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INTRODUCTION 

1. My name is Susan Cleaver and I am one member of the Bunn family. I am a director of 

BarnHill Corporate Trustee Ltd (BHCT), Barn Hill Ltd and Wine Artisan Ltd. I hold the 

qualifications of Bachelor of Arts from Canterbury University, and a Diploma of Database 

and Web Design from Media Design School in Auckland. I am currently living on the 

Family Farm at Morven Ferry Road.  

2. I am an artist and my specialties are photography and composite digital photography. I 

have completed numerous private and online courses in Photography since 1990, 

alongside private and professional courses in digital image manipulation since 1999. 

3. I have submitted on and attended QLDC hearings as an individual and as part of the 

Bunn Family through D E Bunn and Co and BHCT Ltd.  

 

SCOPE OF EVIDENCE  

4. This evidence is to assist the hearings panel on Submission 31035 on the proposed 

District plan (PDP). This evidence is in relation to the Rural Visitor Zone (RVZ) area 

adjacent to Morven Ferry Road and the Twin Rivers Queenstown Cycle Trail (TRQCT). I 

utilize my photography and digital skill set to specifically focus on the topic of: 

• Landscape and Visual effects. 

5. I have prepared my evidence based on my:  

a) Academic and professional expertise in photography and digital composite 

photography.  

b) Familiarity with the site and surrounding area. 

c) Experience as a Queenstown Trail user.  

d) Revision of the below documents. 

 

6. In preparing this evidence I have reviewed several reports relevant to this submission 

that were prepared for Stage 1 (Submission # 626) and Stage 2 (Submission # 2509) 

including the following which I will directly reference: 

• Statement of Evidence of Helen Juliet Mellsop on behalf of Queenstown Lakes 

District Council LANDSCAPE 18 March 2020. 

• S2449 B Espie Stage 2 Evidence, 13th June 2018, Appendix 2, & Viewpoint 

Location Photos Espie Stage 1, Appendix 3. 

 

RELIEF SOUGHT 

7. This evidence relates to a 2.8ha of land owned by BHCT, Aurum Survey plan 3015-570-

1D Ref: (Appendix 1). This is an amended area of land from Stage 1 and Stage 2, part of 

which is a High Landscape Sensitivity Area, which BHCT seek to have zoned Rural 

Visitor. BHCT also seek to amend the wording of CH 46 notified provisions referred to in 

points 30, 31 & 32. 
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LANDSCAPE & VISUAL EFFECTS 

8. Ms. Mellsop in her report noted: Ref: (Mellsop, Page 27, 8.10)  

“I consider there may be potential for a limited amount of single-storey low key 

commercial or visitor accommodation development to be absorbed within the landscape, 

either close to the Twin Rivers trail … Development close to the trail would need to be of 

small scale and be well located, designed and landscaped to avoid adverse effects on 

visual amenity and on views to surrounding ONL/Fs”  

 

9. We agree that there is potential for a low key, maximum 6m height, visitor development 

that can be absorbed by the landscape close to the Twin Rivers trail. Please refer to 

photographs in Appendices 6 & 7 to show the various locations of the visible landscape 

aspects, including current vegetation patterns, and low-lying, hummocky topography.  

 

10. I took these photographs from several locations including those that both Mr. Espie Ref: 

(Mr. Espie’s evidence, Oct 2015, Appendix 3, Viewpoint Location Photos 1,2,3 & 7) and 

Ms. Mellsop’s brief of evidence dated 18 March 2020 Ref: (Mellsop, pg24, 8.5(d); pg27 

Photograph 1; Page 28, 8.12(a)) mention in their evidence and reports. The aerial photo 

Ref: (Appendix 6) shows each location in reference to the RVZ. 

o Aerial Photo: aerial view of locations of RVZ and photographs. 

o Location A: Twin Rivers Trail Junction (TRJ) point at Morven Ferry Road. 

o Location B: Morven Ferry road, 400m from TRJ. 

o Location C: Arrow Junction road and TRQCT carpark, 400m to TRJ. 

o Location D: TRQCT and no-name road adjacent to the Arrow River, 

approximately 420m to TRJ. 

o Location E: TRQCT easement through BHCT land, not a Public Place. 

o Location F: Crown Range road, Chainbay 4 carpark and viewing area. 

o RVZ Location: Views West through to North. 

 

11. As a family we identified a High Landscape Sensitivity Area (HLSA) as the area directly 

opposite Location A, rising approximately 38m west to the top of the hummocky knobs. 

(refer photos 1a & b, Appendix 7) As the HLSA is rising hummocky terrain, it largely 

obscures views from the Locations A, B, C, & D.  

 

12. We took the opportunity to erect poles and place hay, cars, and a tractor to simulate 

building placement (Positions 1 – 4) on the relatively easy contour land to the West of 

the TRJ. (refer photos 1, 2, 3 & 4, Appendix 7) The green tractor is approximately 3m 

high at the cab and 5.3m high with the fork-loader raised to full height position. The poles 

were 5.5m high, 2 hay bales stacked together represented 2.2m wide x 2.4m high. 

 

13. The composite photos (refer photos 2b & 2c, Appendix 7) in Location B, portray our 

vision and give a ‘sense’ of how the buildings would be viewed by a person at that point. 

It is not until Location B that the RVZ becomes visible from Morven Ferry road, remaining 

visible for a further 200m in an Easterly direction. (refer photos 7a & 7b, Appendix 7) In 

the composite photos, I placed buildings with natural materials of stone and timber, then 

‘grew’ the trees that are currently planted at the base of the hill below the RVZ. Note: 

these composite photos do not show any potential landscaping that would accompany 

the RVZ.   
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14. The remaining photos from Locations A, C, D show the various diminishing views of the 

RVZ.  At each location I have identified a ‘zoomed cut-out’ of the visible portions of the 

poles, hay or tractor. (refer photos 1,3, & 4, Appendix 7)  

 

15. As Location E is not defined as a public place, I have not included a photo from here. 

 

16. Location F (Crown Range road, Chainbay 4) cannot be seen at all from any of the 

Locations or the RVZ, due to the Crown Range escarpment blocking the area. (refer 

photos 5 & 6, Appendix 7) 

 

17. The HLSA rising landform and the current vegetation patterns ensure the site is visually 

discrete in views from public places and neighbouring dwellings. I note that all 

neighbouring dwellings face a mainly Northerly or North-Westerly aspect, with their major 

views away from the RVZ. Most of these dwellings also have significant mature high 

vegetation surrounding them. Ref: (Appendix 7) 

SUMMARY 

18. We believe the RVZ will enable an appropriately located and low key rural visitor 

development, that can largely be absorbed within the landscape and enhance the visual 

amenity values of the area. 
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APPENDIX 3: VIEWPOINT LOCATION 2 - North of the “T” insection of Morven Ferry Road and the Twin Rivers Trail.
 - The proposed Rural Visitor Zone is shown in red.
 - The proposed Rural Visitor Zone - Restricted and the two Rural Residential Zones are not visible.
 - The Morven Ferry Ltd proposed zone is not visible.

APPENDIX 3: VIEWPOINT LOCATION 1 - Immediately north of the public carpark located at the southern end of Arrow Junction Road.
 - The two proposed Rural Visitor Zones are shown in red.
 - The two proposed Rural Residential Zones are not visible.
 - The Morven Ferry Ltd proposed zone is not visible.
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APPENDIX 3: VIEWPOINT LOCATION 3 - From the “T” insection of Morven Ferry Road and the Twin Rivers Trail.
 - The proposed Rural Visitor Zones is shown in red.
 - The proposed Rural Visitor Zone - Restricted and the two Rural Residential Zones are not visible.
 - The Morven Ferry Ltd proposed zone is not visible.

APPENDIX 3: VIEWPOINT LOCATION 4 - Immediately north of the driveway entrance to 287 Morven Ferry Road.
 - The proposed Rural Visitor Zone - Restricted is shown in red.
 - The proposed Rural Visitor Zone and the two Rural Residential zones are not visible.
 - The Morven Ferry Ltd proposed zone is not visible.



APPENDIX 3: VIEWPOINT LOCATION 5 - Located on the Arrow River Bridges Ride trail near 189 Morven Ferry Road.
 - The proposed Rural Residential Zone - East is shown in red.
 - The proposed Rural Residential Zone - West and the Rural Visitor Zones are not visible.
 - The Morven Ferry Ltd proposed zone is not visible.

APPENDIX 3: VIEWPOINT LOCATION 6 - Located on the Arrow River Bridges Ride immediately east of the proposed RRZ-E.
 - The proposed Rural Residential Zone - East is shown in red.
 - The proposed Rural Residential Zone - West and the Rural Visitor Zones are not visible.
 - The Morven Ferry Ltd proposed zone is not visible.



APPENDIX 3: VIEWPOINT LOCATION 7 - Located on the Arrow River Bridges Ride trail near the south east boundary of 205 Morven Ferry Road (The Hoskin Property).
 - The proposed Rural Residential Zone - East is shown in red.
 - The proposed Rural Residential Zone - West and the Rural Visitor Zones are not visible.
 - The Morven Ferry Ltd proposed zone is not visible.

APPENDIX 3: VIEWPOINT LOCATION 8 - Located along the SH6 (Gibbston Highway) immediately north of 1330 Gibbston Highway. 
 - The proposed Rural Residential Zone - East is shown in red.
 - The proposed Rural Residential Zone - West and the Rural Visitor Zones are not visible.
 - The Morven Ferry Ltd proposed zone is not visible.



APPENDIX 3: VIEWPOINT LOCATION 9 - Approximately 40m north east of the stock over-pass on the Twin Rivers Ride Trail.
 - The proposed Rural Residential Zone - West is shown in red.
 - The Morven Ferry Ltd proposed zone is shown in orange.
 - The proposed Rural Residential Zone - East and the Rural Visitor Zones are not visible.

APPENDIX 3: VIEWPOINT LOCATION 10 - Located a few metres east of the Thompson’s Hill sign on the Twin Rivers Ride Trail.
 - The proposed Rural Residential Zone - West and the Rural Visitor Zones are shown in red.
 - The proposed Rural Residential Zone - East is not visible.
 - The Morven Ferry Ltd proposed zone is not visible.
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→

Leaflet	|	©	OpenStreetMap
→

http://leafletjs.com/
https://osm.org/copyright


→

→ → → →

http://11.11.150.10:8080/api/phantomjs/templates/1589440794901.html#


→

→

http://11.11.150.10:8080/api/phantomjs/templates/1589440794901.html#dashboard-site::site=100044111
http://11.11.150.10:8080/api/phantomjs/templates/1589440794901.html#dashboard-site::site=100015779
http://11.11.150.10:8080/api/phantomjs/templates/1589440794901.html#dashboard-site::site=100015778
http://11.11.150.10:8080/api/phantomjs/templates/1589440794901.html#dashboard-site::site=100015781
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→

Leaflet	|	©	OpenStreetMap
→

http://leafletjs.com/
https://osm.org/copyright


→

→ → → →



→

→

http://11.11.150.10:8080/api/phantomjs/templates/1589184983484.html#dashboard-site::site=100044111
http://11.11.150.10:8080/api/phantomjs/templates/1589184983484.html#dashboard-site::site=100015779
http://11.11.150.10:8080/api/phantomjs/templates/1589184983484.html#dashboard-site::site=100015778
http://11.11.150.10:8080/api/phantomjs/templates/1589184983484.html#dashboard-site::site=100015781
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