastal marine area (which is to become part of the 
common marine and coastal area under section 237A):

• (g) the locations and areas of land to be set aside as new roads.

Will your resource consent result in a Development Contribution and what is it?

• A Development Contribution can be triggered by the granting of a resource consent and is a financial charge levied on 
new developments. It is assessed and collected under the Local Government Act 2002. It is intended to ensure that 
any party, who creates additional demand on Council infrastructure, contributes to the extra cost that they impose on 
the community.  These contributions are related to the provision of the following council services:

• Water supply
• Wastewater supply
• Stormwater supply
• Reserves, Reserve Improvements and Community Facilities
• Transportation (also known as Roading) 

Click here for more information on development contributions and their charges 

OR Submit an Estimate request *please note administration charges will apply

Development 
Contribution 

Estimate 
Request Form

Developmmenentt
CoCContn riribubutitionon 

EsEsEstititimamatete 
ReR quest Form

APPENDIX 4   //   Fast - Track ApplicationA4

Please note that some land use consents can be dealt with as fast track land use consent. This term applies to resource 
consents where they require a controlled activity and no other activity. A 10 day processing time applies to a fast track 
consent. 

If the consent authority determines that the activity is a deemed permitted boundary activity under section 87BA of the Act, 
written approval cannot be withdrawn if this process is followed instead.

A fast-track application may cease to be a fast-track application under section 87AAC(2) of the Act.

APPENDIX 5   //   Naming of documents guide

While it is not essential that your documents are named the following, it would be helpful if you could title your documents 
for us. You may have documents that do not fit these names; therefore below is a guide of some of the documents we 
receive for resource consents. Please use a generic name indicating the type of document.

Application Form 9

Assessment of Environmental Effects (AEE) 

Computer Register (CFR) 

Covenants & Consent Notice

Affected Party Approval/s

Landscape Report

Ecological Report

Engineering Report

Geotechnical Report

Wastewater Assessment

Traffic Report 

Waste Event Form

Urban Design Report

A5

APPENDIX 3   //   Development Contributions 
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Proposed Easements

Purpose Shown Burdened/Servient Benefitted/Dominant
Right of Way A Lot 1 Lots 1 and 2

Right to convey water 
L, G, F,
E, D, I,
J, K

Lot 1 Lots 1 and 2

Right to convey water M, N Lot 4 DP 546120 Lots 1 - 3
Right to convey water O Section 19 SO 467007 Lots 1 - 3

Proposed Easements in Gross
Purpose Shown Burdened/Servient Grantee

Right to convey electricty

B, C, D,
E, F, G,
H, I, J, 
K

Lot 1 Aurora Energy Ltd

Right to convey telecommunications
B, D,E, 
H, I, J, 
K

Lot 1 Chorus NZ Ltd
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OAD

Lot 1

Vehicle crossing to be
constructed in accordance
with QLDC CoP
drawing B5-20.

300mm Culvert with
concrete headwalls,
concrete capping to 
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less than 0.45m 30mm AC TO GATE
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OF LOTS 1 & 2 DP546120 &
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SEC 9, BLK II, CARDRONA

CARDRONA VALLEY
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CAUTION - The information shown on this plan has been prepared under specific instruction 
from the client and is intended solely for the clients use. The information is valid as at the date 
of survey.  C. Hughes & Associates Limited will accept no liability for any consequence arising 
out of this plan, or the information thereon whether in hard copy or electronic format by any 
other party for any purpose whatsoever.

Copyright of this drawing is vested in C. Hughes & Associates Limited.
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“limited landscape capacity for rural living development co-located with existing development on the 

valley floor and Cardrona hills and sited so that it is set back from Cardrona Valley Road and contained 

by landform and/or existing vegetation – with the location, scale and design of any proposal ensuring 

that it is generally difficult to see from external viewpoints. Very limited landscape capacity for rural 

living development close to Cardrona Village or Mount Cardrona Special Zone without cumulative 

adverse effects on the rural character and naturalness of the PA.”

relation to Rural Living as ‘limited’, it is considered in this regard that the “topography of the 

their lack of visibility.”
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1 
Cardrona Valley Farms–– Landscape and visual effects assessment - vivian+espie  

 

INTRODUCTION & DESCRIPTION OF THE PROPOSAL  

1 This report identifies and evaluates the landscape and visual effects likely to arise from a proposal 
to undertake a three-lot boundary adjustment subdivision and identify three residential building 
platforms at Cardrona Valley Farms, Cardrona Valley Road, Cardrona. The proposed layout is 
shown on Appendix 2 to this report, which is a proposed Structural Landscape Plan. The collection 
of lots that are to be adjusted (the site) sits to the north of the Cardrona Alpine Resort access 
road, to the west of Cardona Valley Road (CVR) and to the east and south of Boundary Creek.  
The site is part of the very large Cardrona Valley Farms agricultural operation that takes in a 
significant part of the Cardrona Valley including flats, terraces and slopes on both sides of the 
valley, extending up the Criffel and Pisa Ranges and the slopes of Mt Cardrona. 

2 The site is located in the Rural Zone and an Outstanding Natural Landscape (ONL) pursuant to 
the Proposed District Plan (PDP). 

3 The details and layout of the proposed activities are set out in the resource consent application 
and its various appendices. I will not repeat that detail here, other than to make the following 
summary points that are relevant to an assessment of landscape issues.  

4 The proposed Lot sizes are: 

 Lot 1: 130.3ha 

 Lot 2: 2.56ha 

 Lot 3: 3.78ha 

5 A 1000m2 building platform is proposed on each of proposed Lots 1, 2 and 3.  

6 A proposed Structural Landscape Plan is attached as Appendix 2. The proposal includes the 
planting of areas on mixed native vegetation in the proximity of the three proposed building 
platforms. Volunteered consent conditions are also included to restrict the height and final 
appearance of future buildings within the proposed RBPs. While Lots 2 and 3 will be rural living 
sites, Lot 1 will be a balance lot (with an RBP), that will include a significant amount of land retained 
for productive purposes. 

7 The volunteered conditions include the following: 

 The maximum height for any built form within the building platforms shall be 5.5m from 
existing ground level.   
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2 
Cardrona Valley Farms–– Landscape and visual effects assessment - vivian+espie  

 

 Any new fencing shall be of post and wire with a maximum height of 1.2m.  

 All gardens and outdoor domestic activities shall be confined to the specified “curtilage 
areas” as identified on the proposed Structural Landscape Plan (Appendix 2).  

 All external lighting shall be down lighting only and not create light spill beyond any of the 
lots. External lighting shall not be used to accentuate or highlight built form as it is viewed 
from beyond any of the lots. All external lighting shall be located within the curtilage areas 
only as identified on the Structural Landscape Plan.  

 The internal driveways shall be maintained in an unsealed gravel formation. The use of kerb 
and channel is prohibited. 

METHODOLOGY  
8 The methodology for this assessment has been guided by: 

 The Te Tangi A Te Manu, Aotearoa New Zealand Landscape Assessment Guidelines1. 

 The landscape-related provisions of the Proposed District Plan.  

9 When describing effects, we will use the hierarchy of adjectives given in the bottom row of the 
table below. The top rows show how the adjectives that we use can be related to specific wording 
within the RMA2.  

 

EXISTING LANDSCAPE  

Physical (collective natural and built components and processes) 

 
 
1 ‘Te Tangi a te Manu: Aotearoa New Zealand Landscape Assessment Guidelines’. Tuia Pita Ora New Zealand Institute of Landscape Architects, July 
2022. 
2 Te Tangi a te Manu: Aotearoa New Zealand Landscape Assessment Guidelines’. Tuia Pita Ora New Zealand Institute of Landscape Architects, July 2022. 
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Cardrona Valley Farms–– Landscape and visual effects assessment - vivian+espie  

 

10 The site is within the Cardrona Valley, a well-defined valley that follows the Cardrona River from 
the saddle between Mount Scott and Mount Hocken down to the open landscape that surrounds 
Wanaka (the floor of the Wanaka/Upper Clutha basin). For the most part, the valley has a flat floor 
associated with the path of the Cardrona River and its flood plain. This flat floor is up to 700 metres 
in width in the northern half of the valley but narrows to have no discernible floor in the southern 
half (approximately south of Cardrona township. Cardrona Valley Road runs along the valley floor 
from the Wanaka area and then over the Crown Range to meet the Crown Terrace and the 
Wakatipu Basin.  

11 In terms of ecology, the flat floor of the northern end of the Cardrona Valley, stretching from the 
Wanaka area to the Cardrona township is dominated by exotic species associated with farming, 
being mainly pasture grasses and willows. Pasture grasses continue up the sides of the valley to 
a significant altitude (very approximately 600masl). On the eastern side of the valley, and 
agricultural improvement over recent years has pushed improved pastureland higher upslope to 
take in significant areas of the foothill terraces. From here upwards the exotic grasses increasingly 
give way to native alpine grasses and intermittent grey shrub species. The upper walls of the 
valley are dominated by these native species. To the south of Cardrona township, the valley is 
increasingly (as one moves south) dominated by modified rural landscapes and the native species 
mentioned above. 

12 The site sits within a relatively modified part of the Cardrona Valley. To the immediate south of 
the site is the Mount Cardrona Station Special Zone (MCSSZ) that allows for resort-like 
development. Large-scale earthworks associated with infrastructure and roading is currently being 
carried out within the MCSSZ. To the west of the site is the Cardrona Alpine Resort Ski Area Sub 
Zone and to the east of the site is a group of tourist attractions including the Cardrona Distillery, 
the “Experience the Cardrona” tourism operation and the entrance to the Snow Farm. These 
elements are shown on Appendix 3. The MCSSZ, the existing Cardrona Township (and its area 
of zoning), The Cardrona Alpine Resort Ski Area Sub Zone and the Snow Farm Ski Area Sub 
Zone sit as individual instances of development within the Cardrona Valley. These affect 
landscape character in that they read as nodes of human influence and occupation within a 
landscape dominated by natural patterns and agricultural land use. These elements combine 
(along with other elements such as the Cardrona Distillery, the “Experience the Cardrona” tourism 
operation, the Pringles Creek rural living area and the dwellings of Tuohy’s Gully Road/Old Coach 

Version: 1, Version Date: 07/09/2023
Document Set ID: 7750319



4 
Cardrona Valley Farms–– Landscape and visual effects assessment - vivian+espie  

 

Road) such that the part of Cardrona Valley between Little Meg (to the south) and Boundary Creek 
(to the north) is the most modified and occupied part of the valley. 

13 The site itself is located on the lower foothills and terraces of Mt Cardrona and comprises 
paddocks and hill country associated with productive agriculture. The site has a modified rural 
character, the flatter paddocks are generally arable pastures, while the less accessible slopes 
remain uncultivated and more natural in character. There is a clear distinction between the verdant 
cultivated paddocks of the productive farmland and the muted tones of the natural grey scrubland 
and tussock land of the upper slopes. Barns/sheds, ponds, and established vehicle tracks linking 
the various paddocks are visible.  

Associative (intangible aspects that influence how places are perceived)  

14 I am unaware of any cultural values associated with this land. The area is known for its gold mining 
and agricultural history. As with many landscapes in the Queenstown Lakes District, the valley is 
recognised for its aesthetic values. 

Perceptual (both sensory experience and interpretation) 

15 The Cardrona Valley, particularly at higher elevations, is recognised for its high natural character, 
infinitely varied elevation and terrain, relative emptiness, remoteness and wildness. These all 
contribute to a landscape that is likely to be very memorable to visitors and locals alike. This is 
more evident towards the southern end of the valley where the landscape is almost entirely natural 
high country.  

16 The northern half of the valley is lower in elevation and has a more rural and modified landscape 
character, particularly on the valley floor and lower slopes. To an observer travelling up the 
Cardrona Valley from the north, the aesthetic pattern on the floor of the valley is similar to that of 
the farming landscape of the Wanaka/Upper Clutha basin floor and is perceived as a relatively 
rural landscape. The areas surrounding the site sits within this more rural landscape, adjacent to 
a node of relatively intense development that include residential, visitors’ accommodation, 
recreation and tourism.  

17 Once past the Cardrona township, the floor of the agricultural valley disappears, and the 
landscape becomes more natural. An observer in this higher part of the valley landscape feels 
they are in a more remote and natural part of the valley.  
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RELEVANT STATUTORY CONTEXT 

18 Part 2 of the PDP (Strategy – Chapters 3 to 6) is now final pursuant to Environment Court Decision 
[2021] NZEnvC 155 (Decision 2.12). Environment Court decisions have not yet been issued 
regarding Part 4 of the PDP (Rural Environment). However, no appeals seek to change the Rural 
Zoning of the area of the subject site. I therefore understand that considerable weight can be 
placed on the PDP provisions. 

19 The most relevant provisions from Chapter 3 of the PDP are: 

STRATEGIC OBJECTIVES 

3.2.5.1 The District's Outstanding Natural Features and Outstanding Natural Landscapes and their landscape 

values and related landscape capacity are identified. 

3.2.5.2 Within the Rural Zone, new subdivision, use and development is inappropriate on Outstanding Natural 

Features or in Outstanding Natural Landscapes unless: 

a.  where the landscape values of Priority Areas of Outstanding Natural Features and Outstanding 

Natural Landscapes are specified in Schedule 21.22, those values are protected; or 

b.  where the landscape values of Outstanding Natural Features and Outstanding Natural 

Landscapes are not specified in Schedule 21.22, the values identified according to SP 3.3.45 

are protected. 

20 I understand that the site is part of the Cardrona Valley Priority Area. Strategic Policies 3.3.28 to 
3.3.31 then set out that the landscape values and the related landscape capacity of each Priority 
Area3 shall be identified and set out in a Schedule in the PDP (Schedule 21.23). The proposed 
landscape schedules have been drafted and have been publicly notified, while these schedules 
are useful, little weight can be placed on these schedules as they are likely to be amended through 
the hearing process.  

21 The most relevant provisions from Chapter 6 are: 

6.3.3.1 Recognise that subdivision and development is inappropriate on Outstanding Natural Features or in 

Outstanding Natural Landscapes unless: 

a.  landscape values are protected; and 

 
 
3 Policy 3.3.44, as per the above Environment Court Decision, makes it clear that Priority Areas are prioritised in terms of scheduling, not in terms of their 
landscape merit, sensitivity or importance. 
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b.  in the case of any subdivision or development, all buildings and other structures and all changes 

to landform or other physical changes to the appearance of land will be reasonably difficult to 

see from beyond the boundary of the site in question. 

6.3.3.5 Maintain the open landscape character of Outstanding Natural Features and Outstanding Natural 

Landscapes where it is open at present. 

22 In summary in relation to the PDP: 

 In relation to the RZ, the relevant area is also part of an ONL (and part of a Priority Area). The 
relevant provisions direct that: 

 Landscape values shall be protected; 

 Buildings and physical changes shall be reasonably difficult to see from beyond the boundary 
of the site.  

 Open character shall be maintained.   

ASSESSMENT OF LANDSCAPE AND VISUAL EFFECTS  

23 In light of the above description of the existing landscape and the relevant statutory provisions, 
the relevant potential issues raised by the proposed subdivision in this location are related to the 
landscape values of the relevant part of the Cardrona Valley and the potential degradation of 
these by an additional rural living lot and dwelling.  

VISUAL CATCHMENT AND VIEWING AUDIENCES 

24 The three proposed building platforms were marked with building profile poles and these were 
examined from the surrounding landscape through a number of site visits. There is some degree 
of potential visibility from: 

 Cardrona Alpine Resort Access Road 

 Snow Farm Access Road (Waiorau Nordic Road/Paddy’s Ridge) 

 Meg Hut Pack Track  

 Pisa Conservation area  

 An unnamed legal road that follows Boundary Creek from Cardrona Valley Road to the 
Cardrona Alpine Resort Access Road 

 Neighbouring properties 
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EFFECTS ON VIEWS AND VISUAL AMENITY 

25 Visual effects are: 

“effects on landscape values as experienced in views. … A proposal that is in keeping with the 

landscape values, for example, may have no adverse visual effects even if the proposal is a notable 

change to the view. Conversely, a proposal that is completely out of place with landscape values 

may have adverse effects even if only occupying a portion of the view”4. 

26 Appendix 1 of this report gives comments in relation to the relevant PDP assessment matters, 
some of which relate to effects on views and visual amenity. In this section of my report, I set out 
my overall findings in relation to views and visual amenity.     

27 Appendix 3 of this report shows viewpoint locations from which photographs have been taken. 
The photographs then form Appendix 4. Reference to those appendices is useful when reading 
this section of this report. There is no visibility to the proposed building platforms from Cardrona 
Valley Road. 

Cardrona Alpine Resort Access Road 

28 The Cardrona Alpine Resort Access Road is a private road used by paying customers of the ski 
resort. I understand that Cardrona Alpine Resort has provided written approval to the current 
proposal. Therefore, potential effects as experienced from this private road can be disregarded. 
In any event, the proposed building platforms will be able to be seen from some relatively limited 
stretches of the access road from a southerly direction. Sizable sweeps of native vegetation are 
proposed on the southern side of the proposed curtilage areas that will screen future residential 
activity (once some maturity is reached). In these views, this vegetation will appear as mid-ground 
sweeps of native vegetation siting within open farmed country.    

  

 
 
4 Te Tangi A Te Manu, Aotearoa New Zealand Landscape Assessment Guidelines, April 2021, New Zealand Institute of Landscape Architecture, 
paragraphs 6.25 and 6.27. 
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Snow Farm Access Road (Waiorau Nordic Road/Paddy’s Ridge) 

29 The access road and is owned by the Pisa Alpine Charitable Trust. Hence, the land and the road 
are not public, however, I understand that the trust allow use of the road by customers of the 
Snowfarm operation and also by users of the Pisa Conservation area, but at a charge. Access is 
by vehicle only; the trust does not allow pedestrian use of the road. 

30 From approximately the upper three quarters of the Snowfarm access road views are gained 
across to the area that takes in the subject site as shown on the Photograph 2 of Appendix 4. 
These views are at distances of between 1 and 5 kilometres. In these views and the entire MCSSZ 
(which enabled resort-like development) is seen to the immediate left of the Cardrona Alpine 
Resort Access Road. Other built development such as the Pringles Creek rural living area, The 
Cardrona Distillery and Cardrona township are also visible.     

31 With reference to Photograph 2, the three proposed building platforms are curtilage areas will be 
in a line-of-sight in these views, as is the existing haybarn within the subject site. The platform 
locations will be seen on the flat farmed terrace land with the more rugged mountain slopes behind 
them. They will sit on the roughly horizontal line of change between the farmed land and the 
mountain slopes and will appear as small interruptions to the current landscape pattern, each 
appearing as a spot of vegetation with some built form visible (although the Lot 2 and 3 platforms 
will effectively combine to read as one cluster.  

32 These views from the Snowfarm access road are extremely broad and panoramic. A viewer that 
focuses on the particular location will be able to notice an increase in built form. Views will be at 
long distances and the details of what the new elements are will not be easily apparent. The 
development of the MCSSZ will be an easily recognisable element in these views.  

33 Overall, I consider that the proposed activities will exacerbate the presence of human modification 
in views such as those from Viewpoint 2. In views of an ONL, this sort of exacerbation must be 
considered to be adverse. However, the visual effect is tempered by the fact that the MCSSZ and 
associated development will be seen in any event and by the relative size of the new elements in 
these views; they will be somewhat insignificant to the overall composition of the scene that is 
taken in. I consider that the degree of adverse effect on views of this sort and of the amenity of 
Snowfarm Road users is best described as low.  
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Meg Hut Pack Track 

34 The Meg Hut Pack Track is a public track that climbs over Tuohy’s Gully on the eastern side of 
Cardrona Valley, leading to Meg Hut and also connecting to a number of trails within the Pisa 
Conservation Area.  

35 The section of this track that ascends Tuohy’s Gully allows views back towards the Cardrona 
Valley. The track follows the low floor of Tuohy’s Gully and hence is enclosed by the gully walls. 
Therefore, it appears that no built form enabled by the proposed building platforms will be visible, 
except perhaps from the very upper parts of track to the proposed Lot 1 building platform. A view 
from part of the Meg Hut Pack Track is included as Photograph 3 of Appendix 4.   

36 These upper parts of the track from which the development may be visible are more than 3km 
from the site. The dominant views are of the relatively natural high-country farmland in the 
foreground and the mountains in the background. The more modified Cardrona Valley floor and 
lower terrace (on which the building platforms are proposed) sit in the mid-ground of the views. 
Modification and development are evident on the valley floor including several buildings, roads, 
structures and car parking areas associated with farming, recreation and tourism activities. This 
modified landscape makes up a small portion of the wider view that comprises the agricultural 
valley floor and the expansive natural mountains that form the valley walls.  

37 While some part of the development may be seen from this location, views will be from a 
considerable distance and I consider that any of the proposed development that is in a line-of-
sight will be difficult to distinguish or identify. Additionally, the development will be viewed as part 
of an area of existing development, including relatively significant development within the MCSSZ, 
that makes up a small part of the wider views.  

38 The degree of adverse visual effects on the users of Meg Hut Pack Track is considered to be very 
low at most.  

Pisa Conservation Area  

39 The development may be visible from parts of the Pisa Conservation Area, which lies 
approximately 6km east of the site, on the upper parts of the Pisa Range between the Snowfarm 
and Mount Allen. The parts of the Pisa Conservation Area from which the development may be 
seen sit on a plateau at the crest of the Criffel Range. The site will only be visible from a small 
section of the very western reaches of the conservation area. As with views from Meg Hut Pack 
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Track and the upper parts of the Snowfarm Road, views will be distant, and the development will 
only form a tiny part of the wider view. The nature of the development will be difficult to distinguish 
when viewed from this distance and, if noticed, it may be taken for some farming activity or 
infrastructure associated the landholding in which it sits. The degree of adverse effects on the 
users of the Pisa Conservation Area is considered to be very low at most.  

Paper Road  

40 As can be seen in part on Appendix 3, an unformed legal road follows Boundary Creek from 
Cardrona Valley Road to the Cardrona Alpine Resort access road. I understand that some parts 
of this legal road are on topography that is effectively part of the bed of Boundary Creek and that 
it would be very difficult or impossible to form the road. As discussed, The Cardrona Alpine Resort 
access road is a private road on land owned by Cardrona Alpine Resort Limited. The unformed 
legal road does not connect to any other public land or public roads/trails. It appears very unlikely 
that this legal road would ever be formed or used. 

41 From the highest (i.e. the southernmost) part of the legal road alignment, close to the Cardrona 
Alpine Resort access road, it appears that views down the terrace (in a northeasterly direction) 
would be available that would take in the proposed building platforms. These views would be very 
similar to those from the part of the Cardrona Alpine Resort access road discussed in paragraph 
10; the southern side of the curtilage areas and building platforms will be exposed to view and this 
side of the building platforms will be considerably vegetated. Until vegetation reaches some 
maturity, residential activity will be recognisable and will be somewhat incongruous in this view 
when compared to the existing situation. However, this part of the paper road is currently across 
fenced paddocks and is not used. As discussed, it appears particularly unlikely that this area of 
paper road would ever be formed.  

Neighbouring properties 

42 Neighbouring properties that gain some potential views of the proposed activities are: 

a) Pastoral lease parts of Branch Creek Station that take the form of farmed mountain slopes 
to the north and west of the subject site; 

b) Areas of mountains slopes to the southwest of the subject site owned by Mount Cardrona 
Station Ltd and Cardrona Alpine Resort. Much of this land is within the Ski Area Sub Zone; 
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c) Distant mountain slopes land on the eastern side of Cardrona Valley. Most of the land that 
allows possible views to the activities is owned by the applicant. However, some visibility 
is available from upper parts of Robrosa Station (J & J Patterson).  

43 The above areas are generally steep, unoccupied farmland that is used for extensive grazing. The 
Ski Area Sub-Zone land allows for ski-related recreation and visitor activities. In relation to the 
land of Branch Creek and Robrosa Stations, the potential observers are occasional farm workers, 
engaged in some farming activity. From Robrosa these views are likely to be very distant and 
intermittently available. The majority of the subject site will appear as it does now, but three rural 
dwellings will be seen within the farming land. This will be in addition to the existing haybarn and 
a dwelling to the immediate west of the site within the approved building platform consented by 
RM171415 (that can be seen on Appendix 2). Branch Creek Station is adjacent to the site and at 
views will be available from as close as few hundred meters aways. Views from Branch Creek 
Station comprise the wider Cardrona Valley that includes instances of human modification 
amongst the more expansive agricultural and natural landscape. Farm workers on these 
properties will come across various rural dwellings in the course of the existing situation. The 
proposal will add three more. Given that there will be very limited observers frequenting these 
areas and the likely agricultural activities that a potential observer will be engaged in, I consider 
that the visual amenity that an observer of this sort experiences will be affected to a low degree.  

44 Views from the areas of private land within the Ski Area Sub-Zone to the southwest of the subject 
site are at distances of approximately 1.5km and more and are from steep country that is currently 
unoccupied. Views in a north-easterly direction are down the valley of Boundary Creek. In the 
event that this private land is used for some recreational/visitor activity in the future, there will be 
some visibility to the southwestern parts of the three proposed building platforms and curtilage 
areas. As has been discussed in relation to the Cardrona Alpine Resort access road, vegetation 
is proposed to screen the curtilage areas in views from this direction. Again, given the distances 
involved, I consider that the existing views will change very little and hence, visual amenity will be 
affected to a very low degree.  

 

Summary in relation to views and visual amenity    

45 The subject site sits within the north-facing Boundary Creek gully and hence is considerably 
contained by landform. Views to it are only available from elevated land to the south (including 
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parts of the Cardrona Alpine Resort access road), the east (elevated slopes on the far side of 
Cardona Valley) and high surrounding farmland. Visual amenity available to the public will be 
affected to a very minimal degree. Some occupiers of particular parts of elevated private land on 
both sides of Cardrona Valley will be able to gain views that include the proposed activities; 
however, these views are from unoccupied farmed land that is often steep and only used for 
working purposes. Any effects on visual amenity will be of a low degree.  

LANDSCAPE EFFECTS  
46 “A landscape effect is a consequence of changes in a landscape’s physical attributes on that 

landscape’s values. Change is not an effect: landscapes change constantly. It is the implications 

of change on landscape values that is relevant. To assess effects, it is therefore necessary to first 

identify the landscape’s ‘values’ – and the attributes on which such values depend”5. 

47 Again, Appendix 1 of this report gives comments in relation to the relevant PDP assessment 
matters, which are relevant to the consideration of landscape effects. In this section of my report, 
I set out my overall findings in relation to landscape effects.     

48 The proposed subdivision and building platforms are to be located within the ONL. The ONL 
comprises the entire Cardrona Valley, of which a considerable amount is productive rural land. 
Generally, the mountain slopes are more extensively (rather than intensively) farmed and retained 
as a rugged natural landscape, while the lower terraces and river flats are more developed and 
more intensively farmed. Essentially, the lower terraces and valley floor has a more modified 
agricultural character while the mountain slopes retain a more natural character. 

49 A description of the relevant existing landscape character and values is set out above in 
paragraphs 10 to 17. The actual changes to the landscape that will occur as a result of the 
proposal will ultimately be the addition of three new instances of rural living, two of which are on 
relatively small lots. In relation to landscape character, these will be additional elements of human 
modification and occupation. 

50 The farming operation of Cardrona Valley Farms will continue as it currently does, taking in a very 
large overall landholding. The three instances of rural living will sit within this farming operation, 
with one building platform being on a 130ha block that will continue to be part of the overall farming 

 
 
5 Ibid, paragraphs 6.1 and 6.2. 
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operation. The two smaller lots (2.56 and 3.78ha) are likely to be run as small hobby farming 
blocks and, in fact, the parts of these small blocks outside the curtilage areas may well continue 
to be managed by Cardrona Valley Farms, even if these small blocks are sold on to new owners.  

51 It is not unusual for large farming operations to contain a number of dwellings. In these 
circumstances, dwellings are traditionally located on valley floor / terrace land. Notwithstanding 
this, three future dwellings and curtilage areas will add to the overall human modification of the 
vicinity and therefore will bring a cumulative reduction in the influence of natural patters relative 
to human patterns. As discussed, this part of the Cardrona Valley (approximately between Little 
Meg and Boundary Creek) is the most occupied and modified part of the valley floor and is already 
considerably characterised by human action.  

52 A collection of rural living dwellings within an appreciated and valued rural landscape is potentially 
adverse in terms of landscape character. If rural living activity of this sort is located such that it 
significantly competes with or dilutes the traditionally farming-dominated character of the 
Cardrona Valley, then I consider that it could be considerably adverse. In this particular instance, 
the rural living activity is surrounded by farmed land that will continue to be part of the vast 
Cardrona Valley Farms operation and is located in the contained valley of Boundary Creek. In this 
sense, I consider that the three future dwellings and curtilage areas (that will be significantly 
screened by vegetation, once established) will be subsumed by the surrounding farming 
landscape character. The occupants of the proposed building platforms will very much have the 
experience of being within a working farm. 

53 The provisions of the PDP that relate to ONLs place emphasis on maintaining existing landscape 
values. With the Pringles Creek area as an example, I consider that in this particular part of the 
Cardrona Valley (and also in some other parts), appropriately located rural living activity is not 
inherently contradictory to existing character and values, provided that the activity is carefully 
configured so as to be subordinate to a genuinely rural, farming character. I consider that this will 
be achieved in this case. Farming character will continue to dominate. The incremental increase 
of human/residential patterns over natural and/or farming patterns will result in an adverse 
cumulative effect on landscape character and values of a low degree.  

CONCLUSIONS  
54 The subject site sits within the Cardrona Valley which is an ONL. The particular part of the 

Cardrona Valley within which the site sits is the most modified and occupied part of the valley, 
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with Cardrona township, the Pringles Creek rural living area, the MCSSZ and a number of visitor-
related activities being present. The landscape values of this area stem from the board 
geomorphology of the Cardrona Valley, its natural character and majestic aesthetics, but also from 
the human elements of the existing development and development enabled by the existing zones.  

55 In relation to views and visibility, the site of the three proposed building platforms sits within the 
north-facing Boundary Creek gully and hence is considerably contained by landform. Visual 
amenity available to the public will be affected to a low degree at most, with visibility of the new 
elements in the landscape being reasonably difficult. Some occupiers of particular parts of 
elevated private land on both sides of Cardrona Valley will be able to gain views that include the 
proposed activities; however, these views are from unoccupied farmed land that is often steep 
and only used for working purposes. Any effects on visual amenity will be of a low degree. Visibility 
will be available from some private property which takes the form of steep, elevated farming 
country. Given the nature and use of this private land, viewing distances and the details of the 
proposed activities (including proposed vegetation), any effects on visual amenity will be of a low 
degree. 

56 In relation to landscape effects overall, while the proposed rural living activity will add to the 
accumulation of human modifications, it is not an activity that is inherently contrary to the values 
associated with the relevant area of landscape. In this instance, the activity will be located within 
the valley of Boundary Creek and will allow the values of the surrounding rural vicinity and the 
broader ONL to be maintained.  

Jess Mckenzie 

Landscape Architect 

vivian+espie  

7 August 2023
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nd
 

21
.2.

9.3
, 

in 
co

ns
ide

rin
g 

a 
su

bd
ivi

sio
n 

or
 

de
ve

lop
me

nt 
pr

op
os

al,
 t

he
 

Co
un

cil
 w

ill 
ha

ve
 re

ga
rd

 to
: 

a. 
the

 la
nd

sc
ap

e 
va

lue
s 

ide
nti

fie
d 

in 
Sc

he
du

le 
21

.22
, w

he
re

 re
lev

an
t;  

Th
e S

ch
ed

ule
 is

 re
lev

an
t in

 th
is 

ins
tan

ce
 si

nc
e p

ar
t 2

1.2
2.1

8 o
f th

e S
ch

ed
ule

 de
sc

rib
es

 th
e C

ar
dr

on
a 

Va
lle

y 
ON

L, 
wi

thi
n 

wh
ich

 th
e 

sit
e 

is 
loc

ate
d. 

Th
e 

lan
ds

ca
pe

 v
alu

es
 s

et 
ou

t i
n 

tha
t S

ch
ed

ule
 a

re
 

dis
cu

ss
ed

 in
 th

e 
bo

dy
 o

f t
his

 re
po

rt.
 W

e 
lar

ge
ly 

ag
re

e 
wi

th 
the

 c
on

ten
t o

f 2
1.2

2.1
8 

bu
t n

ote
 th

at 
sig

nif
ica

nt 
we

igh
t c

an
no

t y
et 

be
 pl

ac
ed

 on
 it 

sin
ce

 it 
is 

su
bje

ct 
to 

su
mm

ar
y o

f s
ub

mi
ss

ion
s a

nd
 he

ar
ing

s. 

b. 
the

 la
nd

sc
ap

e 
va

lue
s 

ide
nti

fie
d 

in 
ac

co
rd

an
ce

 w
ith

 S
P 

3.3
.43

 a
nd

 S
P 

3.3
.45

;  

La
nd

sc
ap

e 
va

lue
s 

ha
ve

 b
ee

n 
ide

nti
fie

d 
in 

ac
co

rd
an

ce
 w

ith
 th

is 
me

tho
do

log
y 

an
d 

ar
e 

se
t o

ut 
in 

the
 

no
tifi

ed
 S

ch
ed

ule
 21

.22
.18

.  
No

tw
ith

sta
nd

ing
 th

e S
ch

ed
ule

, w
e h

av
e a

ss
es

se
d a

nd
 co

ns
ide

re
d t

he
 la

nd
sc

ap
e v

alu
es

 of
 th

e r
ele

va
nt 

ON
L a

nd
 se

t th
is 

ou
t in

 th
e b

od
y o

f th
is 

re
po

rt.
 

In 
ph

ys
ica

l te
rm

s, 
thi

s l
an

ds
ca

pe
 is

 do
mi

na
ted

 by
 th

e s
lop

es
 an

d f
loo

r o
f th

e C
ar

dr
on

a V
all

ey
 en

clo
se

d 
by

 th
e 

Pi
sa

/C
riff

el 
Ra

ng
e 

an
d 

the
 C

ar
dr

on
a 

Ra
ng

e/H
ar

ris
 M

ou
nta

ins
. V

iew
s a

re
 fr

om
 th

e 
va

lle
y f

loo
r 

ar
e d

ra
ma

tic
 an

d e
nc

los
ed

 by
 th

e r
ea

lity
 op

en
 an

d n
atu

ra
l m

ou
nta

in 
slo

pe
s. 

In 
ter

ms
 of

 la
nd

 us
e, 

the
 C

ar
dr

on
a V

all
ey

 is
 a 

mo
re

 de
ve

lop
ed

 O
NL

 th
er

e a
re

 se
ve

ra
l lo

ca
tio

ns
 w

he
re

 
hu

ma
n o

cc
up

ati
on

 ex
ist

s. 
Hu

ma
n o

cc
up

ati
on

 is
 ge

ne
ra

lly
 co

nc
en

tra
ted

 on
 th

e v
all

ey
 flo

or
 an

d i
nc

lud
es

 
the

 C
ar

do
na

 V
illa

ge
, S

ki 
Fie

lds
 M

ou
nt,

 C
ar

dr
on

a S
tat

ion
 an

d v
ar

iou
s t

ou
ris

m 
an

d r
ur

al 
liv

ing
 ac

tiv
itie

s 
clu

ste
re

d a
ro

un
d t

he
 C

ar
dr

on
a V

illa
ge

. T
o t

he
 no

rth
 of

 th
e C

ar
dr

on
a V

illa
ge

 th
e v

all
ey

 flo
or

 is
 re

lat
ive

ly 
int

en
siv

ely
 d

ev
elo

pe
d 

for
 a

gr
icu

ltu
re

 w
hil

e 
the

 la
nd

 to
 th

e 
so

uth
 re

ma
ins

 m
or

e 
na

tur
al 

an
d 

ru
gg

ed
 

tus
so

ck
 la

nd
. T

he
 si

te 
sit

s w
ith

in 
the

 m
or

e m
od

ifie
d p

ar
t o

f th
e O

NL
.  

 Ap
ar

t f
ro

m 
the

 a
bo

ve
 a

re
as

 o
f o

cc
up

ati
on

, t
he

 m
ou

nta
in 

slo
pe

s t
ha

t c
on

tai
n 

the
 C

ar
dr

on
a 

Va
lle

y a
re

 
ex

ten
siv

ely
 gr

az
ed

 fa
rm

lan
d w

ith
in 

or
 ar

ea
s t

ha
t h

av
e b

ee
n r

eti
re

d f
or

 co
ns

er
va

tio
n o

r r
ec

re
ati

on
.  A

s 
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2 
Ca

rd
ro

na
 V

all
ey

 F
ar

m
s–

– 
La

nd
sc

ap
e 

an
d 

vis
ua

l e
ffe

cts
 a

ss
es

sm
en

t -
 vi

via
n+

es
pie

  
 

su
ch

, t
he

y 
tak

e 
the

 fo
rm

 o
f o

pe
n, 

ru
gg

ed
, b

ro
wn

-to
p 

an
d 

tus
so

ck
 m

ou
nta

in 
fac

es
, w

ith
 p

oc
ke

ts 
of 

re
mn

an
t n

ati
ve

 sh
ru

bla
nd

 on
 sh

ad
y f

ac
es

 w
ith

 gu
llie

s. 
Th

e O
NL

 ha
s i

mp
or

tan
t h

ist
or

ica
l a

ttr
ibu

tes
 as

so
cia

ted
 w

ith
 go

ldm
ini

ng
 an

d h
igh

-co
un

try
 fa

rm
ing

.  
Th

e 
Ca

rd
ro

na
 la

nd
sc

ap
e 

ra
tes

 v
er

y 
hig

hly
 in

 te
rm

s 
of 

ae
sth

eti
cs

 w
ith

 a
 s

tro
ng

 s
en

se
 o

f e
nc

los
ur

e 
cre

ate
d 

by
 th

e 
leg

ibl
e 

va
lle

y a
nd

 th
e 

co
ntr

as
t b

etw
ee

n 
the

 n
atu

ra
l m

ou
nta

in 
slo

pe
s a

nd
 th

e 
pa

sto
ra

l 
va

lle
y 

flo
or.

 D
ra

ma
tic

 v
iew

s 
ar

e 
av

ail
ab

le 
fro

m 
Ca

rd
ro

na
 V

all
ey

 R
oa

d 
wh

er
e 

the
 s

ca
le 

of 
the

 v
iew

s 
dw

ar
fs 

the
 vi

ew
er.

 
Tr

an
sie

nt 
ch

ar
ac

ter
ist

ics
 in

 te
rm

s o
f li

gh
t, w

ea
the

r a
nd

 at
mo

sp
he

ric
 co

nd
itio

ns
, th

ro
ug

ho
ut 

the
 da

y a
nd

 
thr

ou
gh

ou
t th

e y
ea

r a
re

 lik
ely

 to
 be

 an
 im

po
rta

nt 
pa

rt 
of 

the
 ap

pr
ec

iat
ed

 ae
sth

eti
cs

.  
Th

e 
Ca

rd
ro

na
 V

all
ey

 O
NL

 P
A 

ha
s 

a 
re

lat
ive

ly 
hig

h 
de

gr
ee

 o
f h

um
an

 in
flu

en
ce

 a
ss

oc
iat

ed
 w

ith
 

ag
ric

ult
ur

e, 
re

cre
ati

on
, to

ur
ism

 an
d r

ur
al 

liv
ing

. H
um

an
 in

flu
en

ce
 is

 pr
es

en
t a

nd
 re

co
gn

isa
ble

 bu
t is

 no
t 

do
mi

na
nt;

 it 
is 

ov
er

wh
elm

ed
 by

 n
atu

ra
l c

ha
ra

cte
ris

tic
s. 

At
 a

 br
oa

d 
sc

ale
, f

ar
mi

ng
 an

d m
an

ag
em

en
t is

 
ev

ide
nt,

 pa
rtic

ula
rly

 at
 lo

we
r a

ltit
ud

es
; fe

nc
es

, p
as

tur
e, 

far
m 

tra
ck

s a
nd

 oc
ca

sio
na

l b
uil

din
gs

 fo
rm

 pa
rt 

of 
the

 vi
su

al 
am

en
ity

 th
at 

is 
ex

pe
rie

nc
ed

.  
No

de
s o

f m
or

e i
nte

ns
e h

um
an

 m
an

ag
em

en
t a

nd
 oc

cu
pa

tio
n a

re
 ev

ide
nt 

in 
the

 vi
cin

ity
 of

 th
e C

ar
dr

on
a 

Vi
lla

ge
, w

ith
 to

ur
ism

, r
ec

re
ati

on
al 

an
d r

ur
al 

an
d r

es
ide

nti
al 

ac
tiv

itie
s a

ll c
lea

rly
 vi

sib
le.

 H
ow

ev
er,

 na
tur

al 
ele

me
nts

 co
nti

nu
e t

o d
om

ina
te 

du
e t

o t
he

 la
rg

e o
f th

e s
ur

ro
un

din
g m

ou
nta

in 
slo

pe
s. 

 
Th

e a
re

a t
ha

t ta
ke

s i
n t

he
 si

te 
is 

a m
or

e m
od

ifie
d, 

int
en

siv
ely

 fa
rm

ed
 pa

rt 
of 

the
 lo

we
r s

lop
es

. T
he

 si
te 

is 
wi

thi
n 

a 
mo

re
 d

ev
elo

pe
d 

pa
rt 

of 
the

 C
ar

do
na

 V
all

ey
 th

e 
vic

ini
ty 

of 
the

 C
ar

dr
on

a 
Vi

lla
ge

, t
he

 M
ou

nt 
Ca

rd
ro

na
 S

tat
ion

 S
pe

cia
l Z

on
e a

nd
 th

e C
ar

dr
on

a A
lpi

ne
 R

es
or

t.  
Th

e 
co

mm
un

ity
 h

av
e 

re
co

gn
ise

d 
the

 C
ar

dr
on

a 
Va

lle
y 

lan
ds

ca
pe

 a
s 

an
 O

NL
. W

e 
co

ns
ide

r t
ha

t t
his

 
de

mo
ns

tra
tes

 th
at 

its
 ch

ar
ac

ter
 is

 w
ide

ly 
va

lue
d. 

Ad
dit

ion
all

y, 
as

 a
llu

de
d 

to 
ab

ov
e, 

we
 c

on
sid

er
 th

at 
bo

th 
loc

als
 an

d v
isi

tor
s w

ill 
re

co
gn

ise
 an

d a
pp

re
cia

te 
the

 dr
am

ati
c a

es
the

tic
s o

f th
e l

an
ds

ca
pe

 an
d i

ts 
na

tur
aln

es
s, 

an
d (

to 
so

me
 de

gr
ee

) a
pp

re
cia

te 
its

 fo
rm

ati
ve

 pr
oc

es
se

s. 
 

W
e a

lso
 co

ns
ide

r t
ha

t it
 w

ill 
be

 w
ide

ly 
re

co
gn

ise
d t

ha
t t

he
re

 is
 a 

no
de

 of
 m

or
e m

od
ifie

d a
s d

ev
elo

pe
d 

lan
ds

ca
pe

 th
at 

tak
es

 in
 th

e 
Ca

rd
ro

na
 V

illa
ge

 a
nd

 th
e 

lan
d 

to 
the

 n
or

th.
 T

his
 a

re
a 

is 
mo

re
 d

ev
elo

pe
d 

an
d 

les
s 

na
tur

al 
an

d 
bu

t r
em

ain
s 

les
s 

do
mi

na
nt 

tha
n 

the
 p

as
tor

al 
va

lle
y 

flo
or

 a
nd

 ru
gg

ed
 m

ou
nta

in 
slo

pe
s. 
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Ca
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all
ey
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ar

m
s–

– 
La

nd
sc

ap
e 

an
d 

vis
ua

l e
ffe

cts
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ss
es

sm
en

t -
 vi

via
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pie

  
 

c. 
wh

eth
er,

 a
nd

 to
 w

ha
t e

xte
nt,

 th
e 

pr
op

os
al 

wi
ll p

ro
tec

t T
an

ga
ta 

W
he

nu
a 

no
ho

an
ga

.  
No

te
: T

he
 C

ou
nc

il a
ck

no
wl

ed
ge

s t
ha

t 
Ta

ng
at

a 
W

he
nu

a 
be

lie
fs 

an
d 

va
lue

s 
fo

r 
a 

sp
ec

ific
 lo

ca
tio

n 
m

ay
 n

ot
 b

e 
kn

ow
n 

wi
th

ou
t in

pu
t f

ro
m 

iw
i. 

W
e 

ar
e 

no
t a

wa
re

 o
f a

ny
 Ta

ng
ata

 W
he

nu
a 

be
lie

fs 
an

d 
va

lue
s a

ss
oc

iat
ed

 w
ith

 th
e 

sit
e. 

Ho
we

ve
r, 

the
 

Ca
rd

ro
na

 Va
lle

y i
s r

ec
og

nis
ed

 as
 be

ing
 a 

tra
dit

ion
al 

ar
a t

aw
hit

o (
tra

ve
l ro

ute
) a

nd
 m

an
a w

he
nu

a v
alu

es
 

as
so

cia
ted

 w
ith

 th
e O

NL
 in

clu
de

 M
ah

ika
 ka

i, a
ra

 ta
wh

ito
 an

d n
oh

oa
ka

.  

21
.21

.1.
2 V

isi
bi

lit
y 

Fo
r 

the
 i

mp
lem

en
tat

ion
 o

f 
re

lev
an

t 
po

lic
ies

 i
nc

lud
ing

 
SP

 3
.3.

23
, 

SP
 3

.3.
31

, 
SP

 
3.3

.43
, 

SP
 

3.3
.45

, 
SP

 
3.3

.46
, 

6.3
.2.

7, 
6.3

.2.
8, 

6.3
.3.

1, 
6.3

.3.
5, 

6.3
.4.

8, 
21

.2.
1, 

21
.2.

1.1
, 

21
.2.

1.3
, 

21
.2.

1.1
1, 

21
.2.

9, 
21

.2.
9.1

, 
21

.2.
9.2

 a
nd

 
21

.2.
9.3

, 
in 

co
ns

ide
rin

g 
a 

su
bd

ivi
sio

n 
or

 
de

ve
lop

me
nt 

pr
op

os
al,

 t
he

 
Co

un
cil

 w
ill 

ha
ve

 re
ga

rd
 to

 
the

 ex
ten

t to
 w

hic
h: 

a. 
un

for
me

d l
eg

al 
ro

ad
s i

n t
he

 vi
cin

ity
 

of 
the

 p
ro

po
sa

l w
ill 

or
 a

re
 lik

ely
 to

 b
e 

us
ed

 fo
r v

eh
icu

lar
 a

nd
/or

 p
ed

es
tria

n, 
cy

cli
ng

, e
qu

es
tria

n 
an

d 
oth

er
 m

ea
ns

 
of 

ac
ce

ss
;  

An
 u

nfo
rm

ed
 le

ga
l r

oa
d 

su
rro

un
ds

 th
e 

sit
e. 

Th
e 

top
og

ra
ph

y o
f t

he
 u

nfo
rm

ed
 le

ga
l r

oa
d 

is 
su

ch
 th

at 
it 

un
lik

ely
 to

 be
 us

ed
 ac

ce
ss

 by
 an

y m
ea

ns
. 

b. 
the

 pr
op

os
al 

wi
ll d

etr
ac

t fr
om

 pu
bli

c 
or

 
pr

iva
te 

vie
ws

 
of 

an
d 

wi
thi

n 
Ou

tst
an

din
g 

Na
tur

al 
Fe

atu
re

s 
an

d 
Ou

tst
an

din
g N

atu
ra

l L
an

ds
ca

pe
s; 

 

Th
e t

op
og

ra
ph

y o
f th

e s
ite

 is
 te

rra
ce

d a
nd

 hu
mm

oc
ky

 w
ith

 la
nd

for
ms

 pr
ov

idi
ng

 co
ns

ide
ra

ble
 sc

re
en

ing
 

in 
vie

ws
 be

low
 th

e s
ite

 in
clu

din
g f

ro
m 

Ca
rd

ro
na

 V
all

ey
 R

oa
d. 

W
ith

 re
ga

rd
 to

 vi
ew

s f
ro

m 
pr

iva
te 

loc
ati

on
s, 

the
 si

te 
wi

ll b
e v

isi
ble

 fr
om

 el
ev

ate
d p

riv
ate

 la
nd

 w
ith

in 
the

 
va

lle
y. 

Ne
igh

bo
ur

ing
 p

ro
pe

rtie
s 

tha
t h

av
e 

no
t g

ive
n 

wr
itte

n 
ap

pr
ov

al 
inc

lud
e 

Br
an

ch
 C

re
ek

 S
tat

ion
, 

Mo
un

t C
ar

dr
on

a 
St

ati
on

 L
td 

an
d 

Ro
br

os
a 

St
ati

on
 (J

 &
 J

 P
att

er
so

n)
. T

he
se

 a
re

as
 a

re
 s

tee
p 

up
pe

r 
slo

pe
s t

ha
t a

re
 g

en
er

all
y e

xte
ns

ive
ly 

far
me

d 
an

d 
no

t f
re

qu
en

ted
 b

y p
eo

ple
. I

n 
the

 u
nli

ke
ly 

ev
en

t t
ha

t 
the

 si
te 

wa
s v

iew
ed

 fro
m 

the
se

 el
ev

ate
d v

iew
po

int
s t

he
 pr

op
os

ed
 de

ve
lop

me
nt 

wo
uld

 fo
rm

 a 
ve

ry 
sm

all
 

pa
rt 

of 
the

 ex
pa

ns
ive

 w
ide

r v
iew

s a
nd

 w
ou

ld 
no

t d
etr

ac
t fr

om
 vi

ew
s o

f th
e w

ide
r O

NL
. 

c. 
mi

tig
ati

on
 is

 p
ro

vid
ed

 b
y e

lem
en

ts 
tha

t a
re

 in
 ke

ep
ing

 w
ith

 th
e p

ro
tec

tio
n 

of 
lan

ds
ca

pe
 va

lue
s; 

 

Th
e e

lem
en

ts 
tha

t w
ill 

se
rve

 th
e p

ur
po

se
 of

 re
du

cin
g o

r f
ilte

rin
g v

isi
bil

ity
 of

 fu
tur

e b
uil

din
gs

 ar
e n

atu
ra

l 
top

og
ra

ph
y a

nd
 pr

op
os

ed
 ve

ge
tat

ion
. A

ll o
f th

es
e e

lem
en

ts 
ar

e p
ar

t o
f, a

nd
 in

 ke
ep

ing
 w

ith
, th

e e
xis

tin
g 

ch
ar

ac
ter

 of
 th

e l
an

ds
ca

pe
.  

d. 
str

uc
tur

es
 w

ill 
br

ea
k 

the
 li

ne
 a

nd
 

for
m 

of 
an

y r
idg

es
, h

ills
 an

d s
lop

es
;  

Fu
tur

e 
dw

ell
ing

s 
tha

t a
re

 b
uil

t i
n 

ac
co

rd
an

ce
 w

ith
 th

e 
de

tai
ls 

of 
the

 a
pp

lic
ati

on
 w

ill 
sit

 o
n 

the
 ro

llin
g 

ter
ra

ce
 o

f t
he

 re
lev

an
t p

ar
t o

f t
he

 su
bje

ct 
sit

e. 
Th

ey
 w

ill 
on

ly 
be

 vi
sib

le 
fro

m 
ele

va
ted

 vi
ew

po
int

s a
nd

 
wi

ll n
ot 

br
ea

k t
he

 lin
e o

r f
or

m 
of 

an
y r

idg
e, 

hil
l o

r s
lop

e. 
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ar

m
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La
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sc

ap
e 

an
d 

vis
ua

l e
ffe

cts
 a

ss
es

sm
en

t -
 vi

via
n+

es
pie

  
 

e. 
an

y 
ro

ad
s, 

ac
ce

ss
, 

lig
hti

ng
, 

ea
rth

wo
rks

 
an

d 
lan

ds
ca

pin
g 

ar
e 

vis
ibl

e 
fro

m 
be

yo
nd

 th
e 

bo
un

da
ry 

of 
the

 si
te 

of 
the

 pr
op

os
al;

  

Th
e p

ro
po

se
d a

cc
es

s r
oa

ds
 m

ay
 in

vo
lve

 up
gr

ad
ing

 an
 ex

ist
ing

 fa
rm

 tr
ac

k a
nd

 re
lat

ive
ly 

mi
no

r c
ut 

an
d 

fill
 re

su
ltin

g i
n g

en
tle

 ba
tte

rs,
 co

ns
ide

r t
ha

t th
er

e w
ill 

be
 no

 si
gn

ific
an

t e
ffe

ct 
on

 vi
su

al 
am

en
ity

.  
No

 ot
he

r e
ar

thw
or

ks
 ar

e p
ro

po
se

d a
s p

ar
t o

f th
e c

ur
re

nt 
ap

pli
ca

tio
n. 

Ea
rth

wo
rks

 as
so

cia
ted

 w
ith

 fu
tur

e 
dw

ell
ing

s w
ill 

be
 sp

ec
ific

all
y d

es
ign

ed
 in

 co
mb

ina
tio

n 
wi

th 
dw

ell
ing

 d
es

ign
. A

ny
 d

we
llin

g 
de

sig
n 

mu
st 

re
ma

in 
be

low
 th

e 
sti

pu
lat

ed
 h

eig
ht 

pla
ne

. W
e 

co
ns

ide
r t

ha
t e

ar
thw

or
ks

 a
re

 ve
ry 

un
lik

ely
 to

 b
e 

vis
ibl

e 
fro

m 
ou

tsi
de

 th
e s

ub
jec

t s
ite

 an
d w

ill,
 in

 an
y e

ve
nt,

 be
 re

-g
ra

ss
ed

 an
d/o

r o
the

rw
ise

 re
ve

ge
tat

ed
. 

Ou
tsi

de
 lig

hti
ng

 a
ss

oc
iat

ed
 w

ith
 fu

tur
e 

re
sid

en
tia

l a
cti

vit
y w

ill 
be

 su
bje

ct 
to 

the
 re

lev
an

t s
tan

da
rd

s i
n 

the
 P

DP
. 

Th
e 

lan
ds

ca
pin

g 
tha

t is
 p

ro
po

se
d 

tak
es

 th
e 

for
m 

of 
br

oa
d 

sw
ee

ps
 o

f m
ixe

d 
na

tiv
e 

re
ve

ge
tat

ion
.  

In 
vie

ws
 fr

om
 th

e 
ele

va
ted

 lo
ca

tio
ns

, t
he

 p
ro

po
se

d 
re

ve
ge

tat
ion

 w
ill 

ap
pe

ar
 a

s 
da

rk 
co

lou
r a

nd
 v

ar
ied

 
tex

tur
e 

in 
a 

co
nfi

gu
ra

tio
n 

tha
t f

oll
ow

s 
na

tur
al 

lan
dfo

rm
 a

nd
 re

pli
ca

tes
 n

atu
ra

l p
att

er
ns

. W
e 

co
ns

ide
r 

tha
t th

e v
eg

eta
tiv

e p
att

er
ns

 th
at 

wi
ll r

es
ult

 fr
om

 th
e p

ro
po

sa
l w

ill 
be

 po
sit

ive
 in

 a 
vis

ua
l s

en
se

 in
 th

at 
it 

wi
ll c

re
ate

 an
 ar

ea
 of

 vi
su

all
y r

ec
og

nis
ab

le 
na

tur
al 

ch
ar

ac
ter

.  
  

f. 
if 

the
 p

ro
po

sa
l w

ou
ld 

be
 lo

ca
ted

 
wi

thi
n a

 la
nd

sc
ap

e t
ha

t e
xh

ibi
ts 

op
en

 
sp

ac
e o

r h
as

 an
 op

en
 ch

ar
ac

ter
, it

:  
 

i. 
wi

ll m
ain

tai
n o

pe
n s

pa
ce

 or
 

op
en

 
ch

ar
ac

ter
 

wh
en

 
vie

we
d 

fro
m 

pu
bli

c 
ro

ad
s 

an
d o

the
r p

ub
lic

 pl
ac

es
;  

Th
e 

vis
ibi

lity
 o

f t
he

 s
ite

 a
nd

 it
s 

ch
ar

ac
ter

ist
ics

 is
 s

et 
ou

t i
n 

de
tai

l 
els

ew
he

re
 in

 th
is 

re
po

rt.
 P

ub
lic

 v
iew

s 
ar

e 
lim

ite
d 

to 
ce

rta
in 

dis
tan

t 
ele

va
ted

 v
iew

po
int

s. 
As

 h
as

 b
ee

n 
dis

cu
ss

ed
, w

hil
e 

vis
ibl

e, 
the

 
ch

an
ge

s t
ha

t w
ill 

be
 b

ro
ug

ht 
by

 th
e 

pr
op

os
ed

 a
cti

vit
ies

 w
ill 

vis
ua

lly
 

int
er

ru
pt 

the
 op

en
ne

ss
 of

 th
e l

an
ds

ca
pe

 to
 a 

low
 de

gr
ee

.   
 

ii. 
is 

sit
ua

ted
 o

n 
a 

sit
e 

tha
t i

s 
wi

thi
n 

a 
br

oa
dly

 
vis

ibl
e 

ex
pa

ns
e o

f o
pe

n l
an

ds
ca

pe
 

wh
en

 
vie

we
d 

fro
m 

an
y 

pu
bli

c r
oa

d o
r p

ub
lic

 pl
ac

e; 
 

Fr
om

 el
ev

ate
d v

iew
po

int
s, 

the
 si

te 
is 

wi
thi

n a
 br

oa
dly

 vi
sib

le 
ex

pa
ns

e 
of 

op
en

 la
nd

sc
ap

e. 
 

iii.
 is 

lik
ely

 
to 

aff
ec

t 
op

en
 

sp
ac

e 
or

 o
pe

n 
ch

ar
ac

ter
 

va
lue

s 
wi

th 
re

sp
ec

t t
o 

the
 

sit
e 

an
d 

the
 s

ur
ro

un
din

g 
lan

ds
ca

pe
;  

Th
e s

ite
 is

 a 
cu

rre
ntl

y r
ela

tiv
ely

 op
en

 in
 th

at 
it i

s v
oid

 of
 bu

ilt 
for

m 
or

 
str

uc
tur

al 
ve

ge
tat

ion
. H

ow
ev

er,
 th

e 
hu

mm
oc

ky
 to

po
gr

ap
hy

 o
ffe

rs 
a 

lev
el 

of 
en

clo
su

re
. T

he
 p

er
ce

ive
d 

op
en

ne
ss

 in
cre

as
es

 in
 e

lev
ate

d 
vie

ws
 w

he
re

 to
po

gr
ap

hy
 is

 le
ss

 en
clo

sin
g. 

Th
e p

ro
po

se
d r

es
ide

nti
al 

ac
tiv

ity
 w

ill 
be

 co
nta

ine
d w

ith
in 

a c
ur

tila
ge

 ar
ea

 an
d f

or
m 

a v
er

y s
ma

ll 
pa

rt 
of 

wi
de

r v
iew

s w
ith

 th
e 

bu
lk 

of 
the

 si
te 

be
in g

 re
tai

ne
d 

as
 o

pe
n 
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ap
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an
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vis
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l e
ffe

cts
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ss
es

sm
en

t -
 vi

via
n+

es
pie

  
 

lan
ds

ca
pe

 e
ns

ur
ing

 t
he

 o
pe

n 
ch

ar
ac

ter
 v

alu
es

 o
f 

the
 s

ite
 a

nd
 

su
rro

un
din

g l
an

ds
ca

pe
 ar

e r
eta

ine
d. 

 

iv.
 

is 
sit

ua
ted

 o
n 

a 
sit

e 
tha

t 
is 

de
fin

ed
 b

y 
na

tur
al 

ele
me

nts
 

su
ch

 
as

 
top

og
ra

ph
y 

an
d/o

r e
xis

tin
g 

ve
ge

tat
ion

 
wh

ich
 

ma
y 

co
nta

in 
an

d 
mi

tig
ate

 a
ny

 
ad

ve
rse

 e
ffe

cts
 a

ss
oc

iat
ed

 
wi

th 
the

 pr
op

os
al;

  

Ce
rta

inl
y, 

na
tur

al 
top

og
ra

ph
y s

er
ve

s t
o 

vis
ua

lly
 co

nta
in 

the
 lo

ca
tio

n 
of 

the
 p

ro
po

se
d 

bu
ild

ing
 p

lat
for

ms
 s

uc
h 

tha
t t

he
y 

ar
e 

wi
thi

n 
a 

hu
mm

oc
ky

 la
nd

for
m.

 T
his

 co
nta

ins
 p

ote
nti

al 
eff

ec
ts 

su
ch

 th
at 

the
y 

ma
y o

nly
 be

 pe
rce

ive
d f

ro
m 

low
er

 el
ev

ati
on

s. 
 

 

g. 
the

 v
isi

bil
ity

 o
f t

he
 p

ro
po

sa
l w

ill 
co

ntr
ibu

te 
to 

ad
ve

rse
 

cu
mu

lat
ive

 
eff

ec
ts 

on
 

the
 

lan
ds

ca
pe

 
va

lue
s 

ide
nti

fie
d 

in 
Sc

he
du

le 
21

.22
, 

or
 

ide
nti

fie
d 

in 
ac

co
rd

an
ce

 w
ith

 S
P 

3.3
.45

.  

Th
is 

iss
ue

 is
 di

sc
us

se
d i

n r
ela

tio
n t

o m
att

er
s 2

1.2
1.1

.2 
(b

) r
eg

ar
din

g v
isu

al 
eff

ec
ts,

 m
att

er
 21

.21
.1.

3(
e)

 
re

ga
rd

ing
 de

sig
n a

nd
 de

ns
ity

 an
d m

att
er

 21
.21

.1.
4 (

c) 
re

ga
rd

ing
 cu

mu
lat

ive
 ef

fec
ts,

 an
d i

n t
he

 bo
dy

 of
 

thi
s r

ep
or

t.  

21
.21

.1.
3 D

es
ig

n 
an

d 
de

ns
ity

 o
f d

ev
elo

pm
en

t 

Fo
r 

the
 i

mp
lem

en
tat

ion
 o

f 
re

lev
an

t 
po

lic
ies

 i
nc

lud
ing

 
SP

 3
.3.

23
, 

SP
 3

.3.
31

, 
SP

 
3.3

.43
, 

SP
 3

.3.
45

, 
3.3

.46
, 

6.3
.2.

1, 
6.3

.2.
7, 

6.3
.2.

8, 
6.3

.3.
1, 

6.3
.4.

8, 
21

.2.
1, 

21
.2.

1.1
, 2

1.2
.1.

2, 
21

.2.
1.3

, 
21

.2.
1.1

1, 
21

.2.
9, 

21
.2.

9.1
, 

21
.2.

9.2
 a

nd
 

21
.2.

9.3
, 

in 
co

ns
ide

rin
g 

a 
su

bd
ivi

sio
n 

or
 

de
ve

lop
me

nt 
pr

op
os

al,
 t

he
 

a. 
the

 p
ro

po
sa

l, 
inc

lud
ing

 a
cc

es
s, 

is 
de

sig
ne

d 
an

d 
loc

ate
d 

in 
re

sp
on

se
 to

 
the

 id
en

tifi
ed

 la
nd

sc
ap

e v
alu

es
;  

As
 is

 se
t o

ut 
in 

the
 bo

dy
 of

 th
is 

re
po

rt 
the

 co
nfi

gu
ra

tio
n o

f th
e a

pp
lic

ati
on

 in
clu

din
g i

ts 
lay

ou
t (

inc
lud

ing
 

ac
ce

ss
), 

re
str

ict
ion

s a
nd

 d
es

ign
 co

ntr
ols

 a
nd

 ve
ge

tat
ion

 re
gim

e 
ha

s b
ee

n 
de

sig
ne

d 
so

 as
 to

 re
sp

on
d 

to 
the

 id
en

tifi
ed

 va
lue

s o
f th

e l
an

ds
ca

pe
.  

b. 
op

po
rtu

nit
ies

 h
av

e 
be

en
 ta

ke
n 

to 
ag

gr
eg

ate
 bu

ilt 
de

ve
lop

me
nt 

in 
or

de
r 

to 
uti

lis
e 

co
mm

on
 

ac
ce

ss
 

wa
ys

, 
inc

lud
ing

 ro
ad

s, 
pe

de
str

ian
 lin

ka
ge

s, 
se

rvi
ce

s 
an

d 
op

en
 s

pa
ce

 (i
.e.

 o
pe

n 
sp

ac
e h

eld
 in

 on
e t

itle
 w

he
the

r jo
int

ly 
or

 ot
he

rw
ise

); 
 

Th
e 

pr
op

os
al 

us
es

 a
n 

ex
ist

ing
 ro

ad
 a

cc
es

s 
po

int
 o

ff 
Ca

rd
ro

na
 V

all
ey

 R
oa

d 
an

d 
sh

ar
es

 o
ne

 a
cc

es
s 

ro
ad

 be
tw

ee
n t

he
 th

re
e p

ro
po

se
d b

uil
din

g p
lat

for
ms

 in
itia

lly
, b

ra
nc

hin
g o

ff o
n t

he
 up

pe
r t

er
ra

ce
 to

 tw
o 

ac
ce

ss
 ro

ad
, o

ne
 pr

ov
ide

s a
cc

es
s t

o t
he

 pr
op

os
ed

 Lo
t 1

 pl
atf

or
m,

 an
d o

ne
 pr

ov
ide

s a
cc

es
s t

o t
he

 lo
ts 

2 &
 3 

pla
tfo

rm
s. 

  
No

 p
ar

tic
ula

r p
ed

es
tria

n 
co

nn
ec

tio
ns

 o
r c

om
mo

n 
op

en
 s

pa
ce

 a
re

 p
ro

po
se

d, 
an

d 
we

 c
an

 s
ee

 n
o 

op
po

rtu
nit

y t
o a

dv
an

tag
eo

us
ly 

do
 so

.  
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vis
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l e
ffe

cts
 a

ss
es

sm
en

t -
 vi

via
n+

es
pie

  
 Co

un
cil

 w
ill 

ha
ve

 re
ga

rd
 to

 
the

 ex
ten

t to
 w

hic
h: 

c. 
the

re
 is

 m
er

it 
in 

clu
ste

rin
g 

an
y 

pr
op

os
ed

 
bu

ild
ing

(s)
, 

bu
ild

ing
 

pla
tfo

rm
(s)

 a
nd

 a
ss

oc
iat

ed
 p

hy
sic

al 
ac

tiv
ity

 i
nc

lud
ing

 r
oa

din
g, 

ac
ce

ss
, 

lig
hti

ng
, la

nd
sc

ap
ing

 a
nd

 e
ar

thw
or

ks
 

wi
thi

n a
re

as
 th

at 
ar

e l
ea

st 
se

ns
itiv

e t
o 

ch
an

ge
;  

Th
is 

pr
em

ise
 h

as
 b

ee
n 

a m
ain

 d
riv

er
 o

f th
e d

es
ign

 o
f th

e 
pr

op
os

al.
 A

s h
as

 be
en

 d
isc

us
se

d, 
the

 th
re

e 
bu

ild
ing

 pl
atf

or
ms

 ar
e l

oc
ate

d s
uc

h t
ha

t th
e p

lat
for

ms
 ar

e h
idd

en
 fro

m 
Ca

rd
ro

na
 Va

lle
y R

oa
d a

nd
 w

ith
in 

hu
mm

oc
ky

 to
po

gr
ap

hy
 pr

ov
idi

ng
 co

nta
inm

en
t, s

he
lte

r a
nd

 sc
re

en
ing

. 
In 

a 
br

oa
de

r s
en

se
, t

he
 d

ev
elo

pm
en

t lo
ca

tio
n 

is 
wi

thi
n 

the
 te

rra
ce

d 
lan

dfo
rm

 th
at 

ac
co

mm
od

ate
s t

he
 

im
pr

ov
ed

 p
as

tur
e 

wi
th 

a 
mo

re
 m

od
ifie

d 
pa

rt 
of 

the
 C

ar
dr

on
a 

Va
lle

y. 
W

e 
co

ns
ide

r t
ha

t t
he

 p
ro

po
se

d 
ac

tiv
itie

s a
re

 lo
ca

ted
 in

 an
 ar

ea
 th

at 
is 

lea
st 

se
ns

itiv
e t

o c
ha

ng
e, 

wh
en

 w
e c

on
sid

er
 th

e O
NL

 as
 a 

wh
ole

.   

d. 
an

y 
pr

op
os

ed
 n

ew
 o

r 
mo

dif
ied

 
bo

un
da

rie
s w

ill 
giv

e r
ise

 to
 ar

tifi
cia

l o
r 

un
na

tur
al 

lin
es

 
in 

the
 

lan
ds

ca
pe

 
(su

ch
 a

s 
pla

nti
ng

 a
nd

 fe
nc

e 
lin

es
) 

wh
ich

 a
re

 in
co

ns
ist

en
t w

ith
 id

en
tifi

ed
 

lan
ds

ca
pe

 va
lue

s; 
 

Th
e 

ne
w 

bo
un

da
ry 

lin
es

 h
av

e 
be

en
 d

es
ign

ed
 to

 fo
llo

w 
the

 n
atu

ra
l li

ne
s o

f t
he

 la
nd

sc
ap

e 
an

d 
wi

ll b
e 

co
ns

ist
en

t w
ith

 th
e i

de
nti

fie
d l

an
ds

ca
pe

 va
lue

s. 
 

e. 
the

 d
es

ign
 a

nd
 d

en
sit

y 
of 

the
 

pr
op

os
al 

co
ntr

ibu
tes

 
to 

ad
ve

rse
 

cu
mu

lat
ive

 
eff

ec
ts 

on
 

lan
ds

ca
pe

 
va

lue
s. 

 

Th
e 

pr
op

os
al 

wi
ll e

na
ble

 th
re

e 
ad

dit
ion

al 
dw

ell
ing

s 
to 

the
 la

nd
sc

ap
e 

as
 h

as
 b

ee
n 

de
sc

rib
ed

. I
n 

thi
s 

se
ns

e t
he

 pr
op

os
al 

wi
ll c

um
ula

tiv
ely

 ad
d d

om
es

tic
ati

on
 to

 th
e C

ar
dr

on
a V

all
ey

 la
nd

sc
ap

e. 
Th

e d
es

ign
 

inv
olv

es
 vi

su
all

y r
ec

es
siv

e d
we

llin
g l

oc
ati

on
s t

ha
t a

re
 hi

dd
en

 fr
om

 C
ar

dr
on

a V
all

ey
 R

oa
d. 

Fo
r a

ll o
f th

e 
re

as
on

s 
dis

cu
ss

ed
 in

 th
is 

re
po

rt,
 w

e 
co

ns
ide

r t
ha

t t
he

 d
eg

re
e 

to 
wh

ich
 th

e 
pr

op
os

ed
 a

cti
vit

ies
 w

ill 
co

mb
ine

 w
ith

 th
e e

xis
tin

g 
ele

me
nts

 in
 th

e l
an

ds
ca

pe
 to

 cr
ea

te 
an

 a
dv

er
se

 cu
mu

lat
ive

 e
ffe

ct 
wi

ll b
e 

of 
a l

ow
 de

gr
ee

 an
d w
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1  I N T R O D U C T I O N  

This report presents the results of a geotechnical assessment carried out by Mt Iron Geodrill on behalf of 
Cardrona Valley Farms Ltd for the proposed development of Section 7 Block II Cardrona SD located at 
Cardrona Valley Road, Cardrona as indicated in the attached Appendix A.   

The work was commissioned by Joanna Jones on behalf of Cardrona Valley Farm Ltd in a signed SFA, 
dated 29 June 2021. 

The scope of work for the geotechnical assessment includes recommendations on:  

 Natural hazards assessment 
 Preliminary foundation bearing capacity assessment for design 
 Suitability for onsite wastewater disposal 
 Suitability for onsite stormwater disposal 

Mt Iron Geodrill conducted the work in general accordance with our proposal, reference G22153 IP 
Cardrona Valley Geotech- SFA, dated 21 June 2021.  

The following report presents the results of field investigations, provides discussion and 
recommendations relevant to the above scope of work. 

Limitations 

Findings presented as a part of this report are for the sole use of Cardrona Valley Farms Ltd and the 
Queenstown Lakes District Council in accordance with the specific scope and the purposes outlined 
above.  While other parties may find this reporting useful, the findings are not intended for use by other 
parties and may not contain sufficient information for the purposes of other parties or other uses.  

Our professional services are performed using a degree of care and skill normally exercised, under similar 
circumstances, by reputable consultants practising in this field at this time.  No other warranty, expressed 
or implied, is made as to the professional advice presented in this report. 

1 . 1  R E L A T E D  D O C U M E N T S  

The following sources were used in compiling this report: 

 NZS 4431:1989 and amendments. Code of Practice for Earthfill for Residential Development 
 NZS 3604: 2011 Timber Framed Buildings 
 NZS 1170.5: 2004 Structural design actions Part 5 Earthquake actions – New Zealand 
 Geology of the Wakatipu area 1:250,000 QMap (Qm18), GNS Science: 2000 
 Part D: Guidelines for the investigation and assessment of subdivisions in the Canterbury region 
 ORC Publication - Seismic Hazard in Queenstown Lakes District, August 2015 
 Earthquake Geotechnical Engineering Practice: Module 3, May 2016 
 General distributions and characteristics of active faults and folds in the Queenstown Lakes and 

Central Otago Districts, Otago. DJA Barrell, GNS Science Consultancy Report 2018/207, March 
2019 

 

 

 

 

 

Version: 1, Version Date: 07/09/2023
Document Set ID: 7750320



G22043 IP CARDRONA VALLEY GEOTECH - GEOTECHNICAL REPORT (Revision 1) 
 

 

2  S I T E  I N F O R M A T I O N  

 The property is located to the west of the Cardrona Valley Road and North of the Cardrona Ski 
Resort access Road (Section 7 Block II Cardrona SD) 

 The property is approximately 81ha in size and is roughly rectangular in shape 
 The property is currently bare land with some farm sheds 
 The adjacent sites in all directions are pasture land for livestock grazing  
 The property is situated on the glacial outwash plains of the glaciers that were in the Wanaka and 

Hawea basins. 
 No known geotechnical reports have been done for the site. 

Investigation was undertaken across the block near the proposed locations of some building platforms. 
Some locations have been relocated since field investigation. However, this report is considered suitable 
for resource consent to cover the block as a more detailed investigation for each platform at the time of 
building is envisaged.  

 

Figure 1 - Site location is shown by the red arrow 

3  G E O L O G Y  

The geology of the site is mapped by the Qm18 as comprising: 

 Quaternary – Holocene; river and fan deposits.  

The Qmap is at a 1:250,000 scale so only details the larger units present.  

The local geology for the Cardrona Valley is somewhat complex. The flanking ranges, composed of highly 
erodible schist, have been formed and uplifted by the active NW and SE Cardrona Faults, which trace sub-
parallel to the valley. The Cardrona River and its tributaries have deeply eroded into the basement schist, 
forming the contemporary valley that exists today.  On the valley’s lower slopes very old terraces, which 
pre-date the last glacial period about 12,000 – 15,000 years ago, are being actively eroded, and 
consequently, contribute sediment to the river.  In general, these older preserved terraces are on the 
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downthrown side of the NW Cardrona Fault. At the base of these terraces and the confluence of many of 
the tributaries, alluvial fans have formed. 

On the flanks of the ranges, there are a number of large scale schist landslides as well as smaller mass 
movements. These slope failures have and still do contribute a large amount of sediment to the streams 
and rivers in the area which have resulted in many alluvial fans being deposited throughout the valley. 

The Active NW Cardrona Fault is the main geological control in the Cardrona Valley.  Over some parts of 
the valley and across the Wanaka basin to the north of the site the fault trace is obscured by sediment 
deposition.  It is believed that the return period for the NW Cardrona Fault is in the order of 6,200 for a 
7.0 and 7.1 magnitude event.   

While the exact location of the NW Cardrona Fault was not established during this assessment it is 
considered that it likely transects the site (as shown in Figure 2 below). there are some topographical 
features on-site which suggest that this alignment is correct, however, these features are eroded and 
somewhat indistinct. 

 

Figure 2 - Geology Map (Dashed yellow line approximately outlines site), dashed orange line is the 
approximate location NW Cardona fault, North is top of the page. 

While there is still a risk of seismic shaking from the NW Cardrona Fault system the much greater risk is 
from the Alpine Fault. 

There is a significant seismic risk to the Wanaka region when the rupture of the alpine fault system 
occurs; recent probability predictions estimate a magnitude 7.5 or greater is highly likely within the next 
45 years. Significant ground shaking is expected from this type of event. 
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4  S I T E  A S S E S S M E N T  

Site assessment involved both onsite investigation and desktop study of available data and reports.  The 
desktop study consisted of: 

 Review of existing data and reports for the area; 
 Air photo interpretation. 

Fieldwork was carried out on 15 September 2021 by an Engineering Geologist from Mt Iron Geodrill and 
comprised of:  

 Geotechnical observations of outcrops and cuttings on and near the site. 
 Four (4) Test Pits to depths of 1m to 1.8m 
 One borehole to 0.75m with infiltration testing 

All fieldwork was carried out in the full-time presence of a Mt Iron Geodrill representative who located 
the test pits, carried out testing and produced engineering logs of the test pits and boreholes. 

Test pits were located by handheld GPS using zone 59 UTM coordinates, with an error of ± 4m to 6m. 
Approximate locations are shown in Appendix A.  

Given that two of the three proposed original building platforms showed issues with groundwater these 
were relocated after the date of the investigation. A further walkover field visit was conducted to verify 
the location were likely to have nil to low risk of groundwater and or slope stability issues. Due to ongoing 
farming activities, further test pitting was not undertaken. However, Mt Iron Geodrill consider that 
suitable information is known to allow for comment on the suitability for development. 

5  R E S U L T S  O F  I N V E S T I G A T I O N  

5 . 1  S U R F A C E  C O N D I T I O N S  

Surface conditions at the time of site visit, including: 

 The site is undulating with a terrace riser to the west and east and some smaller gullies across the 
site. there is a larger hill located in the northeastern part of the site which may have a small fault 
cutting across it from north to south 

 Some land instability was observed onsite during the time of field investigation. The originally 
proposed lot 3 building platform was located in an area of noticeable land instability (see section 
8.6 below for more details)  

 Several areas of water seeps and groundwater were noted during the field investigation.  
 The bulk of the site is pasture grass 
 The site is currently bare land with stock fencing and a small farm shed. 

Based on the above observations at the time of the intail investigation, building platforms 2 and 3 were 
relocated. The follow-up site walk over did not show any observable issues with the relocated locations. 
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5 . 2  I N T E R P R E T E D  S U B S U R F A C E  C O N D I T I O N S  

The typical soil types encountered during the field investigations have been divided into four (4) 
geotechnical units as summarised in Table 1.  Engineering logs of the test pits are presented in Appendix 
B. 

TABLE 1 – SUMMARY OF GEOTECHNICAL UNITS AND SOIL TYPES 

UNIT SOIL TYPE DESCRIPTION 

1 TOPSOIL TOPSOIL - Sandy SILT: dark brown, low dilatancy, organic rich silt, fine 
sand 

2 AEOLIAN Sandy SILT: grey yellow, high dilatancy silt, fine sand. c = 2 kPa φ = 30° 

3a ALLUVIUM 
Sandy GRAVEL: yellow grey, fine to coarse grained, sub-rounded to 
angular, well graded gravel, fine to coarse grained, well graded sand, 
some high dilatancy silt. φ = 35° 

3b ALLUVIUM 
Silty GRAVEL: Orange yellow, fine to coarse grained, sub-rounded to 
sub-angular, well graded gravel, high dilatancy silt, some fine to coarse 
grained, well graded sand. c = 2 kPa φ = 35° 

Table 2 contains a summary of the distribution of the above geotechnical units in each borehole location. 

TABLE 2 – SUMMARY OF DISTRIBUTION OF GEOTECHNICAL UNITS ENCOUNTERED AT TEST PIT 
LOCATIONS 

LOCATION 
DEPTH ENCOUNTERED BELOW EXISTING GROUND LEVEL (m) 

UNIT 1 UNIT 2 UNIT 3a UNIT 3b 

TP1 0.0 - 0.2 0.2 - 0.6 0.6 - >1.1 - 

TP2 0.0 - 0.2 0.2 - >1.6 - - 

TP3 0.0 - 0.3 0.3 - >1.8 - - 

TP4 0.0 - 0.1 0.1 - 0.6 - 0.6 - >1 

BH1 0.0 - 0.2 0.2 - >0.75 - - 

- Unit not encountered 
> Unit extends below depth 

It is expected that some variability in the depth of topsoil will exist across the site due to the depositional 
environment. It shall be noted that this variability may not be evident in the logs of the test pits as an 
average depth was taken for each boundary interface. 

5 . 3  E X I S T I N G  F I L L  

No fill was encountered on the site during the site investigation.  

6  G R O U N D W A T E R  

Groundwater inflows were observed in TP4 at 0.6m depth at the interface between the aeolian and 
alluvium soils. Numerous weeps and seeps were noted across the site, mainly confined to the slopes of 
the small hill present in the northeastern part of the site. 
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It appears that most near surface groundwater is associated with the older Cardrona Gravels deposits. 
The site investigation was conducted at a period after a prolonged period of rainfall events thus 
highlighting the potentially problematic areas.  

Discussions with the clients resulted in two of the three original proposed building platforms being 
relocated due to potential groundwater issues, these being platforms 2 and 3. 

Platform 3 had a significant amount of water across the surface and minor water flows were noted 
coming from several rabbit holes. 

It should be noted that fluctuations in the groundwater levels can occur as a result of seasonal variations, 
temperature, rainfall and other similar factors, the influence of which may not have been apparent at the 
time of investigation.  

7  L A B O R A T O R Y  T E S T I N G  

No material was sampled for laboratory testing. 

8  N A T U R A L  H A Z A R D S  

The following natural hazards are noted on or near the site on the QLDC hazard maps or may be present 
at the site: 

 Overland Flow 
 Alluvial fan Hazards (composite) 
 Liquefaction (possibly susceptible) 
 Seismic faults 
 Landslides 

8 . 1  G E N E R A L  

Freeze and thaw effects are relevant for the region and it is recommended that all strip type foundations 
are embedded at least 0.4m below finished ground levels with careful consideration given to final ground 
level clearances from exterior claddings.  

8 . 2  O V E R L A N D  F L O W  

Overland flow is considered to be low risk.  However, this would need to be fully assessed at the time of 
building as it would be dependent on the exact location of earthworks planned for each building.  

8 . 3  A L L U V I A L  F A N  H A Z A R D  

The site is not considered to be at risk from flooding due to alluvial fans.  The creek to the west of the site 
is deeply incised with an elevation change between the site and the creek bed of several tens of meters. It 
is considered that the risk of debris and or evulsion of the creek onto or through the site to be very low.  
It is considered that for evulsion of the channel onto the building platform to occur a very high volume of 
material would have to be eroded.   

8 . 4  L I Q U E F A C T I O N  

The building platforms are all mapped in the Domain A zone on the QLDC Hazard maps. 

The underlying ground is considered to consist of alluvial fan and old alluvial deposits to a depth of 
greater than 30m below the current ground surface. While the water table is likely to be variable across 
the site, However, it is considered that the materials are unlikely to be liquefiable.  It is therefore 
considered that the risk of liquefaction to be nil to low for this site.  
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8 . 5  S E I S M I C  F A U L T S  

As outlined in Section 3 above the site is very close to two active faults, both of which are part of the NW 
Cardrona Fault.  It is considered that in truth the site is likely to sit atop a broader fault zone and that the 
traces that have been identified in the area are where surface ruptures have occurred in the past.  There 
have been several identified rupture events in investigation trenches dug across the fault by research 
groups in the past.  The recurrence interval for a magnitude 7.0 event is estimated at 6,200 years.   

The greater risk to the site and again the wider Wanaka/ Cardrona area is from the Alpine Fault, 
approximately 75km to the west.  It is believed that the Alpine Fault could be capable of producing a 
magnitude 8.0 event and has a recurrence interval of 350 - 400 years.  It is expected likely to a magnitude 
7.5 or greater event could occur in the next 45 years.  

It is therefore considered that while there is a risk to any buildings on site from seismic events, they 
should be no greater than for the wider area. 

It is considered that the proposed buildings will be Importance Level 2 (IL2) structures in accordance with 
NZS1170:1. IL2 structure design requirements, including resistance of earthquake shaking with an annual 
probability of exceedance of 1 / 500 (i.e. a 500-year return period), which corresponds to the ultimate 
limit state (ULS) design seismic loading.   

At ULS, a structure should be able to withstand the potential (earthquake) deformations without 
structural collapse and protect the safety of the occupants. Earthquake shaking with an annual probability 
of exceedance of 1 / 25 (i.e. a 25-year return period) is assigned to the serviceability limit state (SLS) 
design level. At the SLS level, the design requirement is that deflections do not result in damage causing 
loss of function of the structure and that damage is readily repairable.   

NZS1170.5 and NZTA Bridge Manual (Version 3.2, May 2016) provide guidance on the ULS and  SLS 
earthquake magnitude and ground shaking parameters. The calculation methodology outlined in Section 
6.2 of the Bridge Manual has been followed to assess the design PGA for the site, for two ground motion 
cases (SLS and ULS) as outlined below:  = , 1.3  

Where: 

 C1000 = Unweighted Peak Ground Accelerations for Class D Site (Figure 6.1(b) of NZTA bridge 
Manual) = 0.4 for the Wanaka Area 

 Ru (ULS) = Return Period Factor for ULS event (1/500 year for IL2) = 1.0 
 Ru (SLS) = Return Period Factor for SLS event (1/25 year for IL2) = 0.25 
 f = 1 for Class D Deep soil sites  
 g = acceleration from gravity = 9.81 m/s/s 

TABLE 3 – SUMMARY OF THE EARTHQUAKE SCENARIOS RECOMMENDED FOR DESIGN 

 
SERVICE LIMIT STATE (SLS) 

DESIGN EARTHQUAKE 
ULTIMATE LIMIT STATE (ULS) 

DESIGN EARTHQUAKE 

RETURN PERIOD (YEARS) 25 500 

MOMENT MAGNITUDE (Mw) 7 7 

PEAK HORIZONTAL GROUND 
ACCELERATION (PGA) 0.08g 0.3g 
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The site is not subject to near-fault factors as outlined in Section 3.1.6 of NZS1170.5:2004.  

8 . 6  L A N D S L I D E S  

To the west of the site, on the flanks of the Crown Range, there is several large scale landslides visible. 
These are most easily characterised by their hummocky surface.  It is possible that during large seismic 
events or from toe removal, these slides could be remobilised.  It is considered that if this were to happen 
the subject site has enough of a catch area in the creek area to prevent a slide directly impacting the site. 

It is hard to estimate the effect that a slide could have, if it were to happen, on the stream, but it is 
possible that due to infilling of the gully that the stream could change course towards the site. Due to the 
combination of factors that would have to come together for this to happen is it considered that this 
scenario is very low risk.   

Some areas of shallower and smaller volume sliding were noted on the site, particularly in the area for 
the original Lot 3 building platform.  

It appears that slumping and mass movement is limited to the older Cardrona Gravels where they are 
either at the surface or have a very thin covering (less than a few meters) of younger materials. 

The location of the building platform for Proposed Lot 3 has been moved away from this original location. 

The current proposed locations do not appear to have any land stability issues. 

9  S U B S O I L  S U B C L A S S  F O R  S E I S M I C  D E S I G N  

Soils in this site are considered to fall in the site subsoil ‘Class D – Deep Soil sites’ in accordance with NZS 
1170.5.2004. 

1 0  D I S C U S S I O N  A N D  R E C O M M E N D A T I O N S  

1 0 . 1  S I T E  P R E P A R A T I O N  

Site preparation and earthworks suitable for structure and pavement support should consist of: 

 Prior to the placement of any new fill, the proposed areas should be stripped to remove all 
vegetation, topsoil, root affected or other potentially deleterious material. Stripping is generally 
expected to be required to depths of about 0.3m; 

 New site fill beneath structures should be compacted to a minimum density ratio of 95% 
Standard Compaction within acceptable limits of optimum moisture content (OMC); 

 All new fill should be supported by properly designed and constructed retaining walls or else 
battered at 1V:2H or flatter and protected against erosion; 

 Earthworks should be in accordance with the recommendations of NZS 4431:1989 ‘Earth Fill for 
Residential development’. 

1 0 . 2  E X C A V A T I O N  C O N D I T I O N S  

Where excavation is required, it is anticipated that all site materials could be excavated by conventional 
dozer blade or excavator (1.7 ton) bucket at least to the depths indicated on the appended logs. The 
depths of topsoil material and levels of refusal were encountered, during fieldwork are summarised in 
Table 2. 

1 0 . 3  S U I T A B I L I T Y  O F  S I T E  S O I L S  A S  F I L L  

It is recommended that the silty site soils are not reused as structural fill. They may only be used for 
landscaping.  
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1 0 . 4  B E A R I N G  C A P A C I T Y  S T R E S S E S  A N D  S E T T L E M E N T  

Below are the expected bearing capacities for the building platforms. These numbers are preliminary only 
would need to be verified at the time of building design. 

Scala Penetrometers were undertaken for the proposed Platform 1 building platform ar are consistent 
with the below results.  

10.4.1 Calculations 

Bearing capacity has been assessed using the Terzaghi bearing capacity equation for the most common 
types of soils found across the site.  = + + 1/2  

Where: 

  = ultimate bearing capacity of the soil 
  = is due to cohesion and friction in the soil 

  = total overburden pressure at the foundation level  
  = bulk unit weight of the soil 
  = width of the footing (for strip footing) 
,  &  are termed bearing capacity factors and are related to the friction angle of the soil 

The soil parameters used for the bearing capacity assessment are detailed in Table 2 below 

A standard footing size of 0.4m wide by 0.4m embedment has been used for the calculations. These 
dimensions are considered to be consistent with NZS3604:2011 standard footings. All calculations assume 
drained conditions. 
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TABLE 4 - BEARING CAPACITY SOIL PARAMETERS 

PARAMETER 
Sandy SILT 

(Unit 2) 

Sandy 
GRAVELS 
(Unit 3a) 

Silty 
GRAVELS 
(Unit 3b) 

SILT 
(Unit 2) 

Sandy 
SILTS 

(Unit 3) 

Silty 
GRAVELS 
(Unit 4) 

Ø (Friction Angle) 30° 35° 35° 33° 32° 34° 
 (bulk unit weight 

of soil below 
footing level) 

19 kN/m3 19 kN/m3 19 kN/m3 19 kN/m3 19 kN/m3 19 kN/m3 

 (bulk unit weight 
of soil above 
footing level) 

16 kN/m3 16 kN/m3 16 kN/m3 17 kN/m3 17 kN/m3 17 kN/m3 

C (cohesion) 2 kN - 2 kN 2 kN 2 kN 2 kN 

cu (shear strength 
of soil) - - - - - - 

B (Width of 
footing) 0.4 m 0.4 m 0.4 m 1 m 1 m 1 m 

L (Length of 
footing) - - - 1 m 1 m 1 m 

(depth of 
embedment) 0.4 m 0.4 m 0.4 m 0.2 0.2 0.2 

CALCULATED 
ULTIMATE 
BEARING 

CAPACITY qult 

225 kPa 
(Strip 

Footing) 

>300 kPa 
(Strip 

Footing) 

>300 kPa 
(Strip 

Footing) 

225 kPa 
(Rectangul
ar Footing) 

>300 kPa 
(Rectangul
ar Footing) 

>300 kPa 
(Rectangul
ar Footing) 

Once the Gross Ultimate Bearing Capacity qult is gained it is divided by 3 to get the Allowable bearing 
capacity for the soil at foundation level. 

There is a slight advantage to using a depth factor in the calculations of bearing capacity, but these are 
used with caution which has been done in this case. Based on the parameters above and a strip footing 
width of 0.4 m and embedment depth of 0.4 m an allowable bearing capacity of 75 kPa is highly likely to 
be achieved in the silt (Unit 2) materials. 

Good ground was not encountered until a depth of between 650mm to 750mm depth across the 
proposed Platform 1. This is consistent with the depths of the slit materials. 

Please note that where fill is placed under a residential building it must be placed in accordance with 
NZS4431 and where the depth of fill exceeds 600mm it must be certified by an inspecting engineer in 
accordance with that Standard. 

At the time of construction, all foundation excavation subgrades should be inspected by a suitably 
qualified Geoprofessional to ensure foundation conditions are as reported and the appropriate design 
assumptions for bearing capacity by the structural engineer are met. 
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1 0 . 5  B A T T E R  S L O P E  A N G L E S  

Temporary and permanent batter angles are summarised in the table below up to a maximum cut height 
of 3.0 m in fully drained conditions. Batters greater than 3.0m high will need specific inspection and 
assessment by a suitably qualified geotechnical professional during construction.  Where more than one 
soil type is present in the batter slope the batter must still be to the slopes recommended for each type. 

Should water or seepage be encountered during excavation of the proposed batters then a 
Geoprofessional shall assess additional slope drainage requirements. The type, spacing and details would 
be confirmed at that stage. 

Where steeper batters than those recommended are proposed, they will be subject to specific design by 
a geotechnical professional. 

TABLE 5 – BATTER ANGLE SUMMARY 

Material Type Temporary Construction Batters 
(H):(V) 

Permanent Batters (H):(V) 
(unretained) 

Engineered Fill 1:1 2:1 

Silts 1:1 2:1 

Sandy gravels 1:1 2:1 

Silty gravels 1:1 2:1 

1 0 . 6  G E O T E C H N I C A L  S O I L  P A R A M E T E R S  

Geotechnical soil parameters for retaining design are tabulated below: 

TABLE 6 – GEOTECHNICAL SOIL PARAMETERS 

Soil/Rock Type 
Bulk Density  

(kN/m3) 
Effective Cohesion 

(kPa) 
Effective Friction Angle  

(°) 

Topsoil/Fill 16 - 25 

Engineered Fill 18 0 30 

Natural soils (silts) 19 2 30 

Natural soils (sandy 
gravels) 19 - 35 

Natural soils (silty 
gravels) 19 2 35 

All retaining structures should be designed by a Chartered Professional Engineer and have full height of 
retaining drainage measures installed with a collection drain at the base, to suitable outfall to the 
stormwater system.  

1 0 . 7   P E R M E A B I L I T Y  

An assessment of the soil permeability was undertaken during the site investigation visit for the purposes 
of onsite wastewater disposal.  One onsite permeability test (SK1) was conducted in soils that were 
considered to be some representative of those across the site at shallower depths.  

A summary of the results of the permeation testing are outlined in Table 7. 
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TABLE 7 – SUMMARY OF PERMEATION TESTING 
TEST LOCATION SOIL TYPE PERMEABILITY mm/hr PERMEABILITY m/day 

SK1 Sandy SILT 0.3 0.01 
Recommended to check at time of design 

While a permeability was assessed at the location of the Proposed Platform 1 building platform it is 
considered that the permeability is extremely low but consistent with published results for similar silty 
materials.  

1 0 . 8  S U I T A B I L I T Y  F O R  O N S I T E  S T O R M W A T E R  D I S P O S A L  

It is considered that stormwater discharge could be achieved via bubble up pits / trenches with overland 
flows to the nearby streams.  

1 0 . 9  S U I T A B I L I T Y  F O R  O N S I T E  W A S T E W A T E R  D I S P O S A L   

It is considered that each proposed lot is suitable for onsite wastewater disposal.   

It is highly recommended that the site be further investigated at the time of design once the location and 
layout of the houses are known. 

It is considered that the underlying sandy gravels / silty gravels could provide better permeability than the 
overlying (and tested) silts.  

Careful consideration and placement of the wastewater disposal fields will be needed for these sites, 
however, wastewater disposal is considered feasible for most developments. 

1 1  C O N C L U S I O N S   

The initial investigation showed that the original building platform 2 was likely to be subject to 
groundwater issues.  

The original building platform 3 was considered to be situated on an old landslide and also had 
groundwater issues.  

It was recommended after the initial investigation that platforms 2 and 3 be relocated, which was done. A 
follow-up walkover assessment was conducted of these sites to check for possible issues. No issues were 
observed, however, this does not remove the requirement for a more detailed assessment of these new 
locations at the time of building design and consent.  

As outlined in Section 6 above groundwater issues should be a lot less likely along the western part of the 
site and more easily managed if there are any. 

Stormwater is likely to be best managed by bubble up trenches down slope of the buildings with possible 
overland controls to mitigate erosion and or attenuate flows. 

Provided the recommendations made in this report are adhered to, we consider that the proposed 
development of the building platforms is geotechnically suitable. 

It is highly recommended that further testing (minimum two infiltration tests) is undertaken at the 
location of the proposed wastewater disposal areas at the time of design and this report shall not be 
solely relied upon for design parameters for those systems. 
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1 2  A P P L I C A B I L I T Y  

This report is only to be used by the parties named above for the purpose that it was prepared and shall 
not be relied upon or used for any other purpose without the express written consent of the principal and 
Mt Iron Geodrill Ltd. 

The extent of testing associated with this assessment is limited to discrete locations and variations in 
ground conditions can occur between and away from such locations. If subsurface conditions 
encountered during construction differ from those given in this report further advice should be sought 
without delay. 

1 3  C O M P E T E N C Y  S T A T E M E N T  

I, Gavin Tippett, am a member of Engineering New Zealand (MEngNZ 1153129), and hold the following 
qualifications: 

 BSc (Geology),  
 PGDip Engineering Geology,  
 M.Sc (Engineering Geology).  

Mt Iron Geodrill holds a current policy of Professional Indemnity Insurance no less than $200,000. 
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Appendix A – SITE PLANS 
 

 Testing location plan 
 Proposed Development Layout 
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