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FORM 12 
File Number RM200267 

 

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:  
 
Roberts Family Trust 
 
What is proposed: 
 
Application under Section 88 of the Resource Management Act 1991 (RMA) for Subdivision Consent to create 
seventeen lots with building platforms on Lots 1-16, with associated earthworks, servicing and landscaping. The 
proposed lots are as follows: 
 
Lot Number Lot Size 
1 10,500m² 
2 3,870m² 
3 4,550m² 
4 5,120m² 
5 4,940m² 
6 4,830m² 
7 5,000m² 
8 4,870m² 
9 4,500m² 
10 4,420m² 
11 4,290m² 
12 6,750m² 
13 4,790m² 
14 4,850m² 
15 4, 870m² 
16 29,200m² 
100 43.6016ha 

 
It is proposed to stage the subdivision as follows:  
 
• Stage 1: Lot 1, Lot 13, Lot 14, Lot 15 and Lot 16  
• Stage 2: Lot 7, Lot 8, Lot 9, Lot 10, Lot 11 and Lot 12  
• Stage 3: Lot 2, Lot 3, Lot 4, Lot 5 and Lot 6 
 
Access to the cluster of lots (Lots 2 – 15) is reliant on an existing Right of Way (ROW) over the land to the south which 
is owned by Mount Cardrona Station. A single access to the proposed development will come off Curtis Road and follow 
the western edge of the boundary firstly servicing Lot 1. Lot 16 has separate access off the current right of way easement 
from the south.  
 
Earthworks of 44,600m³ is proposed over an area of 59,000m². 
 
The location in respect of which this application relates is situated at: 
 
10 Curtis Road, Cardrona (Lot 1 DP 433836 and Lot 6 DP 344432 held in Record of Title 528557 and Lot 1 DP 425263 
held in Record of Title 499605). 
 
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 RM200267 as the reference https://edocs.qldc.govt.nz/Account/Login 
 
The Council planner processing this application on behalf of the Council is Tim Anderson, who may be contacted by 
phone at 03 441 0465 or email at tim.anderson@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: 
 
Friday 9th December 2022 
 
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 (Roberts Family Trust) as soon as reasonably practicable 
after serving your submission to Council. The applicant’s contact details are: 
 
C/- Cathy Wallace/Morgan Shepherd 
Brown and Company 
Level 1, The Forge,  
Athol Street, 
Queenstown 9305 
cathy@brownandcompany.co.nz or Morgan@brownandcompany.co.nz  
 
QUEENSTOWN LAKES DISTRICT COUNCIL 
 

______ ___________________________________ 
 
(signed by Andrew Woodford pursuant to a delegation given under 
Section 34A of the Resource Management Act 1991) 
 
Date of Notification: Friday 11th November 2022 
 
 
 
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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https://www.qldc.govt.nz/services/resource-consents/application-forms-and-fees#other_forms
mailto:cathy@brownandcompany.co.nz
mailto:Morgan@brownandcompany.co.nz
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APPLICATION FOR RESOURCE CONSENT UNDER SECTION 88 OF THE RESOURCE 

MANAGEMENT ACT 1991 

 

To: Queenstown Lakes District Council 

Roberts Family Trust 

c/- Brown & Company Planning Group Ltd, PO Box 1467, Queenstown, applies for resource consent 
as follows.   

1. The names and addresses of the owner and occupier (other than the applicant) 
of any land to which the application relates are as follows:  

The Roberts Family Trust is the owner of the properties at Curtis Road, Cardrona.  

2. The land to which the application relates is: 

The land parcels are as follows:  
 

Address Identifier Legal Description Area 

10 Curtis Road 528557 Lot 1 DP 433836 and Lot 6 DP 
344432 28.1696ha 

Curtis Road 499605 Lot 1 DP 425263 26.1670ha 

A copy of the Certificate of Title is attached at Attachment B. 

3. The type of resource consents sought are as follows:  

• Subdivision consent; and 

• Land use consent for residential building platforms; and  

• Variation to RM090876. 

4. A description of the activity to which the application relates is: 

The applicant proposes a subdivision to create seventeen new rural lots off Curtis Road. The 
subdivision will create rural residential living opportunities in the Cardrona Valley with the 
establishment of building platforms on each lot. 

The proposal is described in detail in Part 3 of the Assessment of Effects on the Environment 
(Attachment A) and in the supporting reports and plans that accompany the application.   

5. The following additional resource consents are required in relation to this 
proposal and have or have not been applied for: 

Resource consents from the Otago Regional Council (ORC) are required for discharge to land 
wastewater disposal options and proposed crossings, in the form of extensions to culverts, 

Version: 1, Version Date: 20/03/2020
Document Set ID: 6467053



3 
 

from Pongs Creek and Pringles Creek which are part of the proposal to widen the road 
accessway.  

The application for these consents has been lodged with the ORC and is being processed 
concurrently.  

6. I attach, in accordance with the Fourth Schedule of the Resource Management 
Act 1991, an assessment of environmental effects in the detail that 
corresponds with the scale and significance of the effects that the proposed 
activity may have on the environment. 

The assessment of effects on the environment is attached as Attachment A.   

7. I attach information required to be included in this application by the district 
plan, and Resource Management Act 1991.   

A list of attachments to the application is provided below. 

8. Where the application is for subdivision consent: 

All information required in relation to the subdivision is shown on the Subdivision and Scheme 
Plans at Attachment C and the Landscape Plans at Attachment E.  
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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 complete and accurate. 

If signing 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 the Fees Information section. 

If signing 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 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. 

 

 

................................................... 
for Brown & Company Planning Group 

on behalf of 

Roberts Family Trust 

 19 March 2020 

Address for service of applicant: 
 
Roberts Family Trust 
c/- Brown & Company Planning Group 
PO Box 1467 
QUEENSTOWN 9348 
 
Attention: Jeff Brown / Cathy Wallace 
 
Telephone: 03 409 2258 
Mobile: 021 715 572 
Email: jeff@brownandcompany.co.nz / cathy@brownandcompany.co.nz  
  
Address for invoicing: 
 
Roberts Family Trust 
c/o- Leon West  
Maestro Projects Limited  
leon@maestroprojects.co.nz 
  

Version: 1, Version Date: 20/03/2020
Document Set ID: 6467053

mailto:jeff@brownandcompany.co.nz
mailto:cathy@brownandcompany.co.nz
mailto:leon@maestroprojects.co.nz


5 
 

Attachments: 

A. An Assessment of Effects on the Environment in accordance with the Fourth Schedule to the Act. 

B. Certificate of Title and Interests  

C. Subdivision and Scheme Plans, prepared by C Hughes and Associates 

D. Landscape Assessment Report, prepared by Baxter Design Group   

E. Landscape Drawings & Attachments, prepared by Baxter Design Group 

F. Proposed Building & Landscape Controls, prepared by Baxter Design Group 

G. Ecological Assessment, prepared by e3Scientific 

H. Transport Assessment, prepared by Bartlett Consulting  

I. Infrastructure Report, prepared by Holmes Consulting 

J. Proposed Onsite Wastewater Management System – Site Assessment Report, prepared by e3 
Scientific 

K. Otago Regional Council Certificate of Compliance RM19.307.01 

L. Erosion and Sediment Control Plan, prepared by Holmes Consulting 

M. Preliminary Site Investigation, prepared by e3 Scientific 

N. Geotechnical Report, prepared by Geosolve  

O. Waterways Inspection Report, prepared by C Hughes and Associates 

P. Archaeological Assessment, prepared by Origin Consultants 

Q. Queenstown Lakes District Council Form 9 

R. Memorandum of Proposed Land Covenants 

S. Draft consent notice 
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FOURTH SCHEDULE  

ASSESSMENT OF EFFECTS ON THE ENVIRONMENT 

1. A description of the proposal 

1.1. Scope of this Document  

This Assessment of Effects on the Environment (“AEE”) is submitted in fulfilment of the applicant’s 
duties under the Resource Management Act 1991 (“RMA”).  The AEE addresses matters relating to this 
land use consent application to the Queenstown Lakes District Council (“QLDC” or “the Council”) for 
the proposal.   

This AEE has been prepared in accordance with the requirements of section 88 and the Fourth 
Schedule of the RMA and provides all information necessary for a full understanding of the proposal 
and the effects it will have on the environment.  To this end, the AEE contains the following information: 

• A description of the site and surrounding locality; 

• A description of the proposal;  

• Relevant provisions of the QLDC’s District Plan (operative objectives, policies and methods, and 
proposed objectives and policies); 

• An assessment of effects on the environment, including analysis of relevant assessment matters;  

• Assessment under Part 2 of the Resource Management Act 1991; 

1.2. The Site and Locality 

The Site is approximately 54ha and is located on the undulating western plateau of the Cardrona Valley. 
The site’s undulating landform is predominantly open pasture grass that is occasionally grazed, with 
scattered alpine vegetation. Small valleys exist throughout the site, with Pongs Creek flowing through 
the site from west to east. Pringles Creeks runs along the most northern boundary of the site.  

The existing site is dominated by grassed surfaces and generally slopes from the south to the north, 
with some existing swales, hills, gullies, and creeks within the site boundary.  There are two races 
crossing through the site and overland flow routes through the property drain to either Pongs or Pringles 
Creek. 

Pongs Creek is a known, secure population of the Clutha flathead galaxias (Galaxias “species D”) 
(DOC, 2016), which has a conservation status of Threatened. This species is currently protected from 
other fish species by the presence of a perched culvert. 

Access to the subject site is existing off Curtis Road, which is a public road and is chip-sealed for half 
of its length. The road accesses the site and forks with the northern extension servicing the existing 
residential dwelling at 10 Curtis Road and the lower turning into a farm track and servicing the southern 
lots above the Cardrona Township. Curtis Road is a private road that takes access from the public 
Cardrona Valley Road via approx. 200m of private Pringles Creek Road. Only the first approx. 50m of 
Curtis Road, from its junction with Pringles Creek Road, is chip sealed with the rest of the road being 
gravel.  Existing culverts convey Pringles and Pongs Creeks respectively beneath Curtis Road.  

The site is located outside of the QLDC stormwater drainage scheme boundary. There is no integrated 
stormwater infrastructure or management plan for the Cardrona area. The existing dwelling within the 
site disposes of stormwater via soakage to ground. 
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Stormwater drainage is generally conveyed via roadside swales, ephemeral gullies and culverts 
towards Pongs and Pringles Creek, under the Cardrona Valley Highway and ultimately draining to the 
Cardrona River. 

The outstanding natural landscape is transitional in character and the relatively undeveloped rural 
character that currently exists across this plateau will change in the immediate future to a more 
developed landscape that will include the large Mount Cardrona Special Zone and works to be 
undertaken on the Ski Field sub zone land.  The site is described in more detail in the landscape 
assessment by Baxter Design Group; attached as Attachment D.  

The site area appears to have initially been under agricultural leases from the early 1870s associated 
with local Cardona residents.  Following this, a small Chinese hamlet of at least five buildings became 
established on the northern part of the site.  Earthen sod walls were built on both sides of Pongs Creek 
and were likely used to exclude grazing stock from the site. The wider area beyond the site was given 
over to pastoral farming.  Pongs Creek appears to have had a low to moderate level of alluvial working 
undertaken during this period.  Two water races, Littles and the Cardrona Company were constructed 
from the Cardrona River to Branches Creek. Littles Race was built by Bolton in 1873, and the Cardrona 
Company built later in the 1880s to provide water for sluicing operations. 

1.3. The Proposal  

1.3.1. Introduction  

The application seeks to subdivide the property to create 16 new rural residential lots within the site, 
ranging in size from 3860m² to 29,200m², and a balance lot title comprising of approximately 42ha. This 
balance lot will contain the existing residential dwelling at 10 Curtis Road.  Proposed lot 16 contains an 
existing residential building platform which was approved through RM090876. These sites are clearly 
identified in the Baxter Design Group plans (Attachment D).  

Access to the proposed subdivision will be via Curtis Road which is a publicly owned road extending 
from Pringles Creek Road off the Cardrona Valley Road.    

1.3.2. Subdivision  

The land will be subdivided to create 16 new rural residential lots and a large balance lot, as shown on 
the Scheme Plan, prepared by C Hughes and Associates, at Attachment C. The proposed lot sizes 
are as follows: 

Lot Number Lot Size  

Lot 1 10,500m² 
Lot 2 3,870m² 
Lot 3 4,550m² 
Lot 4 5,120m² 
Lot 5 4,940m² 
Lot 6 4,830m² 
Lot 7 5,000m² 
Lot 8 4,870m² 
Lot 9  4,500m² 
Lot 10  4,420m² 
Lot 11 4,290m² 
Lot 12 6,750m² 
Lot 13 4,790m² 
Lot 14 4,850m² 
Lot 15 4,870m² 
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Lot 161 29,200m² 
Balance lot  43.6016ha 

It is proposed to stage the subdivision as follows: 

• Stage 1: Lot 1, Lot 13, Lot 14, Lot 15 and Lot 16 

• Stage 2: Lot 7, Lot 8, Lot 9, Lot 10, Lot 11 and Lot 12 

• Stage 3: Lot 2, Lot 3, Lot 4, Lot 5 and Lot 6 

1.3.3. Proposed building and activities  

Each of the proposed lots contains a registered building platform that will provide for residential use. 
Lots 1 – 15 will accommodate a 750m² residential building platform. The approved building platform on 
proposed Lot 16 will remain at 1000m². Each rural residential lot building platform, will have a 
surrounding curtilage area, ecological planting, fencing, clusters of exotic trees, gravel driveway and 
associated earthworks required to create level building platforms.   

As mentioned above, proposed Lot 16 contains an existing residential building platform which was 
approved through RM090876.  The previously consented RBP, is proposed to be modified slightly to 
reduce potential adverse effects in regards to earthworks and visibility.  A summary of these proposed 
modifications are below: 

• The RBP remains as 1000m². 

• The RBP has been rotated approximately 90° clock-wise to orientate the RBP ‘along’ the slope, 
rather than against the slope, reducing cut/fill.  

• The proposed driveway is orientated to ‘run with’ the topography, reducing earthwork cut/fill.  

• As a result of the above, the RBP has been lowered approximately 2m from an F.F.L of 667.00 
to 665.00. 

• The removal of the additional mounding located on the ridgeline east of the RBP.  

• The removal of the proposed planting.  

The concept masterplan prepared by Baxter Design Group illustrates the proposal for each lot in detail 
(Attachment D).  

The applicant proposes to register a consent notice to the titles of the proposed lots to control and 
restrict built form. These design controls include architectural and landscape design controls, as 
detailed in Attachment F.  The period of the consent notice is to be 25 years from the date the consent 
becomes active.   A consent notice will be registered to the new titles to include conditions surrounding 
design controls. 

1.3.4. Landscaping 

The landscaping proposed is shown on the plans prepared by Baxter Design Group at Attachment E. 

 

1 Building Platform approved through RM090876 
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The proposed development includes protection areas to enhance the natural character of site, and the 
ecological benefits of Pongs Creek.  Lot 1 is situated on the northern side of Pongs Creek in the eastern 
corner of the subject site. This lot incorporates a portion of Pongs Creek as it flows south-east which 
will be protected by covenant.  Lots 7 – 9, ‘The Creek Cluster’, lines the lower tail of Pongs Creek before 
it reaches Lot 1. These lots are bound by the creek and will be heavily vegetated as part of the native 
planting framework undertaken by the developer. 

The main development area, which incorporates Lots 2-15, adopts an indigenous planting and 
ecological framework planted by the developer. The indigenous planting and the associated fencing to 
protect this, will enhance existing vegetation within the development area. Pongs Creek is to be fenced 
and protected by covenant named ‘Pongs Creek Clutha Flathead Preservation Corridor’. The intention 
behind this covenant is to protect Pongs Creek and its margins from stock further damaging the ecology 
in this area, and protect the ‘Nationally Critical’ Clutha Flathead Galaxias. This will allow the creek and 
its margins to naturally regenerate. 

Across the indigenous planting framework, a variety of species with equal coverage will ensure that an 
alpine vegetated landscape is reinstated across the site. This framework encompasses an area of 
approximately 4.6ha.  A proposed ‘Landscape Protection Zone’ will maintain the pastoral character of 
the area of land between proposed dwellings and existing dwellings on Gin and Raspberry Lane. This 
protected area will prevent future subdivision by way of a covenant and encompasses an approximate 
area of 8.6ha.  Specific plant species and ecological areas are detailed in the Landscape Assessment 
and Plans prepared by Baxter Design Group (Attachment C & D). 

The proposal volunteers two covenants as detailed at Attachment R and summarised below: 

• Pongs Creek Clutha Flathead Preservation Corridor – this will be managed to protect Pongs 
Creek from grazing stock, allowing the area to naturally enhance and protect the ecological 
amenity.  This area will be held within the balance lot title.  

• Landscape Protection Zone – this will prevent further subdivision of open land between 
established residential dwellings in the area and the proposed development, maintaining the 
open natural character of the site. This area will be held within the balance lot title. 

1.3.5. Access  

Access to the cluster of lots (Lots 2 – 16) is reliant on an existing Right of Way (ROW) over the land to 
the south which is owned by Mount Cardrona Station.   

A single access to the proposed development will come off Curtis Road and follow the western edge of 
the boundary firstly servicing Lot 1. This road will connect to an existing easement which borders the 
southern boundary edge of the site.  This access way will be upgraded to, as a minimum, a Figure E2 
type road to serve the proposed development. 

A proposed 5.5m wide chip sealed road will enter the site from the southern boundary edge, pass 
through the site to service the 14 Lots within the development area. Two secondary roads branch off 
the main road each 3.5m wide. The first road will service lots 2 - 4, and the second will service the lower 
creek lots 7 - 9. Gravel driveways will be constructed to provide access to each lot.  Each driveway is 
to be no more than 3.5m in width.   

Lot 16 has separate access off the current right of way easement from the south.  

The existing intersection of Curtis Road with Pringles Creek Road is formed as private access. The 
upgrade of Curtis Road requires the intersection to be upgraded to accommodate the proposed 
development.  The design of this intersection upgrade is based on Austroads design guidance. The 
proposed works will result in an intersection layout similar to a Diagram 99 type intersection layout.  

The Transport Assessment prepared by Bartlett Consulting at Attachment H provides detail of these 
proposals. 
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1.3.6. Infrastructure  

Infrastructure is addressed in the Infrastructure Report prepared by Holmes Consulting at Attachment 
I. The report’s summary is as follows:  

Water supply 

The proposed development will create a new demand for potable and firefighting water supply. The 
supply will be catered for via the permitted water take from Pringles Creek.  A Certificate of Compliance 
has been obtained from Otago Regional Council to demonstrate the water take does not require 
resource consent (Attachment K).  

Permitted and consented water take volumes are addressed in the Infrastructure Report at Attachment 
I.  These are summarized as follows: 

• 0.5 L/s & 25,000 L/day (domestic + animal) 

• 10 L/s & 100,000 L/day (not for irrigation) 

• 0.5 L/s & 25,000 L/day (any use) 

• 1 L/s & 3,000 L/day (any use) 

A water uptake area will be established on proposed Lot 100, this will include approximately 5 x 30,000L 
concrete water tanks and fully buried in the landscape.  This is addressed in the Infrastructure Report 
prepared by Holmes at Attachment G. 

Wastewater 

There is no capacity within the existing reticulated wastewater infrastructure to service the proposed 
development. Due to the unavailability of a connection to a public system, treated wastewater must be 
discharged to land. The proposal includes an onsite wastewater management system which comprises 
of a sewage treatment system and land application on site.  

A communal disposal field is proposed for Lots 2-15 and located within the ‘Landscape Protection Zone’.  
If it is determined that the disposal field requires fencing, a traditional 7 wire farm fence will encompass 
the area. The land application site was identified based on soil conditions identified by e3scientific and 
is located adjacent to the access way to the existing dwelling. The specific site is illustrated as ZZ on 
the Scheme Plan at Attachment C. The proposed community wastewater disposal field will discharge 
a volume in excess of the 2000 L threshold and also encroaches into the 50 metre set back from a 
surface water body, resource consent from Otago Regional Council is being sought for this.  

Single system disposal field for Lot 1 is a permitted activity. 

Lot 16 has previously been granted resource consent (RM090876, condition 31.C) for an onsite 
wastewater disposal field. 

Specific detail regarding the proposed water treatment system is contained within the Proposed Onsite 
Wastewater Management System – Site Assessment Report prepared by e3Scientific (Attachment J).  

Stormwater management  

There is no available public stormwater system to connect the development to, so options for 
stormwater disposal include soakage and above ground dispersal.  On-site rainwater harvesting tanks 
will also offer retention of flow. 

The proposed development will create a small increase in impervious area, resulting in a small increase 
in stormwater runoff.  The increased impermeable area is from the roofs of the new buildings, associated 
paved areas within the lots and upgrade of Curtis Road. Increase in peak stormwater discharge 
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resulting from the development will be mitigated through attenuation and retention features that mimic 
the natural hydrology of the site. Natural overland flow paths will be maintained throughout the 
development that will also deal with exceedance flows from the stormwater disposal devices. 

Stormwater runoff from the new roads will be collected in roadside swales which will offer attenuation 
of flow before discharge to the ground via soakage. 

Electricity 

The existing site is currently supplied with power from Aurora Energy. Aurora Energy have confirmed 
that a point of supply is available for the proposed subdivision. 

Telecommunications 

The existing site is currently supplied with a telecommunication connection from Chorus Network 
Services. Chorus has provided a provisioning letter stating the proposed subdivision can be supplied 
with the required infrastructure.  

Summary  

All services and infrastructure will be required to be installed underground or contained within the 
building platform as per the proposed design controls (Attachment F).  

1.3.7. Earthworks  

Site investigations into soil conditions have been undertaken in the vicinity of the proposed building 
platforms with the findings summarised in the Geotechnical Report (Attachment N).  These 
investigations indicate that soils in the area are typified by topsoil, overlying softened fan alluvium 
overlying fan alluvium. 

Due to the extensive disturbance of the site from 20th century farming activity, it is unlikely that 
subsurface material in the form of refuse pits or similar will be uncovered.  Trenching has the potential 
to uncover scattered material associated with Chinese occupation of the site and parts of the Cardrona 
Company Water Race. 

The development is embracing a low impact design philosophy to maintain its inherent rural character. 
The associated earthworks shall be sympathetic to the natural environment, limiting visual impacts.  
Earthworks will be required within the development area to create flat RBPs, with softened sloped 
curtilage areas, and gentle meandering roads to work within the existing topography and landform 
types. These proposed earthworks are designed to accentuate existing valley and ridge landforms to 
suit the proposed residential RBPs while creating separation in other clusters from neighbouring lots 

The total earthworks area is 59,000m².  It is estimated that 44,600m³ of earthworks are required to 
prepare the site for construction to include access roads and building platforms.  The total cut/fill on the 
site requires a net approx. 2,750m³ of cut. 

An archaeological authority under Section 44 of the Heritage New Zealand Pouhere Taonga Act (2014) 
will be obtained from Heritage New Zealand prior to any earthworks commencing on site. 

All earthworks will be undertaken under the supervision of a Geotechnical Engineer and in accordance 
with Geotechnical recommendations to ensure that stability of the site and adjacent sites is maintained, 
and adequate compaction of fills is achieved during construction. All batters will be constructed in 
accordance with the recommendations set out in Geosolve’s Geotechnical Report. 

1.3.8. Geotechnical matters  

The Geotechnical Report prepared by Geosolve (Attachment N) assesses natural risk hazards and 
provides geotechnical inputs for the proposed development.  
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Proposed Lots 2 – 15 are located within a landslide area detailed in the QLDC Hazards Database.  To 
mitigate this hazard, the geotechnical engineer has recommended that a set of cut-off diversion drains 
are designed in the stormwater design and constructed upslope of each set of proposed building 
platforms.  

Additionally building platforms are to be constructed below any topsoil and softened fan alluvium. This 
requirement is proposed to be implemented by way of a consent notice.  

The site is generally sited on a historical alluvial fan feature that has since been incised by Little Meg, 
Pongs and Pringles Creeks. Lots 2 - 16 are located on a fan surface that has been incised by an 
unknown creek to the south and Pongs Creek to the north, within the historical fan feature. 

According to QLDC hazard mapping, Lots 1, 7, 8, 9 and 11 are mapped as an active fan in the ORC 
alluvial fan mapping.  Building platforms located on Lots 7, 8, 9 and 11 are elevated above the mapped 
alluvial fan hazard and are sufficiently elevated from the valley floor to mitigate any potential alluvial fan 
hazard.  The building platform for Lot 1 is located adjacent to the incised river channels of Pongs Creek 
and Pringles Creek. The building platform is sufficiently elevated from the river channels to mitigate any 
potential debris flow alluvial fan hazard.  Lot 1 is also elevated above any flooding hazard. 

1.3.8. Covenants  

The proposal includes the volunteering of a two separate covenants to apply to land held in the balance 
lot (Attachment R).  

• Pongs Creek Clutha Flathead Preservation Corridor – this will be fenced to protect Pongs Creek 
from grazing stock, allowing the area to naturally enhance and protect the ecological amenity.  
This area will be held within the balance lot title.  

• Landscape Protection Zone – this will prevent further subdivision of open land between 
established residential dwellings in the area and the proposed development, maintaining the 
open natural character of the site. This area will be held within the balance lot title. 

1.4. Zoning and consents required 

1.4.1. Operative District Plan (ODP) 

The site is zoned Rural General and contained within and Outstanding Natural Landscape (ONL) of the 
Cardrona Valley. The relevant rules for the proposal are addressed as follows: 
 

Rule Activity Status Consent Required 

Chapter 15 – Subdivision, Development & Financial Contributions  

15.2.3.3 
(vi) 

In the Rural General Zone all 
subdivision and location of 
residential building platforms shall 
be a discretionary activity, except 
any subdivision of land zoned Rural 
General pursuant to Rule 15.2.3.3 
(vii) (Kirimoko Block – Wanaka). 

Discretionary  Yes  

15.2.21.1 Controlled Subdivision Activity – 
Earthworks  Controlled  Yes 

The relevant site and zone standards of the Rural General Zone are addressed as follows: 
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Site Standard Requirement  Comment Consent 
required? 

(ii) Access Each residential unit shall have 
legal access to a formed road.  

Each residential unit will be 
serviced from an access off 
Curtis Road as shown on the 
Scheme Plan 

No 

Zone Standard Requirement  Comment Consent 
required? 

(i) Building Height  The maximum height for any 
building, other than non-
residential buildings ancillary to 
viticulture of farming activities 
shall be 8m. 

The design controls restrict the 
height of future buildings to 4.5m.  

No 

(ii) Setbacks from 
Roads 

The minimum setback from road 
boundaries shall be 20m.  

No building platforms are located 
within 20m of the road boundary.  

No 

(vi) Lighting  All fixed exterior lighting shall be 
directed away from adjacent 
sites and roads.  

The proposal does not include 
built form; therefore this will be 
assessed at the time a land use 
consent is applied for, for 
buildings within the platforms. 
Additional to this the design 
control include external lighting 
restrictions. 

No  

The relevant site and zone standards for subdivision are addressed as follows: 

 
Site Standard Requirement Comment  Consent 

required? 

(i) Lot Sizes Not specified for Rural General  Lots sizes range from 3,860m² to 
29,200m². 

N/A 

(ii) Lot Dimensions Not specified for Rural General  N/A N/A 

(iii) Certification of 
Allotments 

Applications for certification of 
allotment son an existing Survey 
Plan pursuant to section 
226(1)€(ii) of the Act are to be in 
accordance with the 
requirements of the District Plan  

N/A N/A 

(iv) Lot Averages Not specified for Rural General  N/A N/A 

Note that under s86F of the Act (when rules in proposed plans must be treated as operative), a rule in 
a proposed plan must be treated as operative (and any previous rule as inoperative) if the time for 
making submissions or lodging appeals on the rule has expired and, in relation to the rule, no 
submissions in opposition have been made or appeals have been lodged; or all submissions in 
opposition and appeals have been determined; or all submissions in opposition have been withdrawn 
and all appeals withdrawn or dismissed.   

Rule 15.2.6.3 iii (b), in relation to the identification of a residential building platform, is now inoperative 
because it has been superseded by Rule 27.7.10 of the PDP, which is beyond challenge and is 
operative.   

The application therefore complies with all the site and zone Subdivision Standards for the Rural 
General Zone. 

The relevant site and zone standards of the Transport chapter are addressed as follows: 
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Site Standard Requirement Comment Consent 

required 

14.2.4.1 (i) Minimum 
Parking Space 
Numbers 

Two parking spaces are 
required per residential unit  

Two parking spaces can be provided 
on each lot. 

No  

14.2.4.1 (vi) Parking 
Area and Access 
Design  

Accord with NZS4404:2004 
standards. Private shared 
vehicle access shall have 
legally enforceable 
arrangements for 
maintenance put in place at 
the time they are created. 
Formed access widths for 1 
to 6 units shall provide 
passing bays. 

A right of way will be created from 
Curtis Road to the proposed lots. 
Passing bays are proposed along the 
right of way (further detail in the 
Infrastructure report attached and 
marked H.  

No 

14.2.4.1 (ix) Reverse 
Manoeuvring  

Where off-street 
manoeuvring facilities are 
required, a 90th-percentile 
car shall be able to 
manoeuvre into an out of any 
required parking spaces with 
only one manoeuvre. 

This can be provided for on each lot 
given the size of these lots.   

No  

14.2.4.1 (x) 
Residential Parking 
Spaces  

Residential parking spaces 
for Class 1 and Class 2 users 
minimum dimensions  
Single: 3.1m x 5.5m 
Double: 5.6m x 5.6m  

Car parking space dimensions can 
be achieved on each lot.  

No  

14.2.4.1 (xiv) Surface 
of parking and loading 
areas 

The surface of all parking, 
loading and associated areas 
shall be formed, sealed or 
otherwise maintained so as 
not to create a dust or noise 
nuisance, to avoid water 
ponding on the surface and 
to avoid run-off onto 
adjoining roads. 

The right of way and private access 
ways will be formed with a metal 
surface.  Dust and noise nuisance 
will be avoided.  

No  

Zone Standard    

14.2.4.2 (i) Length of 
vehicle crossing  

Vehicle crossing providing 
access to a road in a Rural 
Zone shall comply with 
standards in Appendix 7. 

The vehicle crossings will be 
constructed at the time of subdivision 
and provide access from a private 
right of way.  Curtis Road intersection 
is existing.  

No 

14.2.4.2 (ii) Design of 
vehicle crossing  

Vehicle crossings providing 
access to a road in a Rural 
Zone shall comply with the 
standards in Appendix 7.  

All vehicle crossings must cross the 
property boundary at 90 degrees 
(plus or minus 15 degrees), and 
intersect the carriageway at 45 
degrees to 90 degrees. These 
requirements can be achieved. 

No  

14.2.4.2 (iii) Maximum 
gradient for vehicle 
access 

The maximum gradient for 
any private way used for 
vehicle access shall be 1 in 6.  

No details have been provided in 
respect of the access gradients, 
however given the topography of the 
site, compliance is expected to be 
achieved.  

No  
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14.2.4.2 (iv) Minimum 
sight distances from 
vehicle access 

The minimum sight distances 
are set out in table 3 and 
must be complied with.  
50km – 45m 
60km – 65m 
70km – 85m 

Sight distances are not applicable as 
the proposed subdivision will be 
accessed from a private access way.  

No 

14.2.4.2 (v) Maximum 
Number of Vehicle 
Crossings  

The maximum number of 
vehicle crossings for roads 
depends on the frontage 
length.  

The subject site will not have a legal 
road frontage and therefore are only 
permitted to 1 vehicle crossing. The 
proposal does not include any 
additional crossings to Curtis Road 

No 

14.2.4.2 (vi) 
Distances of Vehicle 
Crossings from 
Intersections  

No part of any vehicle 
crossing shall be located 
closer to the intersection of 
any roads than 25m. 

The vehicle crossing is existing via 
Curtis Road.  

No  

The relevant site and zone standards of the Earthworks chapter are addressed as follows: 

 
Site Standard Requirement Comment Consent 

required 

22.3.3 (i) Volume of 
Earthworks  

The maximum total volume of 
earthworks shall not exceed 
1000m³ within one 
consecutive 12 month 
period.  

44,600m³ of earthworks are 
proposed. 

N/A – 
Earthworks 
undertaken as 
part of 
subdivision in 
accordance 
with Rule 
15.2.21.1 

22.3.3 (iii) Fill  All fill for residential building 
platforms and associated 
retaining walls is to be in 
accordance with the 
requirements of NZS 
4404:2010 and/or NZS 
4431:1989 as appropriate.  

All fill is to be certified as detailed in 
the Infrastructure report 
(Attachment I). 

N/A – 
Earthworks 
associated 
with a 
subdivision 
are exempt 
from this rule. 

The Transport Assessment prepared by Bartlett Consulting at Attachment H provides an assessment 
(Appendix B) outlining the compliance against the Access (14.2.4.2) section of the Transportation Site 
Standards for the Rural General Zone under the Operative QLDC District Plan (Section 14, Transport). 

It is likely that the residential lots will not achieve the minimum visibility sight distance requirements 
(Rule 14.2.4.2 iv) as the accesses are from roads which, by design, will have an operating speed less 
than the 70km/hr speed limit.  The subdivision access is formed as an extension of Curtis Road where 
sight distance is not considered. 

1.4.2. Proposed District Plan 

The Queenstown Lakes District Council notified Stage 1 of the District Plan review on 26 August 2015. 
The Stage 1 Decisions were notified on 7 May 2018. The appeal period has closed and rules that are 
not subject appeal are to be treated as operative.    
 

Rule Activity Status Consent 
Required 
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Chapter 21 – Rural 

21.4.10 The identification of a building platform not less than 
70m² and not greater than 1000m² Discretionary Yes 

Chapter 27 – Subdivision  

27.5.11 
All subdivision activities in the Rural and Gibbston 
Character Zones and Airport Zone – Wanaka, unless 
otherwise provided for.  

Discretionary  Yes 

27.7.10 

In the following zones, every allotment created for the 
purposes of containing residential activity shall 
identify one building platform of not less than 70m² in 
area and not greater than 1000m² in area.  

a. Rural Zone;  
b. Gibbston Character Zone;  
c. Rural Lifestyle Zone.  

Non-complying (if 
breached) 

No, the 
balance lot is 
not being 
created for the 
purpose of 
containing 
residential 
activity.  

The Queenstown Lakes District Council notified Stage 2 of the District Plan review on 23 November 
2017. Stage 2 included an Earthworks chapter, of which a number of provisions have immediate legal 
effect.  

 
Rule Activity Status Consent Required 

Chapter 25 – Earthworks  

25.4.2 
Earthworks that do not comply with the standards for 
maximum total volume of earthworks in Table 25.2 
(Rural Zone = 1000m³) 

Restricted 
Discretionary  

Yes – a total volume of 
44,600m³ of 
earthworks is 
proposed.  

25.5.11 
Earthworks shall not exceed the following area:  

a. 2,500m² where the slope is 10°or greater  
b. 10,000m² where the slope is less than 10° 

Restricted 
Discretionary 

Yes – a total area of 
59,000m² of 
earthworks is 
proposed.  

The Transport Assessment prepared by Bartlett Consulting at Attachment H provides an assessment 
(Appendix C) outlining the proposed development’s compliance against the Access standards (Sections 
29.5.14 to 29.5.24) of the Transportation Site Standards for the rural zone, under the Proposed QLDC 
District Plan (refer Chapter 29, Transport, Table 29.3 – Decision Version). 

The on-site accesses are to be constructed to meet the minimum requirements of the QLDC Code of 
Practice. The accesses are to remain in private/shared ownership and serve up to 18 possible 
residential units with links to adjacent land which may be developed in the future (Rule 29.5.14). 

It is likely that the residential lots will not achieve the minimum visibility sight distance requirements 
(Rule 29.5.18) as the accesses are from roads which, by design, will have an operating speed less than 
the 70km/hr speed limit.  The subdivision access is formed as an extension of Curtis Road where sight 
distance is not considered. 

1.4.3. National Environmental Standard for Assessing and Managing Contaminants in Soil to 
Protect Human Health  
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In accordance with the National Standard for Assessing and Managing Contaminants in the Soil, all 
applications for resource consent need to be determined if they apply under the above-mentioned 
National Environmental Standard (NES).  
 
The regulations apply if any of the following activities are undertaken:  
 

a) remove or replace an underground fuel storage system or any of its parts  
b) sample the soil to determine contamination  
c) disturb the soil (earthworks)  
d) subdivide the land (see exception below)  
e) change the use of the land. 

The proposal will result in earthworks, which will exceed 25m2 in area. Therefore the proposal is 
required to be considered against the NES. 

The earthworks proposed will not expose people to contaminated soils and therefore are unlikely to 
have any risk to human health, and the NES need not be considered any further. 

A Preliminary Site Assessment has been undertaken by e3 Scientific (Attachment H). The report 
concludes that no HAIL activities have been undertaken on the site; and that the site is suitable for 
subdivision, land use change and future development for rural residential use.  

1.4.4. Summary of consents required 

Under the ODP:  

• A Controlled activity consent pursuant to Rule 15.2.21.1 which states that Earthworks 
associated with any subdivision of land are a controlled activity;  

• A Discretionary activity consent pursuant to Rule 15.2.3.3 (vi) for the subdivision and location 
of building platforms.  

• A Restricted Discretionary activity consent pursuant to Rule 14.2.4.2 iv for sight distances 
from vehicle access. 

Under the PDP:   

• A Discretionary activity consent pursuant to Rule 21.4.10 for the identification of a building 
platform; 

• A Restricted Discretionary activity consent pursuant to Rule 25.4.2 for earthworks that do not 
comply with the volume of activity standards in Table 25.2; 

• A Restricted Discretionary activity consent pursuant to rule 25.5.11 for earthworks that 
exceed 10,000m² where the slope is less than 10°; 

• A Discretionary activity consent pursuant to Rule 27.5.11 for subdivision in the Rural Zone.  

• A Restricted Discretionary activity consent pursuant to Rule 29.5.14 for access and road 
design. 

• A Restricted Discretionary activity consent pursuant to Rule 29.5.18 for sight distances from 
vehicle access. 

Overall the proposal requires a Discretionary activity resource consent.  

The relevant assessment matters for resource consent application are addressed in detail below in Part 
4 below. 
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2. Where it is likely that an activity will result in any significant adverse effect on 
the environment, a description of any possible alternative locations or methods 
for undertaking the activity: 

The location of the lots and building platforms were considered in detail during the design phase of this 
proposal. The proposed locations will have the least impact on the surrounding environment when 
viewed from public places.  

The activity will not result in any significant adverse effects on the environment, and therefore no 
alternative locations or methods have been considered in this application.  

3. An assessment of the actual or potential effect on the environment of the 
proposed activity: 

3.1. Introduction  

This assessment of effects on the environment addresses:  

• The permitted baseline and existing environment;  

• Effects on landscape and visual amenity;  

• Effects on nature conservation / ecological values; 

• Effects in relation to natural hazards; 

• Effects of earthworks;  

• Effects in relation to traffic and roading;  

• Effects in relation to serving and infrastructure;  

• Effects in relation to cultural and archaeological values;  

• Effects on rural amenity;  

• Cumulative effects;  

• Precedent;  

• Assessment matters; 

• Summary   

3.2. Permitted/Consented Baseline and existing/receiving environment  

When determining the actual and potential effects of an application for resource consent, the permitted 
baseline allows a comparison of the potential adverse effects of the proposal against what is permitted 
as of right under the District Plan (the permitted baseline) and what could lawfully be undertaken on the 
land by way of any existing consents (the existing environment).  On this site, permitted activities 
include: 

• Earthworks that do not exceed 1000m³ in any 12 month period or breach any site standards; 

• A fence less than 2 metres high anywhere within the site, including deer fencing, post and rail, 
post and wire. 

• A structure associated with farming activities (as defined) anywhere within the site. 
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• Any structure erected closer than 10m of a road boundary, which is less than 5 meters in length, 
and less than 1m in height. 

• Tree planting excluding forestry activity, shelterbelt planting in an alpine area with an altitude 
greater than 1070m, and where it falls within Rule 5.3.3.3(i)(a)(ii) landscaping associated with 
buildings and building platforms.  

• Conservation planning within or along the margins of the waterbodies. 

• Horticultural and agricultural farming activities (that comply with relevant site and zone 
standards) including –  

o Ploughing;  

o Cultivating, mowing and baling of grasses and/or pasture crops;  

o Grazing and break feeding of livestock animals on pasture;  

o Irrigating land including pivot or linear irrigators;  

Lot 16 has previously been granted resource consent RM090876 for a residential building platform. 

Section 104 (2) of the Resource Management Act states that when forming an opinion on whether there 
are adverse effects from an activity on the environment, the consent authority may disregard adverse 
effects if the plan explicitly permits that certain activity.  

In this instance, the above activities form a relevant permitted baseline that includes activities that may 
be undertaken on the site without resource consent. The consequential effects arising from such 
permitted activities are relevant when considering the effects of the proposed development.   

3.3. Effects on landscape and visual amenity values  

The subject site is zoned Rural General by the Operative District Plan. Under the Proposed District 
Plan, the site is zoned Rural and is classified Outstanding Natural Landscape (ONL) in both plans. It is 
noted that this ONL landscape is transitional in character and that the relatively undeveloped rural 
character that currently exists across this plateau will change in the immediate future to a more 
developed landscape that will include the large MCSZ and works to be undertaken on the Ski Field sub 
zone. 

The proposal has been carefully considered to minimise effects on the existing landscape character 
and visual amenity values. The proposed lots have been strategically located to address visibility issues 
from public and private viewpoints; alongside the intent of the indigenous planting framework.  

As described in the site description, the site is located upon the western plateau above the Cardrona 
Township and is not visible from the south end of the Cardrona Valley Road and any public places in 
the vicinity excluding Pringles Creek Road. Baxter Design Group have undertaken an assessment on 
the visibility and conclude the proposed subdivision and development to be of low visibility from 
surrounding viewpoints (Attachment D). 

The proposed design controls contain architectural and landscape controls that assist in avoiding and 
mitigating potential visual effects from the development. For example the species are restricted to 
ensure the landscaping remains in keeping with the existing landscape values. Architectural controls 
are similar to those that exist on majority of consent notices in the rural areas, restricting external colours 
and materials to appropriate colours and light reflectance values.  

There is substantial existing and proposed (zoned) residential development in the landscape to the 
immediate north of the site. Whilst this does not negate all potential levels of adverse effect it 
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nevertheless influences and modifies the natural values of the surrounding landscape, enabling the 
extension of well-considered built form to be undertaken without decreasing landscape values. 

The development will be reasonably difficult to see. From the principle viewpoints, being the Cardona 
valley Road and the Cardrona Village, viewers will be largely unaware of its existence. From The 
Roaring Meg Track the development will be visible however the effects will be low as discussed in this 
report, due largely to the context of that view and the visibility of existing and consented (zoned) 
development. 

Overall the proposal has low visibility and therefore will result in only minor adverse effects on the 
landscape and visual amenity values.  

3.4. Effects on nature conservation / ecological values 

The report by e3scientific (Attachment G) examines the risks and potential ecological benefits of the 
proposed development.   

The existing ecological values within the proposed Curtis Road subdivision are predominantly 
associated with the matagouri, cushion fields and Pongs Creek.  The area contains scattered At Risk – 
Declining matagouri and one small area of the At Risk – Declining Raoulia australis and At Risk – 
Declining Raoulia parkii.  Pongs Creek contains a population of the Threatened – Nationally Critical 
Clutha flathead galaxias.  The habitat present on site provides hunting, nesting and forging habitat for 
native bird species. 

The ecological values within the proposed residential lots and Pongs Creek has been determined using 
the criteria outlined in the 2018 EIANZ Guidelines and the significance criteria in the QLDC District Plan. 
The overall ecological value of the terrestrial vegetation and habitat that is proposed to be disturbed is 
Moderate and the ecological value of Pongs Creek is Very High. The habitats within the study areas 
satisfies most of the QLDC significance criteria. The ecological value of the At Risk – Declining 
matagouri, pipit, Raoulia australis and Raoulia parkii species is High, the At Risk – Declining falcon is 
Moderate and the ecological value of the Threatened – Nationally Critical Clutha flathead galaxias is 
Very High. All other Not Threatened plant and fauna species are considered to have Low ecological 
value. 

The proposed development will only remove a relatively small amount of native vegetation including At 
Risk – Declining matagouri and one patch of cushion plants, however substantial native replanting, 
which will create better habitat for the native fauna is proposed on the site. 

To manage the effects of the proposal, e3S recommends the following measures be implemented: 

(a) No works are to occur within Pongs Creek or within the riparian margin without an assessment of 
the proposed effects occurring by a suitably qualified ecologist. 

(b) Upgrading the road over Pongs and Pringles Creek shall be overseen by a suitably qualified 
freshwater ecologist to ensure no disturbance to the perched culvert. 

(c) The culvert design and installation in Pongs Creek is to be overseen by a suitably qualified and 
experienced freshwater ecologist, with expertise in fish passage and construction. 

(d) The alignment and associated installation methodology of the potable water supply line and 
wastewater main across Pongs Creek is to be assessed by a freshwater ecologist. 

(e) A sediment and erosion control management plan is to be prepared prior to works commencing to 
mitigate the risk of runoff and sedimentation into Pongs Creek, Pringles Creek and any overland 
flow paths. 

(f) To confirm the presence or absence of lizards within the site, a survey is to be carried out by a 
suitably qualified herpetologist prior to works commencing. Any recommendations provided, 
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including an application for a Wildlife Permit to the Department of Conservation are to be adhered 
to by the consent holder. 

(g) Prior to any machinery or equipment entering the study area, it must be cleaned and checked for 
soil that could potentially contain seeds or exotic plants that could further contaminate the site. 

(h) To reduce the spread of exotic weed species, in particular the introduction of new weed species 
into Pongs Creek only clean, screened soil, is to be brought onto site. 

(i) No stormwater discharge is to occur directly into Pongs Creek and all stormwater discharge is to 
mimic the natural hydrology of the site. 

(j) Detailed stormwater designed and placement on proposed Lot 7, 8, 9, 11, 13 and 15 is required 
due to the proximately of the Lots to Pongs Creek to ensure no impact on Pongs Creek occurs. 

(k) No wastewater is to be discharged to Pongs Creek above the perched culvert. 

(l) Ecological restoration plantings are to be installed in residential Lots 2 to 15 as set out in the 
development masterplan. 

The main vegetation habitat present within the residential lots is highly modified exotic pasture 
grassland.  At Risk – Declining matagouri is scattered as individual plants through the site.  A small 
patch of cushionfield which includes the At Risk – Declining Raoulia australis and Raoulia parkii is 
located on proposed Lot 15. 

The development will require minor clearance of indigenous vegetation for building platforms, 
associated curtilage and for access ways.  The indigenous vegetation clearance is estimated to be less 
than 1,000 square metres. 

The overall ecological value of the vegetation that is proposed to be disturbed is defined as Moderate 
within the Ecological assessment prepared by e3 Scientific (Attachment G) and the overall ecological 
value of Pongs Creek is Very High. 

A secure population of the Threatened – Nationally Critical Clutha flathead galaxias is present within 
Pongs Creek.  Stormwater and wastewater disposal has been identified as a key risk to the Clutha 
flathead galaxias population in Pongs Creek.  Design of these systems will ensure impact to the creek 
is avoided.  The siting of the of the wastewater disposal field and construction management can ensure 
the development can proceed without impacting the habitat of the Clutha flathead galaxias. 

The development proposes extensive ecological restoration planting that can provide a positive 
ecological benefit through providing a food source and cover for native fauna and reintroducing 
indigenous species that are no longer present on the site or within the wider environment.  e3 Scientific 
considers the development would result in a positive benefit to the terrestrial ecology of the site given 
the scale of the ecological restoration proposed. 

In summary, the retention and enhancement of existing native habitat and expansion of such areas as 
discussed herein would greatly contribute to the ecology of the site and residential development and 
the wider area.  

Overall, the effects of the proposal on natural conservation and ecological values will be positive and 
significant. 

3.5. Effects in relation to natural hazards 

The effects of the proposed development in relation to natural hazards have principally been assessed 
by Geosolve, at Attachment N.  The matters are addressed in summary as follows.   
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Seismic 

Two trace paths of the active NW Cardrona Fault are inferred, from QLDC hazard maps, to pass through 
the site, or in close proximity to the site.  The western fault trace runs south to north, adjacent to the 
western boundary of the site and the trace is mapped to terminate soon after entering the site in the 
north western part of the site.  The eastern fault trace runs south to north approximately through the 
middle of the subject site. The fault trace continues beyond the southern and northern site boundaries. 

Geosolve have completed an assessment of the risk posed by the western fault trace of NW Cardona 
Fault using guidelines provided by the Ministry of Environment for developing land close to active faults.   

Following the Ministry of the Environment guidelines provided in Section 11 “Taking a Risk-Based 
Approach to Resource Consents”, building importance category structures 1, 2a and 2b, are a permitted 
activity. NZS 3604 dwelling structures fall under category 2a and are therefore considered to be a 
permitted activity in close proximity to the western fault trace of the NW Cardrona Fault System.  

The eastern trace of the NW Cardrona Fault is described as “concealed” on the QLDC hazard maps.  
The eastern fault trace of the NW Cardrona Fault system continues north from the subject site into Mt 
Cardrona Station, located adjacent to the northern boundary of the subject site.  No evidence of an 
active fault trace was identified from this fault trace that could be used to project the location of this fault 
to the subject site and the fault trace is also understood to be concealed by the fan alluvium material at 
this location.  The location of the eastern fault trace is uncertain and no accurate fault avoidance zone 
can be provided for this fault trace. 

A more significant seismic risk exists in this district from potentially strong ground shaking, likely to be 
associated with a rupture of the Alpine Fault, located along the West Coast of the South Island. There 
is a high probability that an earthquake with an expected magnitude of over 8 will occur along the Alpine 
Fault within the next 50 years, which will subject the site area to strong, prolonged ground shaking. 

Alluvial Fan 

Lots 1, 7, 8, 9 and 11 are mapped as an active fan in the ORC alluvial fan mapping.  The fan deposits 
are historic and their accumulation is not an active or recent process. 

The building platform for Lot 1 is located adjacent to the incised river channels of Pongs Creek and 
Pringles Creek.  The building platforms are sufficiently elevated from their respective river channels to 
mitigate any potential debris flow alluvial fan hazard. Lot 1 is also elevated above any flooding hazard. 

The risk of alluvial fan activity affecting Lots 1, 7, 8, 9 and 11 are considered to be very low and unlikely 
to affect a future development and no mitigation measures or further assessment is required for the 
proposed development with respect to this hazard. 

Localised storm water run-off, typical of sloping hillside environments, should be expected during 
periods of heavy rainfall. 

Slope Stability 

An area of inferred landslide activity, which is shown on the QLDC hazard maps, lies within the site 
boundary. This landslide is classed by QLDC as "areas of fine-grained soils susceptible to sliding”. This 
landslide feature is shown to affect Lots 2 to 16 inclusive.   

The extent of the deep-seated landslide features is limited to the upslope catchment of Pongs Creek 
and are unlikely to encroach into the area proposed for development. 

In order to further mitigate the surficial soils, it is recommended to construct foundations below the 
softened/wet topsoil and fan alluvium material and on the competent underlying fan alluvium material, 
up to approximately 0.8 m below the existing ground surface. The finished subgrade will be inspected 
by a geotechnical practitioner to ensure that no unstable features are exposed. 
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The proposed building platform within Lot 1 occupies a ridge that slopes moderately towards Pongs 
Creek.  The slope is approximately 5 m high with a current angle of between 20 and 25 degrees.  It is 
recommended that the slope stability of the proposed building platform is reassessed at detailed design 
stage following final building footprint positioning to confirm if specific design or setback from the crest 
is required.  It is also recommended that a specific survey is undertaken to confirm the existing ground 
profile with more accuracy as compared to the LiDar data used for the assessment. 

Seepage of the surficial soils was identified at the location of Lot 13, increasing the potential for slippage 
of the surficial soils at this location.  Remedial drainage solutions are available to reduce this risk for 
development at this location, comprising slope runoff diversion drains and counterfort drains. Proposed 
Lot 13 has been relocated upslope to the northwest to avoid the potential stability risk.  

To mitigate any potential slope movement for the proposed building platforms at Lots 13-15, it is 
recommended that an engineered fill gravel raft, with in-built drainage, can be constructed to re-achieve 
site levels following the removal of unsuitable soils (topsoil and softened fan alluvium). 

Liquefaction 

The risk of liquefaction is considered low at the site.  The low liquefaction risk is due to the combination 
of a static water table located at depth and medium dense/stiff to very stiff deposits associated with the 
alluvial fan deposits.  No special provisions are considered necessary with respect to this hazard and 
building design; however, foundation bearing capacity will be assessed for all building platforms at 
detailed design stage. 

Flooding 

There is a potential risk for Pongs Creek to avulse upslope of Lot 11 and 13 and for Pringles Creek to 
avulse at the location of the western site boundary.  In order to mitigate this hazard a strategically placed 
bund and an increased floor level above the proposed ground surface by 450mm will provide protection 
and mitigation in respect of any flooding hazard.  

A flood risk assessment report will be undertaken by a suitably qualified professional for the affected 
lots (Lots 11 and 13) in respect to this hazard during the detailed design stage.  

The proposed earthworks will modify the existing ground surface and raise the ground levels of the 
proposed lots. Additional to this landscape bund may have a secondary effects of providing additional 
comfort to the flood protection of lots.  

Summary 

Overall, with appropriate design there are no adverse effects in relation to natural hazards. 

3.6. Effects of earthworks  

The proposal includes 44,600m³ of earthworks are required over 59,000m².  Earthworks are required 
to construct flat building platforms, the right of way, vehicle access to each lot and servicing.  

The proposed development has been designed with a low design philosophy to maintain its inherent 
rural character. The proposed earthworks accentuate the existing open undulating landform to assist in 
mitigating potential visibility of the building platforms and modification to the ONL.  The earthworks plan 
proposes gradients that will remain in keeping with the existing landscape to ensure the character and 
amenity values of the site remain natural and unmodified.  

Additionally, at the time services are installed, such as water tanks and waste water disposal fields, 
further earthworks may be required within the individual lots. All servicing is required to be underground 
and therefore no adverse effects will arise on the landscape form the earthworks associated with 
servicing. Shall future earthworks breach the permitted volumes, an additional resource consent will be 
sought by the new property owner.  
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A total volume of 44,600m³ of earthworks will be undertaken in association with the proposed 
subdivision. The proposed earthworks are appropriate and will not modify or adversely affect the natural 
landscape characteristics.  

Whilst the temporary effects of the proposed earthworks may be considered to give rise to adverse 
effects, these can be appropriately mitigated through the implementation of a Construction 
Management Plan.  

Overall the adverse effects of the proposed earthworks are less than minor.  

3.7. Effects in relation to services and infrastructure 

Stormwater and wastewater disposal has been identified as a key risk to the Clutha flathead galaxias 
population in Pongs Creek.  Design of these systems will ensure impact to the creeks are avoided.  The 
siting of the of the wastewater disposal field and construction management can ensure the development 
can proceed without impacting the habitat of the Clutha flathead galaxias. 

Based on site investigation, the development has sufficient capacity to facilitate the communal disposal 
of effluent to land via a STEP system or a small community wastewater treatment plant using sub-soil 
drip irrigation. The permanent effects of the proposed systems on the environment are considered to 
be minor. 

Water sensitive design principles will be applied to mimic the existing hydrology of the area, namely 
soakage and runoff to the creeks. This will be achieved through a combination of on-site rainwater 
harvesting for reuse, soakage to ground and above ground dispersal. 

Stormwater discharge to land and water is authorised by ORC’s ‘Water for Otago Regional Plan’ which 
was prepared to manage the water resources of Otago in accordance with the Resource Management 
Act of 1991.  Stormwater discharge from roads and overland flow not connected to a reticulated system 
to land or water is a permitted activity.  The discharge of stormwater from any road not connected to a 
reticulated stormwater system to water, or onto or into land, is a permitted activity, providing the 
discharge does not cause flooding of any other person’s property, erosion, land instability, 
sedimentation or property damage.  The permanent effects of the proposed systems on the environment 
are considered to be minor. 

The proposed surface water take can meet the required water demand of the development with storage 
providing the required buffer to accommodate peak domestic and firefighting demands. Potable water 
treatment methodology will be implemented to ensure the water supply meets NZ Drinking Water 
Standards. The permanent effects of the proposed systems on the environment are considered to be 
minor. 

The proposed development access will be formed to generally fit the existing site constraints, meet 
QLDC Land Development and Subdivision Code of Practice and achieve compliance with the QLDC 
District Plan Transport Rules.   

Overall, the adverse effects of servicing and infrastructure associated with the proposal will be less than 
minor. 

3.8. Effects in relation to traffic and roading  

The effects of the proposed development in relation to natural hazards have principally been assessed 
by Bartlett Consulting, at Attachment H.  The site is accessed from Curtis Road which is a local road 
within the Council’s road network, it is proposed to extend Curtis Road onto the site as a private road.  
It is noted that the existing formation of Curtis Road, and its intersection with Pringles Creek Road, is 
capable of serving up to 6 residential dwellings.  At the time that the proposed subdivision will create 
more than 6 potential residential dwellings Curtis Road its intersection with Pringles Creek Road will 
need to be upgraded. 
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To serve the full subdivision of up to 17 residential dwellings/lots Curtis Road is to be extended in a 
southerly direction through the site and then will continue in a generally westerly direction within an 
existing Right of Way over land owned by Mt Cardrona Station.  A new access road will serve the main 
cluster of residential lots to be created within the site.  The proposed road network will be designed and 
constructed to meet the requirements of the QLDC Land Development and Subdivision Code of 
Practice, current Austroads Guidance and the QLDC District Plan.  Consent conditions will manage the 
design of the proposed road network.  This includes any minor departures from either the QLDC Land 
Development and Subdivision Code of Practice and/or the QLDC District Plan.  This will include the 
upgrade of the existing Curtis Road and its intersection with Pringles Creek Road. 

As a private road network an appropriate management and maintenance agreement will be required. 
This is likely to be part of an overall agreement for the management and maintenance of community 
infrastructure including water supply, wastewater collection, treatment and disposal.  A consent 
condition will manage the provision of an appropriate management and maintenance agreement. 

The proposed subdivision will have minimal transport effects on the surrounding transport network, and 
therefore the adverse effects of the proposal on transport are less than minor.  

3.9. Effects in relation to cultural and archaeological values 

The effects of the proposed development in relation to archaeological values have been assessed by 
Origin Consultants, at Attachment P.  The effects of the proposed works on recorded archaeological 
sites will be limited to some minor disturbance of portions of the two races (F41/589, F41/590) and 
shallow disturbance around F41/562.   

The location of the proposed residential lots are mostly confined to the extensively ploughed paddock 
in the southern portion of the site. It is likely that the requirement for creating required levels and 
drainage will see the area identified as F41/565 disturbed.  

The creation of a dispersal field adjacent to F41/562 may encounter subsurface features.  However, the 
area immediately outside the defined features on site has already been extensively modified by 
ploughing.  The installation of the dispersal field will require a series of narrow shallow trenches to be 
excavated in order to install the pipelines.  This has the potential to disturb small parts of this site. The 
construction of a dispersal field for the proposed residential lot in the northwest corner will have a minor 
effect on part of F41/589.  These works will require clay bunds to be installed to prevent overflow and 
subsequent leakage of the septic system. 

To manage the effects of the proposal, Origin Consultants recommends the following measures be 
implemented: 

(a) Due to the extensive disturbance of the site from 20th century farming activity, it is unlikely that 
subsurface material in the form of refuse pits or similar will be uncovered within the assessment 
area.  However, trenching in close proximity to F41/562 has the potential to uncover scattered 
material associated with the Chinese occupation of the site and parts of the Cardrona Company 
Water Race (F41/589) will be damaged by works.  As such, an archaeological authority under 
Section 44 of the Heritage New Zealand Pouhere Taonga Act (2014) should be obtained from 
Heritage New Zealand prior to any earthworks commencing on site. F41/565 should be 
investigated during initial earthworks to determine if any 19th century activity occurred at the site. 

(b) As a first principle, every practical effort should be made to avoid damage to any archaeological 
site, whether known, or discovered during works. This is particularly important around F41/562 as 
material may have survived relating to Chinese occupation. 

(c) Contractors should be informed and briefed of the possibility that archaeological material may be 
uncovered during works as well as the wider archaeological site values.  This includes immediate 
cessation of works in the area of discovery and communication with the approved archaeologist.  

(d) If any subsurface archaeological features are uncovered during excavations, these should be 
recorded using appropriate archaeological standards by the approved archaeologist. 
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(e) If at any stage during site works pre-European (Māori) material is discovered, Heritage New 
Zealand should be consulted in the first instance. There are historic recordings of isolated Māori 
features and material culture in the wider area, but it is unlikely the proposed works will encounter 
any such items.  If pre-European material is encountered during works, then all work is to cease 
immediately with a 20m exclusion zone established around the find with damage to any material 
minimised or avoided.  Once the Regional Archaeologist has been contacted, they will advise on 
the best way to proceed. Any pre-European artefacts will be, prima facie, property of the Crown 
and will be submitted to the appropriate institutions. 

The applicant has provided details of the application to Kai Tahu ki Otago.  The results of this 
consultation will be forwarded to the Council when they are available.   

It is proposed that consent conditions include protocols for any discovery of any cultural or 
archaeological item that could be of interest to the Iwi or to Heritage New Zealand.  These will allow 
any discovery to be addressed by the experts if the need arises.   

Accordingly, there are likely to be no adverse effects on any cultural or archaeological values, and the 
conditions of consent enable avoidance or mitigation, as the case may be, in the event of any discovery.   

3.10. Effects on rural amenity  

There are several rural lifestyle properties adjoining the subject land on Pringles Creek Road and Gin 
and Raspberry Lane. The closest dwelling is approximately 390m from Pringles Creek Road located 
within the hummocky landscape within the lower elevations of the landform that continues to rise 
towards Mt Cardrona. The proposed lots are located within the interior parts of the subject land, with 
large separation distances between the development and the neighbouring rural lifestyle properties. 
This separation assists in maintaining the rural amenity that the existing dwellings experience whilst 
ensuring there will be no adverse effects in relation to privacy, overlooking or sunlight access.   

As stated in the Landscape Assessment (Attachment D) the development will be visible from existing 
residential dwellings, however it will contrast in form and colour to the pattern of residential development 
within the surrounding environment. The proposed planting and design controls will assist in visually 
absorbing the development into the landscape so that it does not create unreasonable adverse effects 
on the rural amenity values.  

The applicant has consulted with all of the neighbouring parties and provided them with a copy of the 
full application package, outside of the statutory notification process.   

Overall the adverse effects on rural amenity are minor.  

3.11. Cumulative effects  

The area to the north of the application site, is land zoned Mt Cardrona Station Special Zone. The 
purpose of this zone is to provide for an integrated community within a village environment that provides 
a range of activities including residential, visitor accommodation, recreational, commercial, and 
educational and community activities. Development within this zone is subject to compliance with a 
Structure Plan which separates certain development to specific activity areas.  The bulk of the 
development will occur in the centre of the zone which is to the north east of the site (down the Cardrona 
Valley).  

An existing residential dwelling and a consented residential building platform are located on the 
application site. There are four residential dwellings on Gin and Raspberry Lane and four residential 
dwellings along Pringles Creek Road that present a rural living environment similar to that proposed in 
this application. The proposed lot sizes and building platform controls will be consistent with the existing 
development in the surrounding areas and will not create an inappropriate level of domestication of the 
landscape. The potential cumulative effects on the landscape are further assessed in the Landscape 
Assessment prepared by Baxter Design Group at Attachment D.  
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Given the proposed subdivision is not visually prominent from Cardrona Valley Road or within the wider 
landscape, any cumulative adverse visual effects arising from the existing level of development  (both 
within and outside the applicant’s land) together with both the future development within the Mount 
Cardrona Station Special Zone and the proposed development are less than minor.  

3.12. Precedent  

Given:  

• The location of the site with respect to existing and zoned development;  

• The location and design of the proposed lots, and the restrictions on development within these 
lots (through the design and landscaping controls);   

• The applicant’s proposed covenants, to protect a wide area of land surrounding the subject site 
from any further subdivision and residential development; and  

• The acceptable level of effects on the environment including the effects on landscape values 
and outstanding natural character and amenity values –  

The proposal does not cause any adverse “precedent” effect for further subdivision or development 
within the ONL.  It would be very difficult for any other proposal to emulate all of the attributes of the 
current proposal.   

3.13. Assessment Matters  

The relevant assessment matters are:  

5.4.2.2  Operative District Plan – Rural Areas (Outstanding Natural Landscape) 

 

Assessment 
Matter 

Assessment Matter detail Assessment 

5.4.2.2(2)(a) Potential of the landscape to absorb 
development: 
(i) Whether, and to what extent, the 

proposed development is visible 
from public places;  

(ii) Whether the proposed development 
is likely to be visually prominent to 
the extent that it dominates or 
detracts from views otherwise 
characterised by natural landscapes;  

(iii) Whether any mitigation or 
earthworks and/or planting 
associated with the proposed 
development will detract from 
existing natural patterns and 
processes within the site and 
surrounding landscape or otherwise 
adversely effect the natural 
landscape character;  

(iv) Whether, with respect to subdivision, 
any new boundaries are likely to give 
rise to planting, fencing or other land 
use patters which appear unrelated 

Refer to the Landscape Assessment 
(Attachment D). 
The proposed development has a limited 
view catchment, generally confined to the 
upper western elevated portions of the 
Cardrona Valley with a minor glimpse view 
from the Cardrona Valley Road when 
travelling south, and parts of Pringles Creek 
Road.  Baxter Design Group have assessed 
the views from Pringles Creek Road, 
Cardrona Valley Road and the Med Hut 
Track and the ability of the landscape to 
absorb the development.   
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to the natural line and form of the 
landscape; wherever possible with 
allowance for practical 
considerations, boundaries should 
reflect underlying natural patters 
such as topographical boundaries;  

(v) Whether the site includes any 
indigenous ecosystems, wildlife 
habitats, wetlands, significant 
geological or geomorphic features or 
is otherwise an integral part of the 
same;  

(vi) Whether and to what extent the 
proposed activity will have an 
adverse effect on any ecosystems or 
features identified in (v); 

 

5.4.2.2 (2) (b)  Effects on openness of landscape:  
(i)  Whether and the extent to which the 

proposed development will be within 
a broadly visible expanse of open 
landscape when viewed from any 
public road or public place and in the 
case of proposed development in the 
vicinity of unformed legal roads, the 
Council shall also consider present 
use and the practicalities and 
likelihood of potential use of 
unformed legal roads for vehicular 
and/or pedestrian, equestrian and 
other means of access; and  

(ii) Whether, and the extent to which, the 
proposed development is likely to 
adversely affect open space values 
with respect to the site and the 
surrounding landscape;  

(iii) Whether the proposed development 
is defined by natural elements such 
as topography and/or vegetation 
which may contain any adverse 
effects associated with the 
development.  

Refer to the Landscape Assessment 
(Attachment D). 
The proposed development is located 250m 
south of the consented MCSZ. Upon 
completion of the MCSZ, this development 
will change the openness of the landscape of 
the western plateau overall. 
The proposed development will have very 
low to negligible visibility when viewed from 
the northern end of Cardrona Valley Road.  
From the Meg Hut track, the proposed 
development occupies a small part of the 
vista and will not be visually dominant, and 
only be intermittently visible due to the 
surrounding topographical setting, 
foreground vegetation, and the surrounding 
mountain ranges, which largely dominates 
the view.   
Considering the level of existing shrubland in 
the area, the potential of the landscape to 
absorb the proposed development, and the 
MCSZ (upon completion) changing the level 
of openness of the western plateau, the 
adverse effects for this proposed 
development on such openness of the 
landscape will be low. 
Overall, whilst the open space values will 
change, that change is low. This ensures that 
the development blends into the surrounding 
natural character of the western plateau, and 
surrounding Cardrona area. 

5.4.2.2(2) (c)  Cumulative Effects on Landscape Values:  
(i) Whether, and to what extent, the 

proposed development will result in 
the introduction of elements which 
are inconsistent with the natural 
character of the site and surrounding 
landscape;  

(ii) Whether the elements identified in (i) 
above will further compromise the 

Refer to the Landscape Assessment 
(Attachment D). 
The potential adverse cumulative effects of 
the proposed development is considered to 
be low to negligible. This has been 
formulated based on the following: 
• The number of neighbouring dwellings 

(Five lots on Gin and Raspberry Lane, 
Four lots on Pringles Creek Rd) in 
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existing natural character of the 
landscape either visually or 
ecologically by exacerbating existing 
and potential adverse effects;  

(iii) Whether existing development 
and/or land use represents a 
threshold with respect to the site’s 
ability to absorb further change;  

(iv) Where development has occurred or 
there is potential for development to 
occur (ie. existing resource consent 
or zoning), whether further 
development is likely to lead to 
further degradation of natural values 
or inappropriate domestication of the 
landscape or feature.   

relation to the scale of the proposed 
development (17 lots). 

• The MCSZ and its relative scale and 
development upon completion. 

• The substantial retention of pastoral 
grazing and surrounding open 
landscape. 

• The proposed native revegetation of 
the landscape. 

• The proposed covenants; ‘Pongs 
Creek Clutha Flathead Preservation 
Corridor’ and the ‘Landscape 
Protection Zone’. 

• The locations of the proposed RBPs, 
roading and infrastructure within the 
natural topography. 

• The proposed Design Controls to 
dictate architectural finishes, colours, 
and materiality of future dwellings 
which strengthens the overall vision for 
the area. 

5.4.2.2 (2) (d)  Positive Effects: 
(i) Whether the proposed activity will 

protect, maintain or enhance any of 
the ecosystems or features identified 
in (a)(v) above;  

(ii) Whether the proposed activity 
provide for the retention and/or 
reestablishment of native vegetation 
and their appropriate management;  

(iii) Whether the proposed development 
provides an opportunity to protect 
open space from further 
development which is inconsistent 
with preserving a natural open 
landscape;  

(iv) Whether the proposed development 
provides an opportunity to remedy or 
mitigate existing and potential (ie. 
structure or development anticipated 
by existing resource consents) 
adverse effects by modifying, 
including mitigation, or removing 
existing structures or development; 
and/or surrendering any existing 
resource consents;  

(v) The ability to take esplanade 
reserves to protect the natural 
character and nature conservation 
values around the margins of any 
lake, river, wetland or stream within 
the subject site;  

(vi) The use of restrictive covenants, 
easements, consent notices or other 
legal instruments otherwise 
necessary to realise those positive 
effects referred to in (i) – (v) above 

Refer to the Landscape Assessment 
(Attachment D). 
The proposed development, when 
considered in its entirety, has a high level of 
positive effects. These include the Pongs 
Creek Clutha Flathead Preservation 
Corridor, the Landscape Protection Zone, 
and the reintroduction of indigenous 
vegetation which will all result in positive 
effects on the ecosystem and the natural 
environment of the site.  
The proposed relocation of the already 
approved building platform on proposed Lot 
16 will also result in positive effects on the 
landscape.  
The use of two protective covenants has 
been offered up by the applicant, both will 
result in significant positive effects on the 
natural environment.  
An esplanade has not been provided for as 
the waterbodies do not meet the qualifying 
criteria for an Esplanade Reserve as detailed 
in Attachment O.  
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and/or to ensure that the potential for 
future effects, particularly cumulative 
effects, are avoided.  

 

21.21.1  Proposed District Plan –Outstanding Natural Landscapes (ONL) 

 

Assessment 
Matter 

Assessment Matter detail Assessment 

21.21.1.1 In applying the assessment matters, the 
Council will work from the presumption that in 
or on ONF and ONL’s, the applicable activities 
are inappropriate in almost all locations and 
that successful applications will be 
exceptional cases where the landscape or 
feature can absorb change and where the 
buildings and structures and associated 
roading and boundary changes are 
reasonably difficult to see from beyond the 
boundary of the site the subject of the 
application.  

Refer to the Landscape Assessment 
(Attachment D). 

21.21.1.2 Existing vegetation that:  
a. Was either planted after, or, self-seeded 

and less than 1 metre in height at 28 
September 2002; and  

b. Obstructs or substantially interferes with 
views of the proposed development form 
roads or other public places, shall not be 
considered: 
i. As beneficial under any of the 

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

ii.  As part of the permitted 
baseline. 

Refer to the Landscape Assessment 
(Attachment D). 
No existing trees or vegetation are to be 
utilised for mitigation / screening purposes.  

21.21.1.3 Effects on landscape quality and character: 
In considering whether the proposed 
development will maintain or enhance the 
quality and character of ONF’s and ONL’s, the 
Council shall be satisfied of the extent to 
which the proposed development will affect 
the landscape quality and character, taking 
into account the following elements: 
a.  Physical attributes: 

i. Geological, topographical, 
geomorphic elements in the 
context of whether these 
formative processes have a 
profound influence on 
landscape character;  

Effects on landscape quality and character 
are addressed in detail on page 16 of the 
Landscape Assessment prepared by Baxter 
Design (Attachment D).  
Overall the proposal will result in low to 
moderate adverse effects on the existing 
landscape quality and character within the 
immediate site. Adverse effects on the wider 
landscape quality and character are low.  
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ii. Vegetation (exotic and 
indigenous);  

iii. The presence of waterbodies 
including lakes, rivers, streams, 
wetlands.  

b. Visual attributes: 
i. Legibility or expressiveness 0 

how obviously the feature or 
landscape demonstrates its 
formative processes;  

ii. Aesthetic values including 
memorability and naturalness;  

iii. Transient values including 
values at a certain time of day or 
year;  

iv. Human influence and 
management – settlements, 
land management patters, 
buildings, roads.  

c. Appreciation and cultural attributes: 
i. Whether the elements identified 

in (a) and (b) are shared and 
recognised;  

ii. Cultural and spiritual values for 
tanagata whenua;  

iii. Historical and heritage 
associations.  

d. In the context of (a) to (c) above, the 
degree to which the proposed 
development will affect the existing 
landscape quality and character, 
including whether the proposed 
development accords with or degrades 
landscape quality and character, and to 
what degree.  

e. Any proposed new boundaries will not 
give rise to artificial or unnatural lines 
(such as planting and fence lines) or 
otherwise degrade the landscape 
character.  

21.21.1.4 Effects on visual amenity:  
a. The extent to which the proposed 

development will not be visible or will be 
reasonably difficult to see when viewed 
from public roads and other public places. 
In the case of proposed development in 
the vicinity of unformed legal roads, the 
Council shall also consider present use 
and the practicalities and likelihood of 
potential use of unformed legal roads for 
vehicular and/or pedestrian, cycling, 
equestrian and other means of access;  

b. The proposed development will not be 
visually prominent such that it detracts 
from public or private views of and within 
ONL’s and ONF’s.  

Effects on visual amenity are addressed in 
detail on page 18 of the Landscape 
Assessment prepared by Baxter Design 
Group (Attachment D). 
Overall, the proposed development occupies 
a minor part of a wide panoramic landscape. 
There are limited and intermittent minor 
glimpse views of the proposal when 
approaching the Cardrona Village from the 
north at a distance.  
The proposal is most visible from Pringles 
Creek Road, occupying a portion of the 
hummocky landscape within the lower 
elevation of the landscape. The proposed 
landscaping and planting areas, and design 
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c. The proposal will be appropriately 
screened or hidden from view by 
elements that are in keeping with the 
character of the landscape;  

d. The proposed development will not 
reduce the visual amenity values of the 
wider landscape (not just the immediate 
landscape). 

e. Structures will not be located where they 
will break the line and form of any ridges, 
hills and slopes;  

f. Any roads, access, lighting, earthworks 
and landscaping will not reduce the visual 
amenity of the landscape.  

controls will assist in visually absorbing the 
development.  
The proposal will potentially be visible from 
Meg Hut Track across the Cardona Valley, 
however this is at a generous distance and 
will be relatively difficult to view.  
The proposal will be visible as a distant 
backdrop from the Mount Cardrona Special 
Zone.  
Overall, the visibility of the proposed 
development form public places is relatively 
low and will be visually absorbed into the 
landscape and will not detract from views of 
the surrounding ONL landscape.  

21.21.1.5 Design and density of development: 
a. Opportunity has been taken to aggregate 

built development to utilise common 
access ways including roads, pedestrian 
linkages, services and open space (ie. 
open space held in one title whether 
jointly or otherwise);  

b. There is merit in clustering he proposed 
building(s) or building platform(s) within 
areas that are least sensitive to change: 

c. Development, including access, is 
located within the parts of the site where 
it would be least visible from public and 
private locations; 

d. Development, including access, is 
located in the parts of the site where it has 
the least impact on landscape character.   

The design and density of development is 
addressed in the Landscape Assessment 
prepared by Baxter Design Group 
(Attachment D). 
The proposed development utilises existing 
access ways and easements, clusters lots 
within the existing topography, and has been 
carefully designed to mitigate views from 
public places.  
 
 

21.21.1.6 Cumulative effects of development on the 
landscape: 
Taking into account whether and to what 
extent any existing, consented or permitted 
development (including unimplemented but 
existing resource consent or zoning) may 
have degraded: 

a. The landscape quality or character 
or,  

b. The visual amenity values of the 
landscape.  

Refer to the Landscape Assessment 
(Attachment D). 
The proposed development will not further 
adversely affect the landscape quality, 
character, or visual amenity values of the 
immediate and wider landscape. The 
cumulative effects of development on the 
landscape is addressed in the Assessment 
prepared by Baxter Design Group. 

3.14. Summary of effects on the environment 

Potential adverse effects of the proposal on the environment have been recognised in the design of this 
proposal.  In summary, the development:  

• is unique and innovative, in its form, design controls and scale of proposed planting; 

• utilises existing topography and location of the proposed lots and building platforms; 

• includes extensive design controls (landscaping and architectural);  

• clusters lots to avoid effects of sprawling built form in the rural landscape and ONL;  
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• includes substantial landscaping and native revegetation;  

• imposes a covenant on land surrounding the proposed subdivision to protect the land against 
any future development within close vicinity to maintain open space and rural character;  

• locates services and infrastructure underground to avoid adverse visual effects;  

• includes low impact stormwater design; 

• will be reasonably difficult to see. From the principle viewpoints, being the Cardona Valley Road 
and the Cardrona Village, viewers will be largely unaware of its existence. From The Roaring 
Meg Track and Mount Cardrona Special Zone, the development will be visible but distantc; 
however, the effects will be low as discussed in Landscape Assessment (Attachment D); 

• is in a location where there is substantial existing and proposed (zoned) residential 
development in the landscape to the immediate north of the site.  Whilst this does not negate 
all potential levels of adverse effect it nevertheless influences and modifies the natural values 
of the surrounding landscape, enabling the extension of well-considered built form to be 
undertaken without decreasing landscape values. 

For these reasons, on balance, any adverse effects on the environment of the proposal are, overall, 
minor.   

4. Objectives and Policies of the relevant planning instruments 

The relevant planning instruments, and the relevant sections of each, are: 

o Queenstown Lakes Operative District Plan – Chapters 4, 5, 14, 15 and 22. 

o Queenstown Lakes Proposed District Plan – Stage 1: Chapters 3, 6,  21 and 27; and  Stage 2: 
Chapter 29  

o The Operative and Proposed Regional Policy Statements  

These are addressed as follows.  
 

4.1. Operative District Plan (District Wide, Rural General, Transport and Subdivision) 

4.1.1. Objectives and Policies – District Wide (Part 4) 
 

Part 4 Provision  Detail of Provision  Assessment  

4.1 Natural Environment 

Objective 1 – Natural 
Conservation 
Values 

The protection and enhancement of 
indigenous ecosystem functioning and 
sufficient viable habitats to maintain the 
communities and the diversity of 
indigenous flora and fauna within the 
District.  
Improved opportunity for linkages 
between the habitat communities.  
The preservation of the remaining natural 
character of the District’s lakes, rivers, 
wetlands and their margins.  

The ecological values of the property will 
be protected and enhanced by the 
proposal, as discussed in the ecological 
review report (Attachment G).  The 
ecological protection, restoration and 
enhancement works will:  
• Provide viable habitat for 

communities and diversity of 
indigenous species;  

• Improve the opportunity for linkages 
between habitat communities; 
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The protection of outstanding natural 
features and natural landscapes.  
The management of the land resources of 
the District in such a way as to maintain 
and, where possible, enhance the quality 
and quantity of water in the lakes, rivers 
and wetlands.  
The protection of the habitat of trout and 
salmon.  

• Preserve the remaining natural 
character of the wetlands within the 
subject site, and enhance water 
quality therein.   

There is an opportunity to protect the 
habitat of Clutha flathead galaxias in 
Pongs Creek.   
The objective is achieved.   

Policies 1.1 – 1.20 [Various policies that are relevant but their 
subject matter is not materially different 
from the objective above]   

To the extent that the policies are 
relevant, they are addressed broadly in 
the assessment of the parent objective, 
above.   
The policies are achieved.   

Objective 2 – Air 
quality  

Maintenance and improvement of air 
quality.  

The proposal will have no significant 
impact on air quality – air quality will be 
maintained.  Any fires permitted within the 
dwellings will be compliant under the 
Building Act and Otago Regional Council 
Plan Air.   
The objective is achieved.   

Policy 2.1 To ensure that land uses in both rural 
and urban areas are undertaken in a way 
which does not cause noxious, 
dangerous, offensive or objectionable 
emissions to air. 

The proposal will not cause noxious, 
dangerous, offensive or objectionable 
emissions.  Any fires permitted within the 
dwellings will be compliant under the 
Building Act and Otago Regional Council 
Plan Air. Any air quality issues will be 
managed under the relevant regional 
rules.   
The policy is achieved.   

4.2 Landscape and Visual Amenity  

Objective  Subdivision, use and development being 
undertaken in the District in a manner 
which avoids, remedies or mitigates 
adverse effects on landscape and visual 
amenity values.  

The proposal avoids and mitigates 
adverse effects on landscape and visual 
amenity values, as addressed in the 
landscape assessment (Attachment D) 
and as further addressed in the policies 
below.   
The objective is achieved.    

Policy 1 – Future 
Development  

(a) To avoid, remedy or mitigate the 
adverse effects of development 
and/or subdivision in those areas of 
the District where the landscape and 
visual amenity values are vulnerable 
to degradation.  

(b) To encourage development and/or 
subdivision to occur in those areas of 
the District with greater potential to 
absorb change without detraction 
from landscape and visual amenity 
values.  

(c) To ensure subdivision and/or 
development harmonises with local 
topography and ecological systems 
and other nature conservation values 
as far as possible. 

 The site is vulnerable to degradation in 
that any subdivision and development 
that is insensitive to the landscape values 
of the site and the wider environment 
could have adverse effects. However, the 
careful location and design of the 
subdivision and development, within the 
part of the site that has greater potential 
to absorb change, avoid and mitigate any 
potential adverse effects and without 
detraction from those values, particularly 
when viewed from nearby roads.   
The development harmonises with the 
local topography in that there will be no 
significant effects on the significant 
landforms within the site, when viewed 
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(d)  from outside the site, and ecological 
values will be improved.   
The policy is achieved.     

Policy 2 – Outstanding 
Natural Landscapes 
(District Wide/Greater 
Wakatipu) 

(a) To maintain the openness of those 
outstanding natural landscapes and 
features which have an open 
character at present.  

(b) To avoid subdivision and 
development in those parts of the 
outstanding natural landscapes with 
little or no capacity to absorb change.  

(c) To allow limited subdivision and 
development in those areas with 
higher potential to absorb change. 

(d) To recognise and provide for the 
importance of protecting the 
naturalness and enhancing amenity 
values of views from public roads   

The proposal avoids or mitigates the 
adverse effects on the landscape.    This 
is achieved in part by the planting and 
landscaping proposed.   
No linear tree planting along the road 
boundaries is proposed.   
The policy is therefore achieved.      

Policy 6 – Urban 
Development 

(a) To discourage urban subdivision and 
development in the other outstanding 
natural landscapes (and features) 
and in the visual amenity landscapes 
of the district.  

(b) To avoid remedy and mitigate the 
adverse effects of urban subdivision 
and development where it does occur 
in the other outstanding natural 
landscapes of the district by: 
- Maintaining the open character 

of those outstanding natural 
landscapes which are open at 
the date this plan becomes 
operative;  

- Ensuring that the subdivision 
and development does not 
sprawl along road.  

(c) To avoid remedy and mitigate the 
adverse effects of urban subdivision 
and development in visual amenity 
landscapes by avoiding sprawling 
subdivision and development along 
roads.  

The policy discourages urban 
development in the ONL areas, and this 
discouragement is implemented by the 
various succeeding policies.   The 
development does not contain any urban 
development but provides for rural living, 
and the development is consistent with 
and achieves these policies, as discussed 
below.      
Any perceived adverse effects of the 
development within the ONL are minor 
because the subdivision does not sprawl 
along the roads; development is 
deliberately set well back, and has low 
visibility from, the surrounding public 
roads.  
The policy is achieved.    

Policy 8 – Avoiding 
Cumulative 
Degradation  

In applying the policies above the 
Council’s policy is: 
(a) To ensure that the density of 

subdivision and development does 
not increase to a point where the 
benefits of further planting and 
building are outweighed by the 
adverse effect on landscape values 
of over domestication of the 
landscape.  

(b) To encourage comprehensive and 
sympathetic development of rural 
areas 

The proposal involves the creation of 16 
new lots for rural living.  Development 
within the new lots will be difficult to view 
from a public place and can appropriately 
blend into the existing environment, the 
proposed density and development is not 
outweighed by the adverse effects on 
landscape values; and consequently will 
not result in over domestication of the 
rural landscape.  
The proposal is a comprehensive and 
sympathetic development of this part of 
the rural zone.    
The proposal achieves Policy 8.  
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Policy 9 – Structures To preserve the visual coherence of: 
(a) Outstanding natural landscapes and 

features and visual amenity 
landscapes by: 

• Encouraging structures which are in 
harmony with the line and form of the 
landscape  

• Avoiding, remedying or mitigating 
any adverse effects of structures on 
the skyline, ridges and prominent 
slopes and hilltops;  

• Encouraging the colour of buildings 
and structures to complement the 
dominant colours in the landscape; 

• Encouraging placement of structures 
in locations where they are in 
harmony with the landscape;  

• Promoting the use of local, natural 
material in construction.  

The proposal includes the establishment 
of 16 building platforms which are 
restricted by design controls implemented 
through consent notice requirements. 
These design controls are appropriate to 
avoid or mitigate any potential effects of 
the buildings in the landscape.  
The locations of the building platforms 
ensures that development within them will 
be in harmony with the line and form of the 
landscape, and they will not be on any 
ridge, prominent slope, hilltop or skyline.  
The proposal achieves Policy 9.  

Policy 17 – Land Use To encourage land use in a manner which 
minimises adverse effects on the open 
character and visual coherence of the 
landscape.  

While the open space values will change, 
that change is low. This ensures that the 
development blends into the surrounding 
natural character of the western plateau, 
and surrounding Cardrona area. 

4.9 Urban Growth 

Objective 1 – Natural 
Environment and 
Landscape Values 

Growth and development consistent with 
the maintenance of the quality of the 
natural environment and landscape 
values.  

The development will change the 
environment but will not adversely affect it 
other than in only a minor way, and is 
consistent with maintaining the quality of, 
the natural environment and landscape 
values.   
The objective is achieved.   

Policy 1.1 To ensure new growth occurs in a form 
which protects the visual amenity, avoids 
urbanization of land which is of 
outstanding landscape quality, 
ecologically significant, or which does not 
detract from the values of margins of 
rivers and lakes.  

Areas of ecological value and the creeks 
and their habitat are protected.    The 
wider visual amenity of the area is 
protected by the location and form of the 
development.   
The policy is achieved.    

Policy 1.2 To ensure growth does not adversely 
affect the life supporting capacity of soils 
unless the need for this protection is 
clearly outweighed by the protection of 
other natural or physical resources or 
important amenity values.  

The life supporting capacity of soils are 
not adversely affected by the proposal.  
The proposal for rural living requires a 
spacious rural location, and the need for 
the development is not outweighed by any 
need for protection of natural or physical 
resources.   
The policy is achieved. 

Objective 3 - 
Residential Growth 

Provision for residential growth sufficient 
to meet the District’s needs. 

The proposal provides for growth in rural 
living demand.  To the extent that the 
objective is relevant, it is achieved by the 
proposal.   

Policy 3.1 To enable urban consolidation to occur 
where appropriate.  

Not relevant.  The proposal does not 
involve urban consolidation. 
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Policy 3.2 To encourage new urban development, 
particularly residential and commercial 
development, in a form, character and 
scale which provides for higher density 
living environments and is imaginative in 
terms of urban design and provides for an 
integration of different activities, e.g. 
residential, schools, shopping.  

Not relevant.  The proposal does not 
involve urban development. 

Policy 3.3 To provide for high density residential 
development in appropriate areas. 

Not relevant.  The proposal does not 
involve urban consolidation. 

Policy 3.4 To provide for lower density residential 
development in appropriate areas and to 
ensure that controls generally maintain 
and enhance existing residential 
character in those areas. 

Not relevant.  The proposal does not 
involve urban consolidation. 

 

5.1.2 Objectives and Policies – Rural General (Part 5) 

Part 5 Provision  Detail of Provision  Assessment  

Objective 1 – 
Character and 
Landscape Value  

To protect the character and landscape 
value of the rural area by promoting 
sustainable management of the natural 
and physical resource and the control of 
adverse effects caused through 
inappropriate activities  

The character and landscape values of 
the rural area will be protected by the 
siting and design of the development, 
including the large areas of open space 
and the sensitive design of the buildings, 
and the design controls.  Adverse effects 
are avoided or mitigated, and, overall, the 
development is not inappropriate on the 
site.    
The objective is achieved.   

Policy 1.1 Consider fully the district wide landscape 
objectives and policies when considering 
subdivision, use and development in the 
Rural General Zone.  

The district wide objectives and policies 
are addressed above.   Overall, the 
proposal is consistent with those 
provisions.   
The policy is achieved.   

Policy 1.2 Allow for the establishment of a range of 
activities, which utilise the soil resource of 
the rural area in a sustainable manner.  

To the extent that this policy is relevant, 
the rural living proposal requires a rural 
location.  Owners may use the soil 
resource and the wider rural environment 
will continue to be used for rural 
purposes.    

Policy 1.3 Ensure land with potential value for rural 
productive activities is not compromised 
by the inappropriate location of other 
developments and buildings.  

The land has limited value for primary 
productive purposes.  The subdivision 
presents the opportunity for rural living 
lots which need a rural environment, while 
maintaining ruralness and openness in 
the wider landscape.  The siting and 
design of buildings is not inappropriate.    

Policy 1.4 Ensure activities based on the rural 
resource of the area occur only where the 
character of the rural area will not be 
adversely impacted.  

The character of the wider rural area will 
not be adversely impacted because of the 
retention of large areas of open space, 
and the careful siting and design of built 
development.   
The policy is achieved.     
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Policy 1.6  Avoid, remedy or mitigate adverse effects 
of development on the landscape values 
of the District.  

As discussed in the Landscape 
Assessment (Attachment D) the 
proposal is appropriate in scale, form, and 
character to its site, representing a 
threshold for development. Any further 
development above that threshold may 
adversely affect the wider landscape 
values, however the proposal will not.  
The policy is achieved.   

Policy 1.7 Preserve the visual coherence of the 
landscape by ensuring all structures are to 
be located in area with the potential to 
absorb change. 

 The site has capacity to absorb change, 
as discussed in the landscape 
assessment (Attachment D).  Most of the 
development will not be seen from 
outside of the site, when viewed from the 
surrounding roads.  
The policy is achieved.   

Policy 1.8  Avoid remedy or mitigate the adverse 
effects of the location of structure and 
water tanks on skyline, ridges, hills and 
prominent slopes.  

The careful siting of the built development 
avoids adverse effects of the location of 
all structures on skylines, ridges, hills and 
prominent slopes.  
The policy is achieved.   

Objective 2 – Life 
Supporting Capacity 
of Soils  

Retention of the life supporting capacity of 
soils and/or vegetation in the rural area so 
that they are safeguarded to meet the 
reasonably foreseeable needs of future 
generations. 

The proposal will not inhibit agricultural 
land uses, or the adversely affect the rural 
landscape. The re-introduction of native 
vegetation will enhance the nature 
conservation values of the site.  
The proposal is consistent with Policy. 

Policy 2.1 Avoid, remedy or mitigate adverse effects 
of subdivision and development on the 
life-supporting capacity of the soils. 

The proposal will not inhibit wider 
agricultural land uses. The re-introduction 
of native vegetation will enhance the 
nature conservation values of the site 
which will have positive effects on the 
soils values.  
The policy is achieved.   

Objective 3 – Rural 
Amenity  

Avoiding, remedying or mitigating adverse 
effects of activities on rural amenity.  

There are spacious setbacks from 
neighbouring properties (Pringles Creek 
Road and Gin & Raspberry Lane).  The 
views that are present from these 
properties will change but the effects of 
this change are not adverse, given the 
setbacks, proposed design controls and 
landscaping.  The wider vistas from these 
properties will not change.  There will be 
no adverse effects in relation to privacy, 
overlooking or sunlight access.   
The visual effects of the earthworks will 
be mitigated as soon as possible after 
being undertaken as part of the 
subdivision works to create the individual 
lots for the residential accommodation 
units.    
Low level lighting – to not affect night sky 
amenity.     
Any construction noise will be within the 
permitted parameters.     
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The proposal therefore achieves the 
objective. 

Policy 3.1  Recognise permitted activities in rural 
areas may result in effects such as noise, 
dust and traffic generation, which will be 
noticeable to residents in the rural areas.  

Any construction noise will be within the 
permitted parameters.     

Policy 3.2 Ensure a wide range of rural land uses 
and land management practices can be 
undertaken in the rural areas without 
increased potential for the loss of rural 
amenity.  

Further to the assessment of the objective 
above, the proposal will not result in loss 
of rural amenity as the activity overall will 
be consistent with the wider character of 
the rural area around Cardrona.   
The policy is achieved.   

Policy 3.3 To avoid, remedy or mitigate adverse 
effects of activities located in rural areas.  

The adverse effects have been 
adequately avoided, and mitigated where 
necessary, as discussed in detail in Part 
3 above.    
The policy is achieved. 

Policy 3.5 Ensure residential dwelling are setback 
from property boundaries, so as to avoid 
or mitigate adverse effects of activities on 
neighbouring properties.  

There are spacious setbacks from 
neighbouring properties.   

 
5.1.3 Objectives and Policies – Transport (Part 14) 

Part 14 Provision Detail of Provisions Assessment  

Objective 2 – Safety 
and Accessibility  

Maintenance and improvement of access, 
ease and safety of pedestrian and vehicle 
movement throughout the District.  

A new access road will serve the main 
cluster of residential lots to be created 
within the site. The proposed road 
network will be designed and constructed 
to meet the requirements of the QLDC 
Land Development and Subdivision Code 
of Practice, current Austroads Guidance 
and the QLDC District Plan. 

Policy 2.2  To ensure the intensity and nature of 
activities along particular roads is 
compatible with road capacity and 
function, to ensure both vehicle and 
pedestrian safety.  

The proposed road network will be 
designed and constructed to meet the 
requirements of the QLDC Land 
Development and Subdivision Code of 
Practice, current Austroads Guidance 
and the QLDC District Plan. 

Policy 2.7 To ensure vegetation plantings are sited 
and/or controlled so as to maintain 
adequate visibility and clearance at road 
intersections and property access and to 
prevent the icing of roads during winter 
months, except and unless that vegetation 
is important to the visual amenity of the 
District or is protected as part of the 
Heritage Provisions.  

The visibility sight distance at each 
property access shall be based on LTSA 
(now NZTA) Guide to visibility at 
driveways (RTS 6). The minimum sight 
distance to any access is to be equivalent 
to the Austroads Stopping Sight Distance 
on the frontage road based on the 
assessed operating speed of that road. 

Objective 3 – 
Environmental 
Effects of 
Transportation  

Minimal adverse effects on the 
surrounding environment as a result of 
road construction and road traffic. 

The effects of the development are 
assessed in the traffic assessment 
(Attachment H).   
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Additional traffic as a result of the 
proposed subdivision is unlikely to create 
or exacerbate safety concerns. 
The policy is achieved.   

Policy 3.2 To discourage traffic in areas where it 
would have adverse environmental 
effects.  

The effects of the development are 
assessed in the traffic assessment 
(Attachment H).   
The policy is achieved.   

Policy 3.4 To ensure new roads and vehicle access 
ways are designed to visually complement 
the surrounding area and to mitigate 
visual impact on the landscape.  

This is addressed in the Landscape 
Assessment (Attachment D).   
The policy is achieved.   

 
5.1.4 Objectives and Policies – Subdivision and Development (Part 15) 

Part 15 Provision Detail of Provision  Assessment 

Objective 1 – 
Servicing 

The provision of necessary services to 
subdivided lots and developments in 
anticipation of the likely effects of the land 
use activities on those lots and within the 
developments. 

The services will be provided to the lots, 
as described and discussed in the 
Infrastructure Report (Attachment I).   
The policy is achieved.   

Policy 1.1 To integrate subdivision roading with the 
existing road network in an efficient 
manner, which reflects expected traffic 
levels and the safe and convenient 
management of vehicles, cyclists and 
pedestrians.  

The access to the development is 
efficient, as discussed in the traffic 
assessment (Attachment H).   
The policy is achieved.   

Policy 1.2 To ensure safe and efficient vehicular 
access is provided to all lots created by 
subdivision and to all developments.  

The vehicular access to each lot is safe 
and efficient.   
The policy is achieved.   

Policy 1.4 To avoid or mitigate any adverse visual 
and physical effects of subdivision and 
development roading on the environment. 

The roading has been carefully located to 
avoid adverse visual and physical effects.  
Much of the roading will not be visible 
when viewed from the nearby public 
roads, and does not traverse steep, 
visible slopes.   
The policy is achieved.   

Policy 1.5 To ensure water supplies are of a 
sufficient capacity, including firefighting 
requirements, and of a potable standard, 
for the anticipated land uses on each lot or 
development.  

Water supplies for potable domestic and 
firefighting purposes are available and will 
be provided for.   
The policy is achieved.   

Policy 1.6 To ensure that the provision of any 
necessary additional infrastructure for 
water supply, stormwater disposal and/or 
sewage treatment and disposal and the 
upgrading of existing infrastructure is 
undertaken and paid for by subdividers 
and developers in accordance with 
Council’s Long Term Community Plan 
Development Contributions Policy.  

All of the services are provided for, as 
described and assessed in the 
infrastructure report (Attachment I).  The 
policy is achieved.   
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Policy 1.7 To ensure that the design and provision of 
any necessary infrastructure at the time of 
subdivision takes into account the 
requirements of future development on 
land in the vicinity, with Council being 
responsible for meeting any additional 
capacity of infrastructure above that 
required for the subdivision then being 
consented to in accordance with Council’ 
Long Term Community Plan Development 
Contributions Policy.  

The development has accounted for this 
should a future need arise.   

Policy 1.8 To encourage the retention of natural 
open lakes and rivers for stormwater 
disposal, where safe and practical, and to 
ensure disposal of stormwater in a 
manner which maintains or enhances the 
quality of surface and ground water, and 
avoids inundation of land within the 
subdivision or adjoining land.  

The stormwater management is 
addressed in the infrastructure report by 
Holmes Consulting (Attachment I). 

Policy 1.9 To ensure, upon subdivision or 
development, that anticipated land uses 
are provided with means of treating and 
disposing of sewage in a manner which is 
consistent with maintaining public health 
and avoids or mitigates adverse effects on 
the environment.  

The development is proposed to be 
serviced by a wastewater disposal 
system, as discussed in the Onsite 
Wastewater Management System – Site 
Assessment Report by e3s (Attachment 
J).  
The policy is achieved.   

Policy 1.10 To ensure, upon subdivision or 
development, that all new lots or building 
are provided with connections to a 
reticulated water supply, stormwater 
disposal and/or sewage treatment and 
disposal system, where such systems are 
available.  

The development will be provided with 
potable water supply, and fire-fighting 
supply, as discussed in the infrastructure 
report by Holmes Consulting 
(Attachment I).  The policy is achieved.   

Policy 1.11 To ensure adequate provision is made for 
the supply of reticulated energy, including 
street lighting, and communication 
facilities for the anticipated land uses, and 
the method of reticulation is appropriate to 
the visual amenity values of the area.  

These utilities are discussed in the 
infrastructure report by Holmes 
Consulting (Attachment I).  They are 
able to be provided for the development 
and confirmations have been received 
from the providers.    
The policy is achieved.   

Policy 1.12 To ensure the requirements of other 
relevant agencies are fully integrated into 
the subdivision/ development process. 

The relevant agencies have provided 
their confirmation of capacities for the 
development.   

Objective 2 – Cost of 
Services 

The costs of the provision of services to 
and within subdivisions and 
developments, or the upgrading of 
services made necessary by that 
subdivision or development to be met by 
subdividers.  

The servicing costs will be met as 
necessary by the consent holder. 
The objective is achieved.   

Policy 2.1 To require subdivider and developer to 
meet the costs of the provision of new 
services or the extension or upgrading of 
existing services (including headworks), 
whether provided before or after the 
subdivision and/or development, and 
which are attributable to the effects of the 

The servicing costs will be met as 
necessary by the consent holder.  
The policy is achieved.   
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subdivision or developments, including 
where applicable: 
o Roading and access;  
o Water supply; 
o Sewage connection, treatment and 

disposal; 
o Stormwater collection, treatment and 

disposal; 
o Trade waste disposal; 
o Provision of energy;  
o Provision of telecommunications.  

Objective 4 -  
Outstanding Natural 
Features, 
Landscape and 
Nature Conservation 
Values  

The recognition and protection of 
outstanding natural features, landscapes 
and nature conservation values.  

The subject matter of this objective has 
been addressed in detail in Part 3 and in 
the assessment of the district-wide 
objectives and policies for nature 
conservation values.  On the basis of 
those assessments, the objective is 
achieved.   

Policy 4.1 To take the opportunity to protect 
outstanding natural landscape and 
features, nature conservation values and 
ecosystems through the subdivision 
process.  

The nature conservation values of the site 
will be protected and enhanced, as 
described in the ecological report by e3 
Scientific (Attachment G).   
The policy is achieved.   

Policy 4.2 To ensure works associated with land 
subdivision and development avoid or 
mitigate the adverse effects on the natural 
character and qualities of the environment 
and on areas of significant conservation 
value.  

This subject matter has been addressed 
in detail in Part 3 and in the assessment 
of the district wide objectives and policies.  
On the basis of those assessments, the 
policy is achieved.   

Policy 4.3 To avoid any adverse effects on the 
landscape and visual amenity values, as a 
direct result of land subdivision and 
development.  

This subject matter has been addressed 
in detail in Part 3 and in the assessment 
of the district wide objectives and policies.  
On the basis of those assessments, the 
policy is achieved.   

Policy 4.4 To use opportunities through the 
subdivision/development process to 
improve the level of protection for the 
natural character and nature conservation 
values of the lakes and rivers with 
reference to section 230 of the Resource 
Management Act 1991.  

 The development introduces a Pongs 
Creek Clutha Flathead Preservation 
Corridor which will be fenced to protect 
Pongs Creek from grazing stock, allowing 
the area to naturally enhance and protect 
the ecological amenity. 

Objective 5 – 
Amenity Protection 

The maintenance or enhancement of the 
amenities of the built environment through 
the subdivision and development process.  

This objective is of little relevance to the 
proposal as there is yet no built 
environment.  The built environment to be 
enabled by the consent will be of high 
quality and will offer excellent living 
amenities for residents. 

Policy 5.1  To ensure lot sizes and dimensions to 
provide for the efficient and pleasant 
functioning of their anticipated land uses, 
and reflect the levels of open space and 
density of built development anticipated in 
each area. 

The lot sizes are adequate for their 
intended uses, and there will be 
significant areas of open space. 
The policy is achieved.     
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Policy 5.2 To ensure subdivision patterns and the 
location, size and dimensions of lots in 
rural areas will not lead to a pattern of land 
uses, which will adversely affect 
landscape, visual, cultural and other 
amenity values.  

The development will have at most minor 
adverse effects on landscape, visual, 
cultural and amenity values, as discussed 
in Part 3 above, due to the careful 
location, form and design of the 
development.   
The policy is achieved.     

Policy 5.3 To encourage innovative subdivision 
design, consistent with the maintenance 
of amenity values, safe, efficient operation 
of the subdivision and its services.  

The development has been designed 
innovatively, and collaboratively with the 
project landscape architect, within the 
constraints imposed by the landform and 
the need to avoid adverse effects on 
landscape values.   
The policy is achieved.      

Policy 5.4 To encourage the protection of significant 
trees or areas of vegetation, upon the 
subdivision of land. 

The design takes into account areas of 
vegetation and waterways and enhances 
the native ecological values of the site.   
The policy is achieved.     

Policy 5.5 To minimize the effects of subdivision and 
development on the safe and efficient 
functioning of services and roads.  

There are no adverse effects on the 
surrounding roads, as discussed in the 
traffic assessment (Attachment H).   
The policy is achieved.     

Policy 5.6 To encourage the identification of 
archaeological sites and sites of cultural 
significance. 

The protocols for accidental discovery of 
any archaeological or culturally significant 
sites will be promoted in the conditions of 
consent.   

5.1.5 Objectives and Policies – Earthworks (Part 22) 
 

Part 22 Provision Detail of Provision  Assessment 

Objective 1  
 

Enable earthworks that are part of 
subdivision, development, or access, 
provided that they are undertaken in a 
way that avoids, remedies or mitigates 
adverse effects on communities and 
the natural environment.  

Earthworks will be undertaken in 
accordance with Council’s “A Guide to 
Earthworks in the Queenstown Lakes 
District”, and hence will be undertaken so 
that any adverse effects on the natural 
environment are avoided or mitigated.   
The objective is achieved.     

Policy 1.1 Promote earthworks designed to be 
sympathetic to natural topography where 
practicable, and that provide safe and 
stable building sites and access with 
suitable gradients. 

The earthworks will contour existing land 
in a manner that is sympathetic to natural 
typography and the subdivision to create 
the building sites.  The building areas will 
be safe and stable.   
The policy is achieved.     

Policy 1.2 Use environmental protection measures 
to avoid, remedy or mitigate adverse 
effects of earthworks. 

Earthworks will be undertaken in 
accordance with Council’s “A Guide to 
Earthworks in the Queenstown Lakes 
District”.  A Construction Management 
Plan will be a condition of consent.   
The policy is achieved.     

Policy 1.3 Require remedial works and re-vegetation 
to be implemented in a timely manner. 

Rehabilitation, re-grassing and re-
vegetation where required will be 
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undertaken as soon as practicable after 
earthworks.   
The policy is achieved.     

Policy 1.4 Avoid, remedy or mitigate the long term 
adverse effects of unfinished projects. 

Not relevant.  Any unfinished works will 
reseed and will not have any adverse 
effects in the rural environment.   

Objective 2 Avoid, remedy or mitigate the adverse 
effects of earthworks on rural 
landscapes and visual amenity areas.  
 

The earthworks once completed and 
regrassed / revegetated will look very 
similar to the existing topography of the 
site and will be difficult to discern from 
beyond the site.  
The objective is achieved.     

Policy 2.2 Avoid, where practicable, or remedy or 
mitigate adverse visual effects of 
earthworks on visually prominent slopes, 
natural landforms and ridgelines.  
 

The site does not contain visually 
prominent slopes or ridgelines.  The 
works will not be undertake in the incised 
gullies and other notable landforms within 
the site.   
The policy is achieved.     

Policy 2.3 Ensure cuts and batters are sympathetic 
to the line and form of the landscape. 

The batters and cuts will be sympathetic 
to the line and form of the landscape.  
The policy is achieved.     

Policy 2.4 Ensure remedial works and re-vegetation 
mitigation are effective, taking into 
account altitude and the alpine 
environment. 

This will be achieved by suitable 
measures including re-grassing / 
revegetation as necessary, as part of the 
subdivision construction.  
The policy is achieved.      

Objective 3 
 

Ensure earthworks do not adversely 
affect the stability of land, adjoining 
sites or exacerbate flooding.  

There are no stability issues in relation to 
adjoining sites or flooding.   
The objective is achieved.     

Policy 3.1 Ensure earthworks, in particular - cut, fill 
and retaining, - do not adversely affect the 
stability of adjoining sites. 

There are no stability issues in relation to 
adjoining sites.   
The policy is achieved.     

Policy 3.2 Ensure earthworks do not cause or 
exacerbate flooding, and avoid, remedy or 
mitigate the adverse effects of de-
watering. 

There are no flooding issues.   
The policy is achieved.   

Policy 3.3 Avoid the adverse effects of earthworks 
on steeply sloping sites, where land is 
prone to erosion or instability, where 
practicable. Where these effects cannot 
be avoided, to ensure techniques are 
adopted that remedy or mitigate the 
potential to decrease land stability. 

Any steeply sloping land is generally 
avoided, and the works will be 
undertaken in a manner that minimises 
potential risks in relation to erosion in 
stability, in accordance with the Council’s 
guidelines.  
The policy is achieved.     
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5.1.6 Conclusion – Objectives and Policies of the Operative District Plan 

Overall, the proposal is consistent with the relevant objectives and policies from Parts 4, 5, 14, 15 and 
22 of the Operative District Plan.  

4.2. Proposed District Plan (Strategic Direction, Landscape and Rural Character, Rural, 
Transport and Subdivision, and Natural Hazards.)  

Stage 1 of the PDP was notified on 26 August 2015. The submissions and further submissions have 
been heard and decisions were issued on 7 May 2018. The appeal period has closed and there are a 
number of objectives and policies that have been appealed and will therefore have limited weighting at 
the time of lodgment of this consent.  

Stage 2 of the PDP was notified on 23 November 2017. Submissions and further submissions have 
been heard. The weight that can be attributed to the Stage 2 provisions is therefore limited.   

On the 19 December 2019, the Environment Court released its interim decision on Part 3 and Part 6 of 
the PDP. 

The site is proposed to be zoned Rural (Stage 1 of the review) and the following objectives and policies 
are relevant. 

 
5.2.1 Objectives and Policies – Strategic Direction (Part 3) 

Part 3 Provision Detail of Provisions  Assessment  

Objective 3.2.1 The development of a prosperous, resilient and equitable economy in the District, 
(addresses issue 1)  

3.2.1.7 Agricultural land uses are enabled 
provided those uses are consistent with: 
a. the protection of the landscape values 
of Outstanding Natural Features and 
Outstanding Natural Landscapes: 
b. the maintenance of the landscape 
character of Rural Character Landscapes 
and the maintenance or enhancement of 
their visual amenity values: and 
c. the maintenance of significant nature 
conservation values. 

The proposal will not inhibit agricultural land 
uses in the wider area, or the adversely 
affect the rural landscape. The re-
introduction of native vegetation will 
enhance the nature conservation values of 
the site.  
The proposal is consistent with Policy 
3.2.1.7. 

3.2.1.8 Diversification of land use in rural areas 
beyond traditional activities, including 
farming is enabled provided that: 
a. the landscape values of Outstanding 
Natural Features and Outstanding Natural 
Landscapes are protected; 
b. the landscape character of Rural 
Character Landscapes is maintained and 
their visual amenity values are maintained 
or enhanced; and 
c. significant nature conservation values 
and Ngai Tahu values, interests and 
customary resources, are maintained. 

The proposal will diversify the land uses by 
providing for rural living in an appropriate 
location, while maintaining the character of 
the rural landscape.  
The proposal is consistent with Policy 
3.2.1.8. 

Objective 3.2.4 The distinctive natural environments and ecosystems of the District are protected.  
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Policy 3.2.4.1 Development and land uses that sustain 
or enhances the life-supporting capacity of 
air, water, soil and ecosystems, and 
maintain indigenous biodiversity. 

The nature conservation values of the site 
will be protected and enhanced, as 
described in the ecological report by e3 
Scientific (Attachment G).   
The policy is achieved.   

Objective 3.2.5 The retention of the District’s distinctive landscapes.  

3.2.5.x The District's Outstanding Natural 
Features and Outstanding Natural 
Landscapes and their landscape values 
and landscape capacity are identified. 

The ONL landscape in this broader area is 
transitional in character and the relatively 
undeveloped rural character that currently 
exists across this wider plateau above the 
Cardrona Valley Road will change in the 
immediate future to a more developed 
landscape that will include the large MCSZ 
and works to be undertaken on the Ski Field 
sub zone land.  
The proposed development overall has low 
visibility by being nestled into valley forms, 
and when viewed from near and from 
distant viewpoints occupies a very small 
portion of the wider ONL within those view 
frames. The proposed development will 
only be discernible within a significantly 
wider contiguous landscape from limited 
viewpoints. 
The development will be visually absorbed 
into the landscape and does not detract 
from views within the surrounding ONL 
landscape. 
The objective is achieved.   

3.2.5.xx 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 
Outstanding Natural Features and 
Outstanding Natural Landscapes are 
specified in Schedule 21.22, those values 
are protected; 
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 [x.x.x.y] the 
intended new SP on assessment 
methodology] are protected. 

3.3 – Strategic Policies  

3.3.20 Enable continuation of existing farming 
activities and evolving forma of 
agricultural land use in rural areas except 
where those activities conflict with: 
a. protection of the landscape values of 
Outstanding Natural Features or 
Outstanding Natural Landscapes; 
b. maintenance of the landscape 
character and maintenance or 
enhancement of the visual amenity values 
of Rural Character Landscape; or 
c. maintenance of significant conservation 
values or Ngai Tahu values, interests or 
customary resources. 

The proposal will allow the farming 
activities at the site to continue 
uninterrupted as the subject site is not a 
productive land resource.  
The proposal is consistent with Policy 
3.3.20. 

3.3.22 Provide for rural living opportunities in 
areas identified on the District Plan maps 
as appropriate for rural living 
developments.  

Not relevant in that this policy relates to the 
locations of the Rural Lifestyle and Rural 
Residential Zones in the District.  Other 
policies more directly relate to other rural 
living opportunities, such as Policy 3.3.24.   

3.3.24 Ensure that the effects of cumulative 
subdivision and development for the 
purposes of Rural Living does not 
compromise: 

While the proposal provides for rural living 
opportunities, it does not adversely affect or 
alter the character of the rural environment 
to the extent that the area is no longer rural 
in character. 
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a. the protection of the landscape values 
of Outstanding Natural Features and 
Outstanding Natural Landscapes; 
b. the maintenance of the landscape 
character of Rural Character Landscapes; 
and 
c. the maintenance or enhancement of the 
visual amenity values of Rural Character 
Landscapes. 

The proposal is consistent with Policy 
3.3.24. 

3.3.26 The subdivision and / or development be 
designed in accordance with best practice 
land use management so as to avoid or 
minimise adverse effects on the water 
quality of lakes, rivers and wetlands in the 
District.  

The construction phase of the subdivision 
will be carried out in accordance with an 
approved construction management plan. 
This will ensure best practice.  
The proposal is consistent with Policy 
3.3.26. 

3.3.30 Protect the landscape values of 
Outstanding Natural Features and 
Outstanding Natural Landscapes. 

As previously discussed, the application 
site has been carefully chosen as it has the 
ability to absorb change without adversely 
impacting the landscape character and 
visual amenity values.  
The proposal is consistent with Policy 
3.3.32 

3.3.30x Avoid adverse effects on the landscape 
values of the District's Outstanding 
Natural Features and Outstanding Natural 
Landscapes from residential subdivision. 
use and development where there is little 
capacity to absorb change. 

 
 
5.2.2 Objectives and Policies – Landscapes and Rural Character (Part 6)  

Part 6 Provisions  Detail of Provision  Assessment 
Managing Activities in the Rural Zone, the Gibbston Character Zone, the Rural Residential Zone and the Rural 
Lifestyle Zone. 

6.3.2.1 Avoid urban development and subdivision 
to urban densities in the rural zones. 

The proposal does not meet the definition 
of urban development.  
The proposal is consistent with Policy 6.3.4. 

6.3.2.2 Ensure that the location and direction of 
lights does not cause excessive glare and 
avoids unnecessary degradation of views 
of the night sky and of landscape 
character, including of the sense of 
remoteness where it is an important part 
of that character. 

Within the proposed design controls, 
lighting is restricted to down lighting only to 
preserve the night sky with no street lighting 
being proposed.  Appropriate design 
controls are volunteered, these include 
specifics on lighting to ensure the future 
dwellings do not create excessive light spill 
that degrades the sense of remoteness in 
the environment. 

6.3.2.6 Encourage subdivision and development 
proposals to promote indigenous 
biodiversity protection and regeneration 
where the landscape and nature 
conservation values would be maintained 
or enhanced, particularly where the 
subdivision or development constitutes a 
change in the intensity in the land use or 
the retirement of productive farm land. 

The proposed development represents an 
opportunity for the introduction of 
substantial ecological value and will 
change the existing natural character but 
does not compromise the existing 
character of the landscape. The character 
and landscape values of the rural area will 
be protected by the siting and design of the 
development, including the large areas of 
open space and the sensitive design of the 
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buildings, and the design controls.  Adverse 
effects are avoided and mitigated, and, 
overall, the development is not 
inappropriate on the site.    
The main development area, which 
incorporates Lots 2-15, adopts an 
indigenous planting and ecological 
framework planted by the developer. The 
indigenous planting and the associated 
fencing to protect this, will enhance existing 
vegetation within the development area. 
Pongs Creek is to be fenced and protected 
by covenant named ‘Pongs Creek Clutha 
Flathead Preservation Corridor’.    
The remaining land will continue to be 
farmed in the manner it is today. 

6.3.2.7 Ensure that subdivision and development 
in the Outstanding Natural Landscapes 
and Rural Character Landscapes in 
proximity to an Outstanding Natural 
Feature or Outstanding Natural 
Landscape does not compromise the 
landscape values of that Outstanding 
Natural Feature or Outstanding Natural 
Landscape 

The proposed development occupies a 
small area on the southern end of the 
greater western plateau on rising land that 
extends to Mt Cardrona and the adjacent 
ranges. The surrounding ONL has similar 
attributes to the subject site with shrubland 
vegetation scattered across hummocky 
landforms. The development overall has 
low visibility by being nestled into valley 
forms, and when viewed from a distance, 
occupies a small portion of the wider ONL 
within those view frames. The proposed 
development will only be discernible within 
a significantly wider contiguous landscape 
from limited viewpoints most of which are at 
a distance. 

6.3.2.8 Encourage any landscaping to be 
ecologically viable and consistent with the 
established character of the area.  

The activity will be consistent with the wider 
character of the rural area around 
Cardrona. 

Managing Activities in Outstanding Natural Landscapes and on Outstanding Natural Features.  

6.3.3.1 Recognise that subdivision and 
development is inappropriate on 
Outstanding Natural Features and in 
Outstanding Natural Landscape unless: 
a. landscape values are protected; and 
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 the land will be reasonably difficult to 
see from beyond the boundary of the site 
in question. 

As stated in the Landscape Assessment 
(Attachment D) the proposed 
development will not further adversely 
affect the landscape quality, character, or 
visual amenity values of the immediate and 
wider landscape.  
The development is unique and innovative, 
in its form, design controls and scale of 
proposed planting. 
There is substantial existing and proposed 
(zoned) residential development in the 
landscape to the immediate north of the 
site. While this does not negate all potential 
levels of adverse effect it nevertheless 
influences and modifies the natural values 
of the surrounding landscape, enabling the 
extension of well-considered built form to 
be undertaken without decreasing 
landscape values. 
The development will be reasonably 
difficult to see. From the principle 
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viewpoints, being the Cardona Valley Road 
and the Cardrona Village, viewers will be 
largely unaware of its existence. From The 
Roaring Meg Track the development will be 
visible however the effects will be low as 
discussed in the landscape report, due 
largely to the context of that view and the 
visibility of existing and consented (zoned) 
development. 

6.3.3.2 Ensure that the protection of Outstanding 
Natural Features and Outstanding Natural 
Landscapes includes recognition of any 
values relating to cultural and historic 
elements, geological features and matters 
of cultural and spiritual value to tangata 
whenua, including topuni and wahi 
topuna. 

Two historic water races pass through the 
site, The Cardrona Company Race, and 
Littles Water Race. These are significantly 
damaged due to pastoral activity. There are 
eroded and poorly defined alluvial gold 
mining features in the landscape either side 
of Pongs Creek (refer to the Archaeological 
Assessment from Origin). Some of these 
features are located in the ‘Landscape 
Protection Zone’ with the proposed 
communal disposal field being designed 
with respect to these features in order to 
maintain their integrity. The proposed 
development does not impact these historic 
races in an adverse way. 
There are no areas throughout the subject 
site that hold cultural and spiritual values for 
tangata whenua. 

6.3.3.3 For working farms within Outstanding 
Natural Features and Outstanding Natural 
Landscapes: 
a. recognise that viable farming involves 
activities that may modify the landscape; 
and 
b. enable those activities in a way that is 
consistent with protecting the values of 
Outstanding Natural Features and 
Outstanding Natural Landscapes. 

The proposal will enable farming activities 
to continue. The remaining land will 
continue to be farmed in the manner it is 
today. 
 

6.3.3.5 Maintain the open landscape character of 
ONF’s and ONL’s where it is open at 
present.  

Overall, while the open space values will 
change, that change is low. This ensures 
that the development blends into the 
surrounding natural character of the 
western plateau, and surrounding 
Cardrona area. 

 
5.2.3 Objectives and Policies – Rural (Part 21) 

Part 21 Provision  Detail of Provision  Assessment  

Objective 21.2.1 A range of land uses, including farming and established activities, are enables while 
protecting, maintaining and enhancing landscape, ecosystem services, nature 
conservation and rural amenity values.  

Policy 21.2.1.1 Enable farming activities while 
protecting, maintaining and enhancing 
the values of indigenous biodiversity, 
ecosystem services, recreational 

The proposal will enable farming activities to 
continue in the wider area.  
The proposal is consistent with Policy 
21.2.1.1. 
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values, the landscape and surface of 
lanes and rivers and their margins.  

Policy 21.2.1.3 Require buildings to be set back a 
minimum distance from internal 
boundaries and road boundaries in 
order to mitigate potential adverse 
effects on landscape character, visual 
amenity, outlook from neighbouring 
properties and to avoid adverse effects 
on established and anticipated activities.  

The proposed building platforms meet 
internal and road boundary setbacks, 
therefore do not adversely affect (other than 
in a minor way) the landscape character, 
visual amenity and outlook from neighbouring 
properties or Curtis Road.  
The proposal is consistent with Policy 
21.2.1.3. 

Policy 21.2.1.5 Have regard to the location and direction 
of lights so they do not cause glare to 
other properties, roads, public places or 
views of the night sky.  

Design controls are proposed to restrict light 
spill.  
The proposal is consistent with Policy 
21.2.1.5. 

Policy 21.2.1.6 Avoid cumulative impacts on ecosystem 
services and nature conservation 
values.  

The proposal includes positive effects on the 
ecosystem and nature conservation values of 
the site.  
The proposal is consistent with Policy 
21.2.1.5. 

Policy 21.2.1.7 Have regard to the spiritual beliefs, 
cultural traditions and practices on 
Tangata whenua  

The site is not of cultural significance.  

Policy 21.2.1.8 Have regard to fire risk from vegetation 
and the potential risk to people and 
buildings, when assessing subdivision 
and development in the Rural Zone. 

Fire risk is not a concern of the subject site. 
There is not existing vegetation that poses 
any fire risk.  

Policy 21.2.1.9 Provide adequate firefighting water and 
fire service vehicle access to ensure an 
efficient and effective emergency 
response.  

Adequate firefighting water and fire service 
vehicle access has been provided for.  
The proposal is consistent with Policy 
21.2.1.8. 

Objective 21.2.2 The life supporting capacity of soils is sustained.  

Policy 21.2.2.1 Allow for the establishment of a range of 
activities that ultilise the soil resource in 
a sustainable manner.  

The proposal introduces rural living 
opportunities within a land holding that is 
lightly grazed throughout the year.  The rural 
living lots require a rural location for people 
seeking a non-urban lifestyle.   
The proposal is consistent with Policy 
21.2.2.1.  

Policy 21.2.2.2 Maintain the productive potential and 
soil resource of Rural Zone lands and 
encourage land management practices 
and activities that benefit soil and 
vegetation cover.  

The land has little productive potential but the 
farming activities will continue in the wider 
area.  The indigenous revegetation will 
benefit the soils resources of the site which is 
a positive effect of the proposal.   
The proposal is consistent with Policy 
21.2.2.1. 

Policy 21.2.2.3 Protect the soil resource by controlling 
activities including earthworks, 
indigenous vegetation clearance and 
prohibit the planting and establishment 
of identified wilding exotic trees with the 
potential to spread and naturalise.  

As discussed above the earthworks will not 
adversely affect the soil resources, and the 
indigenous revegetation will benefit the soils 
resources of the site which is a positive effect 
of the proposal.  
The proposal is consistent with Policy 
21.2.2.3.  
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Objective 21.2.3 The life supporting capacity of water is safeguarded through the integrated management 
of the effects of activities.  

Policy 21.2.3.1 In conjunction with the Otago Regional 
Council, regional plans and strategies: 
a. Encourage activities that use water 

efficiently, thereby conserving water 
quality and quantity; 

b. Discourage activities that adversely 
affect the potable quality and life 
supporting capacity of water and 
associated ecosystems.  

The proposal has been carefully designed to 
maintain or improve water quality and will not 
adversely affect the potable quality and life 
supporting capacity of waterways and 
associated ecosystems.  
The proposal is consistent with Policy 
21.2.3.1. 

Objective 21.2.4 Situations where sensitive activities conflict with existing and anticipated activities are 
managed to minimize conflict between incompatible land uses 

Policy 21.2.4.1 New activities must recognise that 
permitted and established activities in 
the Rural Zone may result in effects such 
as odour, noise, dust and traffic 
generation that are reasonably expected 
to occur and will be noticeable to 
residents and visitor in rural areas.   

Given the proposal is for rural living 
opportunities, it is expected the established 
farming activities are acknowledged. 
However, given the subject site and 
surrounding land is relatively unproductive, it 
will not be intensively farmed, and therefore 
any potential effects including any reverse 
sensitivity effects will be minimal and not 
adverse.  
The proposal achieves the policy.   

Policy 21.2.4.2 Control the location and type of non-
farming activities in the Rural Zone, so 
as to minimize conflict between 
permitted and established activities and 
those that may not be compatible with 
such activities.  

As discussed above, the proposal is 
consistent with Policy 21.2.4.1. 

Objective 21.2.9 Provision for diversification of farming and other rural activities that protect landscape 
and natural resource values and maintains the character of rural landscapes.  

Policy 21.2.9.1 Encourage revenue producing activities 
that can support the long-term 
sustainability of the rural areas of the 
district and that maintain or enhance 
landscape values and rural amenity.  

The proposal will produce revenue for the 
applicant in a way that supports the long term 
sustainability of the rural area in this location 
through the positive effects as discussed 
above.  Landscape values and rural amenity 
will, overall, change in a very small part of the 
rural area but overall in a wider sense will be 
maintained and enhanced.  
The proposal is consistent with Policy 
21.2.9.1. 

Policy 21.2.9.2 Ensure that revenue producing activities 
utilize natural and physical resources 
(including existing buildings) in a way 
that maintains and enhances landscape 
quality, character, rural amenity, and 
natural resources. 

The proposal utilises land in a way that will 
maintain wider landscape quality and rural 
amenity.  
The proposal is consistent with Policy 
21.2.9.2. 

 
5.2.4 Objectives and Policies – Earthworks (Part 25) 

Part 25 Provision Provision Detail  Assessment  
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Objective 25.2.1* Earthworks are undertaken in a manner that minimises adverse effects on the 
environment, protects people and communities, and maintains landscape and visual 
amenity values.  

Policy 25.2.1.1 Ensure earthworks minimise erosion, 
land instability, and sediment 
generation and off-site discharge during 
construction activities associated with 
subdivision and development.  

Earthworks will be undertaken in accordance 
with Council’s “A Guide to Earthworks in the 
Queenstown Lakes District”, and hence will 
be undertaken so that any adverse effects on 
the natural environment are avoided or 
mitigated.   
The proposal is consistent with Policy 
25.2.1.1. 

Policy 25.2.1.2 Manage the adverse effects of 
earthworks to avoid inappropriate 
adverse effects and minimise other 
adverse effects, in a way that:  
a. Protects the values of Outstanding 

Natural Features and Landscapes;  
b. Maintains the amenity values of 

Rural Character Landscapes;  
c. Protects the values of Significant 

Natural Areas and the margins of 
lakes, rivers and wetlands; 

d. Minimises the exposure of 
aquifers, in particular the Wakatipu 
Basin, Hawea Basin, Wanaka 
Basin and Cardrona alluvial ribbon 
aquifers;  

e. Protects Maori cultural values, 
including wahi tapu and wahi 
tupuna and other sites of 
significance to Maori;  

f. Protects the values of heritage 
sites, precincts and landscape 
overlays from inappropriate 
subdivision, use and development; 
and  

g. Maintains public access to and 
along lakes and rivers.  

The earthworks will contour existing land in a 
manner that is sympathetic to the natural 
typography and the subdivision to create the 
building sites.  The building areas will be safe 
and stable.   
The proposal is consistent with Policy 
25.2.1.2. 

Policy 25.2.1.3 Avoid, where practicable, or remedy or 
mitigate adverse visual effects of 
earthworks on visually prominent 
slopes, natural landforms and 
ridgelines.  

The earthworks once completed and 
regrassed / revegetated will look very similar 
to the existing topography of the site and will 
be difficult to discern from beyond the site.  
The proposal is consistent with Policy 
25.2.1.3.      

Policy 25.2.1.4 Manage the scale and extent of 
earthworks to maintain the amenity 
values and quality of rural and urban 
areas.  

Earthworks will be undertaken in accordance 
with Council’s “A Guide to Earthworks in the 
Queenstown Lakes District”.  A Construction 
Management Plan will be a condition of 
consent.   
The proposal is consistent with Policy 
25.2.1.4.      

Policy 25.2.1.5 Design earthworks to recognise the 
constraints and opportunities of the site 
and environment.  

Earthworks will be undertaken in accordance 
with Council’s “A Guide to Earthworks in the 
Queenstown Lakes District”.  A Construction 
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Management Plan will be a condition of 
consent.   
The proposal is consistent with Policy 
25.2.1.5.      

Policy 25.2.1.7 Encourage limiting the area and volume 
of earthworks being undertaken on a 
site at any one time to minimise adverse 
effects on water bodies and nuisance 
effects of adverse construction noise, 
vibration, odour, dust and traffic effects.  

Earthworks will be undertaken in accordance 
with Council’s “A Guide to Earthworks in the 
Queenstown Lakes District”.  A Construction 
Management Plan will be a condition of 
consent.   
The proposal is consistent with Policy 
25.2.1.7.  

Policy 25.2.1.8 Undertake processes to avoid adverse 
effects on cultural heritage, including 
wahi tapu, wahi tupuna and other 
taonga, and archaeological sites, or 
where these cannot be avoided, effects 
are remedied or mitigated.  

Two historic water race passes through the 
site, The Cardrona Company Race, and 
Littles Water Race. These are significantly 
damaged due to pastoral activity. There are 
eroded and poorly defined alluvial gold 
mining features in the landscape either side 
of Pongs Creek (refer to the Archaeological 
Assessment from Origin). Some of these 
features are located in the ‘Landscape 
Protection Zone’ with the proposed 
communal disposal field being designed with 
respect to these features in order to maintain 
their integrity. The proposed development 
does not impact these historic races in an 
adverse way. 
There are no areas throughout the subject 
site that hold cultural and spiritual values for 
tangata whenua.  
The proposal is consistent with Policy 
25.2.1.8. 

Policy 25.2.1.10 Ensure that earthworks that generate 
traffic movements maintain the safety of 
roads and accesses, and do not 
degrade the amenity and quality of 
surrounding land.  

Earthworks will be undertaken in accordance 
with Council’s “A Guide to Earthworks in the 
Queenstown Lakes District”.  A Construction 
Management Plan will be a condition of 
consent.   
The proposal is consistent with Policy 
25.2.1.10.      

Policy 25.2.1.11 Ensure that earthworks minimise 
natural hazard risk to people, 
communities and property, in particular 
earthworks undertaken to facilitate land 
development or natural hazard 
mitigation.  

Earthworks will be undertaken in accordance 
with Council’s “A Guide to Earthworks in the 
Queenstown Lakes District”.  A Construction 
Management Plan will be a condition of 
consent.   
The proposal is consistent with Policy 
25.2.1.11.      

Objective 25.2.2 The social, cultural and economic wellbeing of people and communities benefits from 
earthworks.  

Policy 25.2.2.1 Enable earthworks that are necessary 
to provide for people and communities 
wellbeing, having particular regard to 
the importance of: 
a. Nationally and Regionally 

Significant Infrastructure;  
b. Tourism infrastructure and 

activities, including the continued 

Earthworks will be undertaken in accordance 
with Council’s “A Guide to Earthworks in the 
Queenstown Lakes District”.  A Construction 
Management Plan will be a condition of 
consent.   
The proposal is consistent with Policy 
25.2.2.1.      
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operation, and provision for future 
sensitive development of 
recreation and tourism activities 
within the Ski Area Sub Zone and 
the vehicle testing facility within the 
Waiorau Ski Area Sub Zone;  

c. Minimising the risk of natural 
hazards;  

d. Enhancing the operational 
efficiency of farming including 
maintenance and improvement of 
track access and fencing* and  

e. The use and enjoyment of land for 
recreation, including public 
walkways and trails.  

 
5.2.5 Objectives and Policies – Subdivision and Development (Part 27) 

Part 27 Provision Provision Detail  Assessment  
Objective 27.2.1 Subdivision that will enable quality environments to ensure the District is a desirable 

place to live, visit, work and play.  

Policy 27.2.1.1 Require subdivision infrastructure to be 
constructed and designed so that it is fit 
for purpose, while recognizing 
opportunities for innovative design.  

The proposed infrastructure is fit for purpose 
as set out in the Infrastructure Report 
(Attachment I). 
The proposal is consistent with Policy 
27.2.1.1. 

Policy 27.2.1.3 Require that allotments are a suitable 
size and shape, and are able to be 
serviced and developed for the 
anticipated land use under the 
applicable zone provisions.  

The Infrastructure Report confirms the 
proposed lots can serviced appropriately.  
The proposal is consistent with Policy 
27.2.1.3. 

Policy 27.2.1.5 Recognise that there is an expectation 
by future landowners that the key 
effects of and resource required by 
anticipated land uses will have been 
resolved through the subdivision 
approval process.  

This policy will be achieved through the 
resource consent process and 224c. 

Objective 27.2.2 Subdivision design achieves benefits for the subdivider, future residents and the 
community,  

Policy 27.2.2.1 Ensure subdivision design provides a 
high level of amenity for future residents 
by aligning road and allotments to 
maximize sunlight access. 

The proposal is a rural subdivision which will 
allow rural living opportunities without owning 
a large rural property. The subdivision design 
provides a significant level of amenity and 
takes advantage of sunlight access and 
existing topography.  
Within the proposed design controls, lighting 
is restricted to down lighting only to preserve 
the night sky with no street lighting being 
proposed also. Landscaping / planting will be 
visually consistent with the indigenous 
planting framework undertaken by the 
developer, as such, the landscape section 
within the design controls dictates what 
activities and landscaping can occur. This is 
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restricted to curtilage areas only to ensure 
that there is no reduction of visual amenity of 
the landscape. 
The proposal is consistent with Policy 
27.2.2.1. 

Policy 27.2.2.6 Encourage innovative subdivision 
design that responds to the local 
context, climate, landforms and 
opportunities for views or shelter.  

The proposed development is located within 
existing topography and responds to that 
topography. 
The proposal is consistent with Policy 
27.2.2.6.  

Objective 27.2.4 Natural features, indigenous biodiversity and heritage values are identified, incorporated 
and enhances within subdivision design.  

Policy 27.2.4.1 Incorporate existing and planned 
waterways and vegetation into the 
design of subdivision, transport 
corridors and open spaces where that 
will maintain or enhance biodiversity, 
riparian and amenity values.  

The Pongs Creek Clutha Flathead Corridor 
will prevents stock from degrading Pongs 
Creek further, allowing the area to naturally 
recover and blend into the proposed native 
framework, restoring native ecologies to the 
area, and protecting the declining Clutha 
Flathead Galaxias.   
The Landscape Protection Zone will prevent 
further subdivision of open land between the 
residential dwellings located on Gin and 
Raspberry Lane, and the proposed 
development, maintaining the openness of 
rural character to the area. 
The proposal is consistent with Policy 
27.2.4.1.  

Policy 27.2.4.2 Ensure that subdivision and changes to 
the use of land that result from 
subdivision do not reduce the values of 
heritage features and other protected 
items scheduled or identified in the 
District Plan.  

Two historic water race passes through the 
site, The Cardrona Company Race, and 
Littles Water Race. These are significantly 
damaged due to pastoral activity. There are 
eroded and poorly defined alluvial gold 
mining features in the landscape either side 
of Pongs Creek (refer to the Archaeological 
Assessment from Origin). Some of these 
features are located in the ‘Landscape 
Protection Zone’ with the proposed 
communal disposal field being designed with 
respect to these features in order to maintain 
their integrity. The proposed development 
does not impact these historic races in an 
adverse way. 
There are no areas throughout the subject 
site that hold cultural and spiritual values for 
tangata whenua. 
The proposal is consistent with Policy 
27.2.4.2.  

Policy 27.2.4.4 Encourage initiatives to protect and 
enhance landscape, vegetation and 
indigenous biodiversity by having 
regard to: 
a. Whether any landscape or 

vegetation are of a sufficient value 
that they should be retained and 
the proposed means of protection;  

The proposed planting extends and 
accentuates the remnant indigenous species 
that exist on site and includes species that 
that would have covered the majority of this 
area prior to pastoralism. 
The proposed development also 
acknowledges the importance of Pongs 
Creek for enhancement opportunities 
protects. By forming the ‘Pongs Creek Clutha 
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b. Where a reserve is to be set aside 
to provide protection to vegetation 
and landscape features, whether 
the balue of the land so reserved 
should be off-set against the 
development contribution to be 
paid for open space and recreation 
purposes.  

Flathead Preservation Corridor’, undertaking 
riparian planting and fencing to prevent stock 
entering the creek margins. 
The proposed ‘Landscape Protection Zone’ 
will protect future development from 
occurring in the specified area. This 
preserves the natural landscape from further 
development in this area, while the proposed 
development overall proposes the substantial 
open pasture surrounding the development 
area preserving the natural open landscape 
across the subject site and the wider 
surrounds. 
The proposal is consistent with Policy 
27.2.4.4.  

Objective 27.2.5 Infrastructure and services are provided to new subdivisions and developments. 

Transport, Access and Roads 

Policy 27.2.5.1 Integrate subdivision roading with the 
existing road networks in a safe and 
efficient manner that reflects expected 
traffic levels and the provision for safe 
and convenient walking and cycling.  
For the purposes of this policy, 
reference to ‘expected traffic levels’ 
refers to those traffic levels anticipated 
as a result of the zoning of the area in 
the District Plan.  

The subdivision is integrated with the existing 
road network.  The levels of traffic generated 
from the proposal is not likely to exceed that 
anticipated by the Rural Zone.  
The proposal is consistent with Policy 
27.2.5.1. 

Policy 27.2.5.2 Ensure safe and efficient pedestrian, 
cycle and vehicular access is provided 
to all lots created by subdivision and to 
all developments.  

Each lot will be serviced by individual vehicle 
accesses, these are to be constructed in 
accordance with district plan provisions 
therefore provided safe and efficient access.  
The proposal is consistent with Policy 
27.2.5.2. 

Policy 27.2.5.4 Ensure the physical and visual effects 
of subdivision and roading are 
minimized by utilizing existing 
topographical features.  

The access way and individual driveways 
take advantage of the natural topography and 
will not result in any visual effects.  
The proposal is consistent with Policy 
27.2.5.4. 

Policy 27.2.5.5 Ensure appropriate design and amenity 
associated with roading, vehicle access 
ways, trails and trail connections, 
walkways and cycle ways are provided 
for within subdivisions by having regard 
to: 
a) the location, alignment, gradients 

and pattern of roading, vehicle 
parking, service lanes, access to 
lots, trails, walkways and cycle 
ways, and their safety and 
efficiency; 

b) the number, location, provision and 
gradients of access ways and 
crossings from roads to lots for 
vehicles, cycles and pedestrians, 
and their safety and efficiency;  

The right of way and private access ways 
have been designed in accordance with the 
QLDC Land Development and Subdivision 
Code of Practice, current Austroads 
Guidance and the QLDC District Plan. The 
design of the roading and access ways is 
further details within the Transport 
Assessment (Attachment H).  
The proposal is consistent with Policy 
27.2.5.5.  
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c) the standard of construction and 
formation of roads, private access 
ways, vehicle crossings, service 
lanes, walkways, cycle ways and 
trails;  

d) the provision and vesting of corner 
splays or rounding at road 
intersections; 

e) the provision for and standard of 
street lighting, having particular 
regard to siting and location, the 
provision for public safety and the 
avoidance of upward light spill 
adversely affecting views of the 
night sky;  

f) the provision of appropriate tree 
planting within roads;  

g) any requirements for widening, 
formation or upgrading of existing 
roads;  

h) any provisions relating to access 
for future subdivision on adjoining 
land;  

i) the provision and location of public 
transport routes and bus shelters. 

Water supply, stormwater, wastewater 

Policy 27.2.5.6 All new lots shall be provided with 
connection to a reticulated water 
supply, stormwater disposal and/or 
sewage treatments and disposal 
system, where such systems are 
available or should be provided for.  

As discussed above, the proposed lots are 
self-sufficient and reticulated services are not 
available.   
 

Policy 27.2.5.7 Ensure water supplies are of a sufficient 
capacity, including firefighting 
requirements, and of a potable 
standard, for the anticipated land uses 
on each lot of development.  

Sufficient water supply can be provided for as 
discussed above and in the Infrastructure 
Report by Holmes Consulting (Attachment 
I). 
The proposal is consistent with Policy 
27.2.5.7. 

Policy 27.2.5.9 Encourage initiatives to reduce water 
demand and water use, such as roof 
rain water capture and use and 
greywater recycling. 

The stormwater management design is 
proposed to replicate the pre-development 
hydrological regime by retaining rainwater via 
rainwater harvesting, mimicking the retention 
of stormwater on the surface, discharging to 
ground via soakage and mimicking natural 
infiltrating. This is addressed in the 
Infrastructure Report by Holmes Consulting 
(Attachment I). 
The proposal is consistent with Policy 
27.2.5.9.  

Policy 27.2.5.10 Ensure appropriate water supply, 
design and installation by having regard 
to: 
a) the availability, quantity, quality 

and security of the supply of water 
to the lots being created; 

The proposed water supply system is 
designed to provide capacity to meet peak 
demand while maintain minimum pressure 
and ensuring the appropriate firefighting 
slows and pressures. Specific provision for 
static firefighting water supply will be detailed 
when future lot owners apply for building 
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b) water supplies for firefighting 
purposes; 

c) the standard of water supply 
installed in subdivisions, and the 
adequacy of existing supply 
system outside the subdivision; 

d) any initiatives proposed to reduce 
water demand and water use.  

consents. The water supply design is detail in 
further detail in the Infrastructure Report by 
Holmes Consulting (Attachment I). 
The proposal is consistent with Policy 
27.2.5.10. 

Policy 27.2.5.11 Ensure appropriate storm water design 
and management by having regard to: 
a) any viable alternative designs for 

stormwater management that 
minimise run-off and recognises 
stormwater as a resource through 
re-use in open space and 
landscape areas;  

b) the capacity of existing and 
proposed stormwater systems;  

c) the method, design and 
construction of the stormwater 
collection, reticulation and disposal 
systems, including connections to 
public reticulated stormwater 
systems; 

d) the location, scale and construction 
of stormwater infrastructure;  

e) the effectiveness of any methods 
proposed for the collection, 
reticulation and disposal of 
stormwater run- off, including 
opportunities to maintain and 
enhance water quality through the 
control of water-borne 
contaminants, litter and sediments, 
and the control of peak flow. 

The proposed stormwater design involves 
water sensitive design principles to mimic the 
existing hydrology of the area. The design 
achieves low impact stormwater design 
though a combination of on-site rainwater 
harvesting, soakage to ground and above 
ground dispersal. The stormwater design is 
detail further in the Infrastructure Report by 
Holmes Consulting (Attachment I). 
The proposal is consistent with Policy 
27.2.5.11. 

Policy 27.2.5.12 Encourage subdivision design that 
includes the joint use of stormwater and 
flood management networks with open 
spaces and pedestrian/cycling transport 
corridors and recreational opportunities 
where these opportunities arise and will 
maintain the natural character and 
ecological values of the wetlands and 
waterways.  

The subdivision design includes road swales 
and maintenance of the existing rural 
character and hydrology to mimic the natural 
stormwater runoff and infiltration regimes. 
These are generally open spaces and 
provide for maintenance of the natural 
character and ecology of the site.   
The proposal is consistent with Policy 
27.2.5.12. 

Policy 27.2.5.13 Treat and dispose of sewage in a 
manner that: 
a) maintain public health; 
b) avoids adverse effects on the 

environment in the first instance; 
and  

c) where adverse effects on the 
environment cannot be reasonably 
avoided, mitigates those effects to 
the extent practicable.  

The proposed methods of waste water 
disposal are a combination of on-site 
treatment and a communal treatment option. 
These are further detail in the Infrastructure 
Report by Holmes Consulting (Attachment I) 
and the Onsite Wastewater Management 
System – Site Assessment Report by e3s 
(Attachment J).  
The systems are considered appropriate for 
the proposed development.  
The proposal is consistent with Policy 
27.2.5.13. 
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Policy 27.2.5.14 Ensure appropriate sewage treatment 
and disposal by having regard to: 
a) the method of sewage treatment 

and disposal;  
b) the capacity of, and impacts on, the 

existing reticulated sewage 
treatment and disposal system;  

c) the location, capacity, construction 
and environmental effects of the 
proposed sewage treatment and 
disposal system. 

As discussed above, the proposal includes 
two methods of waste water treatment which 
have been designed according to the 
proposal development. They are detailed in 
the Infrastructure Report by Holmes 
Consulting (Attachment I) and the Onsite 
Wastewater Management System – Site 
Assessment Report by e3s (Attachment J).  
The proposal is consistent with Policy 
27.2.5.14. 

Policy 27.2.5.15 Ensure that the design and provision of 
any necessary infrastructure at the time 
of subdivision takes into account the 
requirements of future development on 
land in the vicinity.  

The proposal includes the appropriate 
infrastructure for the development subject to 
the application. Any future development 
within the vicinity would require a resource 
consent and therefore the provision of 
infrastructure for future development has not 
been taking into account. This is deemed 
appropriate.  

Policy 27.2.5.16 Ensure adequate provision is made for 
the supply and installation of reticulated 
energy, including street lighting, and 
communication facilities for the 
anticipated land uses while: 
a) providing flexibility to cater for 

advances in telecommunication 
and computer media technology, 
particularly in remote locations; 

b) ensure the method of reticulation is 
appropriate for the visual amenity 
and landscape values of the area 
by generally requiring services are 
underground, and in the context of 
rural environments where this  may 
not be practicable, infrastructure is 
sited in a manner that minimises 
visual effects on the receiving 
environment; 

c) generally require connections to 
electricity supply and 
telecommunications systems to the 
boundary of the net area of the lot, 
other than lots for access, roads, 
utilities and reserves. 

The proposed subdivision is self-contained 
and therefore it is not appropriate to take into 
account the requirements of future 
development in the near vicinity. Any further 
development would require resource 
consent, therefore infrastructure will be 
considered at that time.  
The proposal is consistent with Policy 
27.2.5.16. 

Policy 27.2.5.17 Ensure that services, shared access 
and public access is identified and 
managed by the appropriate easement 
provisions.  

The right of way and all services will be 
managed appropriately by easements as 
identified in the Scheme Plan (Attachment 
C).  

Policy 27.2.5.18 Ensure that easements are of an 
appropriate size, location and length for 
the intended use of both the land and 
easement.  

The proposed easements have been 
designed by C Hughes and Associated 
Limited and are therefore considered to be of 
an appropriate design for the proposed use.  
The proposal is consistent with Policy 
27.2.5.17. 
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5.2.6 Objectives and Policies – Natural Hazards (Part 28) 

Part 28 Provision Provision Detail  Assessment  
Objective 28.3.1* The risk to people and the built environment posed by natural hazards is managed to a 

level tolerable to the community.  

Policy 28.3.1.2* Restrict the establishment of activities 
which significantly increase natural hazard 
risk, including where they will have an 
intolerable impact upon the community 
and built environment.  

Geosolve have carried out an investigation 
(Attachment N) in relation to natural hazards 
on the site, in particular landslide activity. The 
proposed development has been designed 
around the potential hazard in accordance 
with Geosolve’s recommendations.  
The proposal is consistent with Policy 
28.3.1.2.  
 

Objective 28.3.2* Development on land subject to natural hazards only occurs where the risks to the 
community and the built environment are appropriately managed.  

Policy 28.3.2.1* Avoid significantly increasing natural 
hazard risk.  

The proposal does not give risk to increasing 
natural hazard risk. 
The proposal is consistent with Policy 
28.3.2.1.  
 

Policy 28.3.2.2* Not preclude subdivision and 
development of land subject to natural 
hazards where the proposed activity does 
not: 
a. accelerate or worsen the natural 

hazard risk to an intolerable level;  
b. expose vulnerable activities to 

intolerable natural hazard risk;  
c. create an intolerable risk to human 

life;  
d. increase the natural hazard risk to 

other properties to an intolerable 
level;  

e. require additional works and costs 
including remedial works that would 
be borne by the public.  

The proposal does not increase the risk of 
natural hazard, or create vulnerable lots and 
building platforms. All development works will 
be undertaken in accordance with the 
Geotechnical Report (Attachment N) 
recommendations to ensure natural hazard 
risk is avoided.  
The proposal is consistent with Policy 
28.3.2.2. 

Policy 28.3.2.3* Ensure all proposals to subdivide or 
develop land that is subject to natural 
hazard risk provide an assessment that 
meets the following information 
requirements, ensuring that the level of 
detail of the assessment is commensurate 
with the level of natural hazard risk: 
a. the likelihood of the natural hazard 

event occurring over no less than a 
100 year period;  

b. the type and scale of the natural 
hazard and the effects of a natural 
hazard on the subject land;  

As discussed above and within the 
Geotechnical Report (Attachment N) the 
proposed site contains an area of inferred 
landslide activity. As such, the proposal has 
been designed to take into account the 
hazard assessment results and 
recommendations. Further detail is located 
on page 9 of the Geotechnical Report 
(Attachment N). 
The proposal is consistent with Policy 
28.3.2.2. 
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c. the effects of climate change on the 
frequency and scale of the natural 
hazard;  

d. the vulnerability of the activity in 
relation to the natural hazard;  

e. the potential for the activity to 
exacerbate the natural hazard risk 
both within and beyond the subject 
land;  

f. the potential for any structures on the 
subject land to be relocated;  

g. the location, design and construction 
of buildings and structure to mitigate 
the effects of natural hazards, such 
as the raising of floor levels;  

h. management techniques that avoid or 
manage natural hazard risk to a 
tolerable level, including with respect 
to ingress and egress of both 
residential and emergency services 
during a natural hazard event.  

Policy 28.3.2.4* Where practicable, promote the use of 
natural features, buffers and appropriate 
risk management approached in 
preference to hard engineering solutions 
in mitigating natural hazard risk.  

The proposal has been designed to fit within 
and take advantage of the natural 
environment. These natural features also 
provide practicable measures in relation to 
mitigating natural hazard risk, so as land 
slides and flooding events.  
The proposal is consistent with Policy 
28.3.2.4. 
 

 

5.2.7 Objectives and Policies – Transport (Part 29) 

Part 29 Provision Provision Detail  Assessment  
Objective 29.2.1 An integrated, safe, and efficient transport 

network that:  
a. provides for all transport modes and 

the transportation of freight;  
b. provide for future growth needs and 

facilitates continues economic 
development;  

c. reduces dependency on private 
motor vehicles and promotes the use 
of shared public, and active transport;  

d. contributes towards addressing the 
effects on climate change;  

e. reduces the dominance and 
congestion of vehicles, particularly in 
the Town Centre zones; and  

f. Enables the significant benefits 
arising from public walking and 
cycling trails.  

 

The subdivision is integrated with the existing 
road network.  The levels of traffic generated 
from the proposal is not likely to exceed that 
anticipated by the Rural Zone. 
The proposal is consistent with Objective 
29.2.1. 
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Objective 29.2.2 Parking, loading and onsite manoeuvring 
that are consistent with the character, 
scale and intensity, and location of the 
zone and contributes toward: 
a. Providing a safe and efficient 

transport network;  
b. Compact urban growth;  
c. Economic development;  
d. Facilitating an increase in walking 

and cycling and the use of public 
transport; and  

e. Achieving the level of residential 
amenity and quality of urban design 
anticipated in the zone.   

The proposal provides for appropriate rural 
living parking spaces and manoeuvring 
areas. Two parking spaces can be provided 
on each lot. Onsite manoeuvring can be 
provided for on each lot given the size of 
these lots.  
The proposal is consistent with Objective 
29.2.2. 

Policy 29.2.2.11* Mitigate the effects on safety and 
efficiency arising from the location, 
number, width, and design of vehicle 
crossings and accesses, particularly in 
close proximity to intersections and 
adjoining the State Highway, while not 
unreasonably preventing development 
and intensification.  

The Transport Assessment prepared by 
Bartlett Consulting provides an assessment 
of the safety and efficiency of the proposal at 
Attachment H.  
The proposal is consistent with Policy 
29.2.2.11. 

Objective 29.2.3 Roads that facilitate continued growth, are safe and efficient for all users and modes of 
transport and are compatible with the level of amenity anticipated in the adjoining zones. 

Policy 29.2.3.1 Establish design standards for roads and 
accesses, including those in Table 3.2 of 
the QLDC Land Development and 
Subdivision Code of Practice (2018), and 
require adherence to those standards 
unless it can be demonstrated that the 
effects of the proposed design on the 
active and public transport networks, 
amenity values, urban design, landscape 
values, and the efficiency and safety of the 
roading network are no more than minor. 

Curtis Road is to be extended in a southerly 
direction through the site and then will 
continue in a generally westerly direction 
within an existing Right of Way over land 
owned by Mt Cardrona Station.  A new 
access road will serve the main cluster of 
residential lots to be created within the site.  
The proposed road network will be designed 
and constructed to meet the requirements of 
the QLDC Land Development and 
Subdivision Code of Practice, current 
Austroads Guidance and the QLDC District 
Plan.  Consent conditions will manage the 
design of the proposed road network.  This 
includes any minor departures from either the 
QLDC Land Development and Subdivision 
Code of Practice and/or the QLDC District 
Plan.  This will include the upgrade of the 
existing Curtis Road and its intersection with 
Pringles Creek Road 
The proposal is consistent with Policy 
29.2.3.3.  

Policy 29.2.3.3 Ensure new roads are designed, located, 
and constructed in a manner that: 
a. Provides for the needs of all modes of 

transport in accordance with the 
Council’s active transport network 
plan and public transport network 
plan and for the range of road users 
that are expected to use the road, 
based on its classification;  

b. Provides connections to existing and 
future roads and active transport 
network;  

c. Avoids, remedies, or mitigates effects 
on listed heritage buildings, 
structures and features, or protected 
trees and reflects the identity of any 
adjoining special character areas and 
historic management areas;  

d. Avoids, remedies, or mitigates 
adverse effects on Outstanding 
Natural Landscapes and Outstanding 
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Natural Features and on landscape 
values in other parts of the District; 
and  

e. Provide sufficient space and facilities 
to promote safe walking, cycling, and 
public transport within the road to the 
extent that it is relevant given the 
location and design function of the 
road.  

Objective 29.2.4 An integrated approach to managing 
subdivision, land use, and the transport 
network in a manner that: 
a. Supports improvements to active and 

public transport networks;  
b. Promoted an increase in the use of 

active and public transport networks 
and shared transport;  

c. Reduces traffic generation; and  
d. Manages the effects of the transport 

network on adjoining land uses and 
the effects of adjoining land-uses on 
the transport network.  

The proposed subdivision will have minimal 
transport effects on the surrounding transport 
network as discussed in the Transport 
Assessment.  
The proposal is consistent with Objective 
29.2.4.  

5.2.8 Conclusion – Objectives and Policies  

The proposal is consistent with and achieves the relevant objectives and policies from the Operative 
and Proposed District Plans.  

6. Regional Policy Statement / National Policy Statements  

The Otago Regional Policy Statement (RPS) and the Partially Operative Regional Policy Statement 
(PORPS19) set out the direction for future management and promotion of the sustainable management 
of the region’s natural and physical resource.  

While a large portion of provisions are now contained within the PORPS19, the RPS is still operative in 
regard to Chapter 5 – Land. The relevant objectives in Chapter 5 seek to avoid, remedy or mitigate 
degradation of Otago’s natural and physical resources resulting from activities utilising the land 
resource, and to protect Otago’s outstanding natural features and landscapes from inappropriate 
subdivision, use and development.  

Below is an assessment of the relevant RPS objectives and policies. 

Objective 5.4.1 – To promote the sustainable management of Otago’s land resources in 
order:  

a. To maintain and enhance the primary productive capacity and life-supporting 
capacity of land resource; and  

b. To meet the present and reasonably foreseeable needs of Otago’s people and 
communities.  

As previously discussed, the proposed subdivision utilises a small portion of the larger site that is not 
sustainably productive, therefore the proposed residential use of a portion of it is considered to be a 
sustainable use of the land, providing for the needs of people and communities with respect to the rural 
residential living opportunities.  
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Policy 5.5.3 – To maintain and enhance Otago’s land resource through avoiding, 
remedying or mitigating the adverse effects of activities which have the potential to, 
among other adverse effects: 

a. Reduce the soil’s life-supporting capacity  

b. Reduce healthy vegetative cover 

c. Cause soil loss 

d. Contaminate soils  

e. Reduce soil productivity 

f. Compact soils 

g. Reduce soil moisture holding capacity  

The proposed subdivision seeks to avoid and mitigate adverse effects, as the site was carefully chosen 
and the proposal was designed by Landscape Architects with input from specialist experts in 
Geotechincal and Ecological fields.  The development proposes extensive ecological restoration 
planting that can provide a positive ecological benefit through providing a food source and cover for 
native fauna and reintroducing indigenous species that are no long present on the site or within the 
wider environment.  The proposed ‘Landscape Protection Zone’ maintains the pastoral character of the 
area of land between proposed dwellings and existing dwellings on Gin and Raspberry Lane. This 
covenant encompasses an approximate area of 8.6ha and will prevent future subdivision in this zone. 

The establishment of the Erosion and Sediment Control Plan details appropriate methods of avoiding 
or mitigating any adverse effects on the environment that may result from the proposed earthworks. 

Below is an assessment of the relevant PORPS (procedural decision 15 March 2019) objectives and 
policies.  

Objective 3.1 – The values (including intrinsic values) of ecosystems and natural resource 
are recognised and maintained, or enhanced where degraded.  

The proposal provides for enhancement of the ecosystems that exists on the site.  

Policy 3.2.4 – Managing outstanding natural features, landscapes and seascapes2 

Protect, enhance or restore outstanding natural features, landscapes and seascapes, by 
all of the following: 

a) In the coastal environment, avoiding adverse effects on the outstanding values of the 
natural feature, landscape or seascapes;  

b) Beyond the coastal environment, maintaining the outstanding values of the natural 
feature, landscape or seascape;  

c) Avoiding, remedying or mitigation other adverse effects;  

d) Encouraging enhancement of those areas and values that contribute to the 
significance of the natural feature, landscape or seascape.  

 

2 This policy is from the consent order version of the Decisions Version of the RPS 
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As discussed throughout the report, the proposal avoids adverse effects on the ONL through the design 
and proposed landscaping and design controls. The proposal also includes enhancement to the 
ecosystems on the site, through indigenous vegetation and a landscape protection area.  

The proposed development is consistent with the broad policy direction of the RPS and PORPS19.  

7. Part 2 of the Resource Management Act 1991 

The purpose of the Act is to “promote the sustainable management of natural and physical resources”.  
Sustainable management is: 

… managing the use, development and protection of natural and physical resources 
in a way, or at a rate, which enables people and communities to provide for their 
social, economic, and cultural well being and for their health and safety while –   

(a) Sustaining the potential of natural and physical resources … to meet the 
reasonably foreseeable needs of future generations; and  

(b) Safeguarding the life-supporting capacity of air, water, soil and ecosystems; 
and  

(c) Avoiding, remedying, or mitigating any adverse effects of activities on the 
environment.   

The proposal is consistent with this purpose. The proposal allows for rural living which will contribute to 
satisfying demand for people not wanting to live in a town or other urban settlement area which 
contributes to social and economic wellbeing. The proposal includes re-introducing a number of native 
species to the area, this will positively affect the biodiversity in the area. The proposal will have any 
adverse landscape effects which will be at most minor and will not be seen as out of character with the 
surrounding environment given it is not highly visible from any public place.  
 
Section 6 of the Act identifies the following matters of national importance that must be recognised and 
provided for: 

 
(a) the preservation of the natural character of the coastal environment 

(including the coastal marine area), wetlands, and lakes and rivers 
and their margins, and the protection of them from inappropriate 
subdivision, use, and development: 

(b)  the protection of outstanding natural features and landscapes from 
inappropriate subdivision, use, and development: 

(c)  the protection of areas of significant indigenous vegetation and 
significant habitats of indigenous fauna: 

(d)  the maintenance and enhancement of public access to and along the 
coastal marine area, lakes, and rivers: 

(e)  the relationship of Maori and their culture and traditions with their 
ancestral lands, water, sites, waahi tapu, and other taonga: 

(f)  the protection of historic heritage from inappropriate subdivision, 
use, and development: 

(g)  the protection of protected customary rights: 

(h)  the management of significant risks from natural hazards. 
 
The proposal is in accordance with Section 6 for the following reasons: 

 
(a) The natural character of Pongs and Pringles Creeks will be maintained or enhanced and 

the culverts are appropriate for the purpose of the proposed accessway.  
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(b) The subdivision and development within the ONL is not inappropriate for the reasons 

discussed above and within the Landscape Assessment;  
 

(c) The proposed ‘Landscape Protection Zone’ will protect future development from 
occurring in the specified area.  This preserves the natural landscape from further 
development in this area, while the proposed development overall proposes the 
substantial open pasture surrounding the development area preserving the natural open 
landscape across the subject site and the wider surrounds; 

 
(d) The development will require minor clearance of indigenous vegetation for building 

platforms, associated curtilage and for access ways. The indigenous vegetation 
clearance is estimated to be less than 1,000 square metres and is permitted under the 
Operative District Plan; 

 
(e) The habitat of the Clutha flathead galaxias population in Pongs Creek will be protected 

through the culvert design and the design of the stormwater and wastewater disposal; 
 

(f) Consultation with local Iwi is underway, with an assessment being carried by Te Ao 
Marama Inc.to confirm whether the relationship of Maori with their culture and traditions 
will be compromised as part of this consent; 

 
(g) The excavation of the drainage system for the dispersal field will be monitored by an 

archaeologist to determine if any subsurface material might be present and to prevent 
accidental damage to visible archaeological features; 

 
(h) The waterway of Pongs Creek is too narrow to qualify as an Esplanade reserve, therefore 

Section 6(d) is less relevant; 
 

(i) The other aspects of Section 6 are not relevant to this proposal. 

Regard must be had to the following relevant s7 matters:  
 

(b)  the efficient use and development of natural and physical resources: 

(c)  the maintenance and enhancement of amenity values: 

(f)  maintenance and enhancement of the quality of the environment: 

(g)  any finite characteristics of natural and physical resources: 

The proposal achieves the relevant s7 matters as the subdivision is an efficient use and development 
of a natural resource given its comparative unproductivity and general lack of use, and utilising the 
opportunity for enhancement of natural conservation values to improve the sustainability of the wider 
area overall.  The amenity values of the area will be maintained as the development will not be highly 
visible from any public place, and potential adverse effects on the amenity values of nearby property 
owners are mitigated by separation distance, site layout, design controls and landscaping control. Wider 
amenity landscape values are maintained and enhanced. The reintroduction of native species and 
vegetation on site will enhance the quality of the environment. Overall the proposal aligns with s7 of the 
Act.  

The new lots will provide for the future owner’s social and economic wellbeing, by providing a desirable 
location for rural living and enhancing their quality of life.  The current owners will benefit economically 
from a small piece of land that has little productivity and the quality of the environment will be improved 
by the ecological enhancement measure proposed.   

Areas that are close to a small centre and the future Mount Cardrona Station development where 
development can be absorbed with only minor potential adverse effects on landscape values and where 
nature conservation values can be enhanced are a finite resource.  
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As such, the proposal will align with Part 2 of the Act.  

8. Where the activity includes the use of hazardous substances and installations, 
an assessment of any risks to the environment which are likely to arise from 
such use: 

Not applicable.  

9. Where the activity includes the discharge of any contaminant, a description of 
… 

In respect of wastewater disposal, these matters are addressed in the Infrastructure Report 
(Attachment I) by Holmes Consulting and Wastewater Report by E3Scientific (Attachment J) and in 
the AEE and objectives and policies above.  

10. Where it is likely that an activity will result in any significant adverse effect on 
the environment, a description of any possible alternative locations or method 
for undertaking the activity: 

The proposal will not result in any significant adverse effects on the environment. No alternative sites 
have been considered.  

11. A description of the mitigation measures (safeguards and contingency plans 
where relevant) to be undertaken to help prevent or reduce the actual and 
potential effect: 

Earthworks will be undertaken in accordance with good practice and the Council’s Earthworks 
Management Guide.  

The location and design of the subdivision, including the landscaping and building design controls 
proposed, are part of the overall mitigation measures adopted to prevent or reduce any actual or 
potential effects on the environment, as discussed in this AEE and in the supporting landscape 
assessment.   

12. An identification of those person interested in or affected by the proposal, the 
consultation undertaken, and any response to the views of those consulted.  

The applicant has consulted with the neighbours at Curtis Road, Gin and Raspberry Lane and Mount 
Cardrona Station. The outcome of consultation will be provided to the Council in due course, however 
the applicant has volunteered public notification regardless.   

13. Where the scale or significance of the activity’s effect are such that monitoring 
is required, a description of how, once the proposal is approved, effects will be 
monitored and by whom.  

No Monitoring is required other than undertaken as part of monitoring of resource consent by the 
Council.  
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PONGS CREEK TITLE REPORT 
 

Pongs Creek is the name given to the Cardrona Valley property owned by the Roberts Family Trust. 

The property consists of 54.3366 hectares more or less, comprised in two separate titles. 

Title 528557 contains two lots, the original lot 6 DP 344432 containing the existing house, and Lot 1 

DP 433836 which was acquired from Mt Cardrona Station Ltd (“MSL”) in 2011 as a result of a legal 

settlement, lot 1 is referred to as the “buffer zone”.  

Title 499605 contains Lot 1 DP 425263, and is referred to as “McDougalls”. This was also acquired 

from as part of the MSL 2011 settlement. There is a Resource Consent (RM 090876) relating to this 

title, which allows for a residential building platform.  

Below is a report on the two titles, and the various instruments registered against them. The titles 

are complex, and it will be desirable to surrender redundant easements where possible.  

House & Buffer Zone  

Legal Description: Lot 1 DP 433836 (buffer zone) and Lot 6 DP 344432 (house block), Identifier 

528557 (attachment 1). 

1. 500046 Land Improvement Agreement 1978 – unlikely this is still relevant, relates to works 

that John Lee was required to do by the Otago Regional Council in relation to fencing and 

top soiling back in 1975. The term of the agreement was for 10 years following completion 

of the required works, so I will look into having this removed. 

2. Transfer 838333.3 (attachment 2) – appurtenant right of way to use the skifield road as is 

shown as lots 10, 11, 12 and 13 on DP 21223 (attachment 2A).  

3. Consent Notice 5246992.4 –Consent notice from 2000 when Cardrona Holdings Limited 

applied for subdivision into 3 lots. Contains designated building platform which applies and 

is the current location of the house, as well as a restriction that says the lots may not be 

further subdivided. We will need to make a separate request to QLDC for this Consent 

Notice to be varied deleting this condition, and will do this at the same time that the 

Application for Resource Consent is made. 

4. Transfer 5246992.7 (attachment 3) – this contains the H20 Scheme covenants for Pure H20 

Cardrona Limited. Originally 13 shares, all lots having 1000 litres per day except Lot 11 

(Rasmussens) which had 2000, the remainder was applied to title OT19127 (now MSL land) 

and this parcel has the right to connect to the water scheme if further subdivided. Water 

Permit No. 98181, (attachment 16). Also contains a non-objection covenant to subdivision of 

each others land so in fact, none of the other H20 lots can object to development of one 

another’s land.  

5. Easement 5246992.9 (attachment 4) – Appurtenant right to convey water, electricity over 

the neighbouring properties from Lot 11 (Rasmussens) through Lots 8, 7, 6 & 5 (to Pippa’s) 

to the bottom of the driveway. Highlighted on DP 304819 (attachment 4A). 

6. Easement 6057313.1 (attachment 4B) – appurtenant (to both house and buffer zone) right 

to convey water over Lot 6 DP 304819 (Pippa’s).  

7. Easement 6057313.2 (attachment 4C) – appurtenant to both house and buffer zone) right to 

convey water over Lot 7 DP 304819 (Jonathan Homes) 
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8. Easement 6057313.3 (attachment 4D) – subject to (house block) and appurtenant to (buffer 

zone), right of way, right to convey water, electricity, telecoms over bottom of Lot 6 DP 

304819 (house section) through to McDougalls. In favour of MSL titles 768581 (attachment 

5), 560896 (attachment 6), 560897 (attachment 7). This is where the MSL development will 

get the right of way that will allow access to the village. 

9. Easement 6057313.4 (attachment 4E) – appurtenant (to both house and buffer zone) right 

to convey water over Lot 5  DP304819 (Pippa’s).  

10. Easement 6097426.1 (attachment 4F) – appurtenant rights for house and buffer zone to 

store, pump and convey water over Lot 11 DP304818  (Rasmussens).  

11. Easement 6097426.5 (attachment 4G) – appurtenant right of way (to buffer zone), right to 

convey water, electricity and telecoms over part marked A on DP 324262 (attachment 8), 

being road through bottom of McDougalls.  

12. Easement 6378833.1 (attachment 4H) – easement in gross to Aurora Energy providing right 

to transform energy over part marked “Z” on DP 304819 being road at bottom of house lot.  

13.  Easement 6410003.4 (attachment 4I) – right of way easement in favour of MSL title 560896 

(attachment 6) through road at bottom of house lot.  

14. Land Covenant 8079074.1 (attachment 4J) – (affects buffer zone) non-objection covenant 

providing that the registered proprietor cannot oppose development of what was John & 

Mary Lee’s land but is now contained in various titles on the other side of the river, now 

owned by Aurora Energy, Cardrona Valley Farms Limited (Scurrs), contained in those titles. 

Titles affected by this instrument are 521305, 528557, 560897, 571909, 603224, 603225, 

676834, 676835, 676836, 768581, 499605.  

15. Land Covenant 8079074.2 (attachment 4K) – (affects buffer zone), non-objection covenant 

in reverse to the above, owners of titles over the river cannot object to development of the 

buffer zone.  

16. Easement 8100093.6 (attachment 4L) – appurtenant to buffer zone, right of way, right to 

convey water electricity, telecoms over M shown on DP 407594 (attachment 12). I don’t 

believe this provides any real benefit to the title, as the area over which the right exists is a 

piece of land owned by the Buckland’s which borders the large MSL title 680615, not the 

Pongs Creek titles. We would need an easement over the MSL land for these rights to be 

worth anything, but it is unlikely we would ever need them. We could look into having this 

removed. 

17. Easement 8100093.7 (attachment 4M) - as above, appurtenant to buffer zone, rights of way, 

to covney water, gas electricity etc. We would need an easement over the MSL land for 

these rights to be worth anything. 

18. Land Covenant 8100093.8 (attachment 4N) – The buffer zone contains the benefit of a non-

objection covenant from the owners of Lots 1-5 shown on DP 407594 (attachment 12). 

These are five properties further up the valley past the village before the start of the Crown 

Range. 

19. Variation of Consent Notice 5246992.4 (attachment 4O) – varies the consent notice so that 

the porch at the house is allowed to be contained outside of the building platform.  

20. Easement 8574798.3 (attachment 4P) – subject to rights of way, to convey water electricity 

etc in favour of MSL titles 768581, 560897, 560896 over part marked “Z” on DP 304819 

(attachment 4A) being the road at bottom of house lot.  

21. Consent Notice - 8574798.6 – not relevant.  

22. Land Covenant 8920006.4 (attachment 4Q) – Non-objection covenant in favour of Roberts, 

prevents MSL from objecting to any future development.  
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23. Land Covenant 8920006.5 (attachment 4R) – Non-objection covenant in favour of MSL, 

prevents Roberts from objecting to any future development.  

24. Encumbrance 8920006.6 (attachment 4S) – gives MSL first right of refusal to purchase house 

block.  

25. Land Covenant 8920006.10 (attachment 4T) – this contains the no-build zone covenant and 

covers the whole of lot 1 (buffer zone), in favour of MSL.  

26. Encumbrance 8920006.11 (attachment 4U) – gives MSL first right of refusal to purchase 

buffer zone.  

 

 

McDougalls Block  

Legal Description: Lot 1 DP 425263 , Identifier 499605 (attachment 9). 

1. 500046 Land Improvement Agreement  – see point 1.  

2. Transfer 838333.3 – appurtenant right of way to use the ski field road as is shown as lots 10, 

11, 12 and 13 on DP 21223 (attachment 2A). 

3. Transfer 5246992.7 (attachment 3) – this contains the H20 Scheme covenants for Pure H20 

Cardrona Limited. Need to see the current water limits for each property. Roberts Family 

Trust have 2 shares in the company, so water limit should reflect that accordingly, company 

extract at attachment 10.  

4. Easement 6057313.1 (attachment 4B) – appurtenant right to convey water over Lot 6 DP 

304819 (Pippa’s).  

5. Easement 6057313.2 (attachment 4C) – appurtenant right to convey water over Lot 7 DP 

304819 (Jonathan Homes) 

6. Easement 6057313.4 (attachment 4E) – appurtenant right to convey water over Lot 5 

DP304819 (now Pippa’s).  

7. Easement 6057313.5 (attachment 4V) – appurtenant right to convey water over Lot 8  

DP304819 (Shields).  

8. Easement 6097426.1 (attachment 4F) – appurtenant rights to store, pump and convey water 

over Lot 11 DP 304818  (Rasmussens).  

9. Easement 6097426.5 (attachment 4G) – appurtenant right of way, right to convey water, 

electricity and telecoms over part marked A on DP 324262 (attachment 8), being road 

through bottom of McDougalls. This ought to be able to be surrendered as it provides 

McDougalls with the benefit of an easement over McDougalls which is unnecessary. This will 

have dropped down at some stage when the boundary changed. 

27. Land Covenant 8079074.1 (attachment 4J) – non-objection covenant that cannot oppose 

development of what was John & Mary Lee’s land but is now contained in various titles on 

the other side of the river, owned by Aurora Energy & Cardrona Valley Farms Limited 

(Scurrs). Titles affected by this instrument are 521305, 528557, 560897, 571909, 603224, 

603225, 676834, 676835, 676836, 768581, 499605.  

10. Land Covenant 8079074.2 (attachment 4K) – non-objection covenant in reverse to the 

above.  

11. Easement 8100093.6 (attachment 4L) – appurtenant right of way, right to convey water 

electricity, telecoms over M shown on DP 407594 (attachment 12). I don’t believe this 

provides any real benefit to the title, as the area over which the right exists is a piece of land 

owned by the Buckland’s which borders the large MSL title 680615. We would need an 
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easement over the MSL land for these rights to be worth anything, but it is unlikely we 

would ever need them, so we could look into having this removed. 

12. Easement 8100093.7 (attachment 4M) – as above, appurtenant rights of way, to covney 

water, gas electricity etc. We would need an easement over the MSL land for these rights to 

be worth anything, but it is unlikely we would ever need them, so we could look into having 

this removed. 

13. Land Covenant 8100093.8 (attachment 4N) – contains the benefit of a non-objection 

covenant from the owners of Lots 1-5 shown on DP 407594 (attachment 12). These are five 

properties further up the valley past the village before the start of the Crown Range. 

14. Easement 8574798.3 (attachment 4P) – appurtenant rights of way, to convey water 

electricity etc over part marked “Z” on DP 304819 (road at bottom of house lot). 

15. Easement 8574798.5 (attachment 4W) – appurtenant rights of way, right to convey water, 

telecoms, electricity etc over MSL title 499606 being the road along the bottom and up the 

side of McDougalls shown as A, B, C, D, E, F, G & I on DP 425263 (attachment 9).  

16. Consent Notice (attachment 4X) - 8574798.6 – attachment 12. Contains various conditions 

relating to building a house (firefighting tank, septic tank, building only on approved 

platform), also states no further subdivision, and requirement for approved landscaping 

plan. We will need to make a separate request to QLDC for this Consent Notice to be 

varied deleting the no further subdivision condition, and will do this at the same time that 

the Application for Resource Consent is made. 

17. Land Covenant 8920006.4 (attachment 4Q) – Non-objection covenant in favour of Roberts, 

prevents MSL from objecting to any future development.  

18. Land Covenant 8920006.5 (attachment 4R) – Non-objection covenant in favour of MSL, 

prevents Roberts from objecting to any future development.  

19. Encumbrance 8920006.6 (attachment 4S) – gives MSL first right of refusal to purchase.  

 

Pure Cardrona H20 Limited 

This is the company that owns the private water scheme which services the 12 lots in the Pringles 

Creek subdivision. There are currently 11 shareholders. See company extract attached (attachment 

13). The Roberts Family Trust own two shares, one in respect of each title. Surprisingly, according to 

the Water Supply and Service Agreement (attachment 14) and the Supplementary Water Supply and 

Service Agreement (attachment 15), we only have an entitlement of 1000 litres per day. Is there a 

further document recording a further entitlement that was recorded when MacDougal’s was 

acquired? We need to find out about this.  
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QLDC; NZTA; LINZ, QLDC; LINZ

Proposed surface water take

19/08/20191:8,000
0 10.5 km

Scale @A3 paper size - 
Map date: O

The information provided on this map is intended to be general information only. While considerable effort has been made to ensure that the information provided on this site is accurate, current and otherwise adequate in all respects,
Queenstown Lakes District Council does not accept any responsibility for content and shall not be responsible for, and excludes all liability, with relation to any claims whatsoever arising from the use of this site and data held within.

Map produced by Queenstown Lakes District Council's GIS viewer

Lot 1 DP 425268

Lot 1 DP
433836

Lot 6 DP 344432

Proposed surface
water take location

Version: 1, Version Date: 23/09/2022
Document Set ID: 7368116



Section 6
SO 459975

Lot 11
DP 304819

Lot 8 

DP 304819

Lot 7

DP 304819

Lot 6

DP 304819

Lot 5

DP 304819
Pringles
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reek

Curtis Rd

Lo
t 1
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48

19 Road
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Section 1
SO 459975

Lot 2 
DP 512956

Lot 3
DP 512956

xx

xx

A

water uptake area. 
Area & dimensions TBC.

B

ZZ

C

F
E

Q

R

20m wide

6m wide

6m wide

9m wide

6m wide

20
m w

ide

6m wide

G

J
K

T

I

MN

P

O

D

U

T

S

YY

2.9200ha

0.4870ha

0.4850ha

0.4790ha

0.6750ha

0.4290ha

0.4420ha

0.4500ha

0.4870ha
0.5000ha

0.4830ha

0.4940ha

0.5120ha

0.4550ha

0.3870ha

0.9995ha

43.6521ha

Lot 100 
(balance parcel)

1

16

5
2

3

46

9

8
7

10
11

13

15

14 12

Notes:
 
1) Areas and dimensions are subject to survey.
 
2) Lots 1 - 16 are subject to building platforms and 
curtilage areas as per Baxter Design Master Plan 
(See Sheets 104 and 105).
 
3) ROW legal widths are as per the Infrastructure report 
dated 02/09/2019
 
4) ROW on underlying Lot 6 DP 344432 is an easement
to be cancelled.
 
5) Refer to sheet 106 for details of proposed easements
and land covenants, easements to be retained and 
easements to be cancelled.
 
6) Subdivision is to be staged - refer to Sheet 103.
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Sheet No: Revision:
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Coordinate System:

 5890
Date Created:Drawing No:

Scale:

Title

Project

Drawn By:Job No:

C HUGHES & ASSOCIATES LTD
Surveying and Resource Management    Central Otago

WANAKA CROMWELL
LEVEL 3, 80 ARDMORE ST
P.O. BOX 599
03 443 5052

17A MURRAY TERRACE
P.O. BOX 51
03 445 0376

www.chasurveyors.co.nz

Cardrona Valley
Roberts Family Trust

Scheme Plan
Overall
for Resource Consent

B

C

D

E

F

remove lot 17

edit preservation corridor

BP ties

Access Easements

Access Easements

05/02/2020

18/02/2020

10/07/2020

5/5/2022

10/5/2022

DATEDETAILREVISION

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.
The Contractor shall verify all dimesions on site.

NZVD16
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Lot 1 
DP 425263

Lot 6 
DP 344432

Lot 1
DP 433836

26.1670ha
RT 499605

12.0936ha
RT 528557

16.076ha
RT 528557

Section 6
SO 459975

Lot 11
DP 304819

Lot 8 

DP 304819

Lot 7

DP 304819

Lot 6

DP 304819

Lot 5

DP 304819
Pringles
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Curtis Rd
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t 1
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Section 1
SO 459975

Lot 2 
DP 512956

Lot 3
DP 512956

 

 

 

E

F

G

I

J

K

M

N

O

P

D

(Area Z of 
DP 512956)

(Area A of 
DP 512956)

(Area E of 
DP 512956)

(Area G of 
DP 512956)

(Area Z of 
DP 304819)

(Area F of 
DP 512956)

(Area B of 
DP 512956)

(Area H of
DP 512956)

(Area CC of
DP 512956)

(Area C of
DP 512956)

(Area D of
DP 512956)

building platform 
labelled AA on 
DP 324262

existing dwelling
and building platform
as per RM190824

building platform 
as per RM090876

Notes:
 
1) Areas and dimensions are subject to survey.
 
2) All existing easements on Lot 2 DP 512956 are to be 
retained.
 
3) Refer to sheet 106 for details of proposed easements
and land covenants, easements to be retained and 
easements to be cancelled.
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1) Areas and dimensions are subject to survey.
 
2) Refer to sheet 106 for details of proposed easements
and land covenants, easements to be retained and 
easements to be cancelled.
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Notes:
 
1) Areas and dimensions are subject to survey.
 
2) Subdivision is to be completed in three seperate 
stages.  These are as follows:
 
Stage 1: 
     -  Lot 1 
     -  Lot 13
     -  Lot 14
     -  Lot 15
     -  Lot 16
     -  Land Covenants XX and YY
 
Stage 2:
     -  Lot 7 
     -  Lot 8
     -  Lot 9
     -  Lot 10
     -  Lot 11
     -  Lot 12
 
Stage 3:
     -  Lot 2 
     -  Lot 3
     -  Lot 4
     -  Lot 5
     -  Lot 6
 
3) Easements shall be created for each individual
stage as neccessary to protect constructed services.
 
4) Refer to sheet 106 for details of proposed easements
and land covenants, easements to be retained and 
easements to be cancelled.

 
 
Stage 1
 
Stage 2
 
Stage 3

Stages
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1) Areas and dimensions are subject to survey.
 
2) Easements shall be created for each individual
stage as neccessary to protect constructed services.
 
3) Refer to sheet 106 for details of proposed easements
and land covenants, easements to be retained and 
easements to be cancelled.
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Schedule of Existing Appurtenant Easements

Purpose Shown Burdened Land /
Servient Tenement

Benefitted Land / 
Dominant Tenement

G  J  P  I  M U Lot 2 DP 512956 Lot 1 DP 19397right to convey
electricity

right of way

right to convey 
water

right to convey 
electricity

right of way

right to transmit
electricity

right to transmit
telecommunications

right to convey 
water

E   J    N     K Lot 2 DP 512956 Lot 1 DP 433836
Lot 6 DP 344432
Lot 1 DP 425263

E   J   N   K   F
G   O   P

Lot 2 DP 512956

Lot 3 DP 512956

right to convey 
telecommunications 
& computer media

right of way

E   J   N   K   F
G   O   P

Lot 2 DP 512956

Lot 1 DP 425263

Creating Document

EI 6097426.5

T 838333.3

EI 8574798.5

EI 10872078.2

Purpose Shown Burdened Land /
Servient Tenement

Benefitted Land /
Dominant Tenement

Memorandum of Easements

right of way C Q R S T U Lot 100 Lots 2 -16

right of way

right to convey 
water

right to convey 
telecommunications 
& computer media

right to convey 
electricity

C Lot 100
Lot 3 DP 512956
Lot 5 DP 344432

Lot 1 & 2
DP 512956

right of way C Lot 100 Lot 1

right of way S Lot 100 Lot 2 DP 512956

Memorandum of Easements in Gross

Purpose Shown Burdened Land /
Servient Tenement

Benefitted Land /
Dominant Tenement

 
C Q Q S T U ZZ

right to take 
& store water

right to convey 
electricity

right to convey
telecommunications
& computer media

right to convey
water

right to drain 
sewage

 B C Q R S T U

Lot 100

Aurora Energy Ltd

Chorus New 
Zealand Ltd

Lot 100

Management 
Company

Lot 100 Management 
Company

 
A B C Q R S T U

 
B C Q R S T U ZZ Lot 100 Management 

Company

right of way Lot 100 Management 
Company

A

right to convey 
electricity

right to convey
telecommunications
& computer media

right of way
right to convey

water
right to drain

sewage

E   F   G   J  
K  N  O  P 

Chorus New 
Zealand Ltd

Lot 2 DP 512956 Management 
Company

 
E   F   G   J  
K  N  O  P 

Lot 2 DP 512956

Aurora Energy Ltd

right to convey
electricity

 
A Lot 100 Aurora Energy Ltd

*Area YY is a "Landscape Protection Zone" land covenant.  This overlaps part of 
Area B and all of Area ZZ.

*Area XX is a land covenant for the "Pongs Creek Clutha Flathead Preservation 
Corridor". 

*All existing easements and land covenants on Lot 2 DP 512956 are to be retained.

*Lots 1 - 16 are subject to building platforms and curtilage areas - see Sheets 104 
and 105. 

Purpose Shown Burdened Land /
Servient Tenement Creating Document

Existing Easements in Gross to be Cancelled

right to convey
electricity

D
(Z on DP 344432) Lot 6 DP 344432 EI 6378833.1

Notes:
 
1) Areas and dimensions are subject to survey.
 
2) Lots 1 - 16 are subject to building platforms and 
curtilage areas as per Baxter Design Master Plan 
(See Sheets 104 and 105)
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Landscape Assessment Report 

 
Roberts Family Trust | McDougall’s Block 

Curtis Road, Cardrona Valley 
 

January 2019 
 

 
INTRODUCTION 

 

1. This report assesses the landscape effects of a proposed subdivision off Curtis Road, Cardrona.  
The Applicant seeks land use consent for the formation of 16 lots (one of which will contain a 
previously consented building platform under RM090876), including the establishment of 15 
additional residential building platforms (RBP), associated curtilages, access ways, 
infrastructure, earthworks, and landscaping. The proposal also includes provisions for ecological 
protection and enhancement within the central development area, and a landscape protection 
zone. 

 
2. This report assesses the potential effects of the proposal on landscape and visual amenity. It 

includes the following: 
 

• Description of the site and wider landscape; 

• Description of the proposal; 

• Landscape Assessment; 

• Conclusion. 
 

3. The following Attachments are included in this report: 
 

• Attachment A – Concept Masterplan   (refer: Baxter Design 2738-SK40) 

• Attachment B – Planting Palette  (refer: Baxter Design 2738-SK25) 

• Attachment C – Lot Schedule   (refer: Baxter Design 2738-SK26) 

• Attachment D – Contour Plan   (refer: Baxter Design 2738-SK27) 

• Attachment E – Protection Zones  (refer: Baxter Design 2738-SK28) 

• Attachment F – Location Plan  (refer: Baxter Design 2738-SK29) 

• Attachment G – Photographic Study A and B (refer: Baxter Design 2738-SK09) 

• Attachment H – Photographic Study C and D (refer: Baxter Design 2738-SK10) 

• Attachment I – Photographic Study E and F (refer: Baxter Design 2738-SK30) 

• Attachment J – Photographic Study G and H (refer: Baxter Design 2738-SK31) 

• Attachment K – Photographic Study I and J (refer: Baxter Design 2738-SK32) 

• Attachment L – MCSSZ Comparison  (refer: Baxter Design 2738-SK33) 

• Attachment M – Design Controls 
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• Attachment N – Water Take Area  (refer: Baxter Design 2738-SK41) 

• Attachment O – Wastewater Treatment Plant (refer: Baxter Design 2738 SK42) 

• Attachment P – Landscape Memo - August 2020 
   
 

DESCRIPTION OF THE SITE & WIDER LANDSCAPE 
 

1. The Cardrona Valley has a varying typology of landscape and activity including rural farmland, 
permanent and short-stay housing, and tourism activities which include the Cardrona Ski field, 
the Snow Farm, walking tracks, horse trekking, a distillery, and the historic Cardrona Hotel. 
Entering the valley from the south, the base of the valley reads as a flat and narrow channel, 
widening towards the Cardrona Village. High-density residential dwellings are positioned south of 
the hotel, while lower density residential lots are scattered amongst the gentle hillock valley floor 
surrounding the village. Pastoral farms are situated on the valley floor north east of the Cardrona 
Hotel. The valley is enclosed by picturesque mountainous ranges, scattered alpine vegetation 
and pastoral lands. The valley is surrounded by significant mountain ranges. On the western side 
of the valley is Mount Cardrona and the Cardrona ski field, with the Pisa Ranges on the east. An 
incised escarpment along the western side of Cardrona Valley Road creates a plateau at the foot 
of Mount Cardrona with gentle hillocks and rolling landscapes spread across the remaining area. 
The consented Mount Cardrona Special Zone is located on this plateau. 
 

2. The Cardrona Village is adjacent to Cardrona Valley Road on both the eastern and western sides 
spread across approximately 2.2km of the valley. The village is centred around the historic 
Cardrona Hotel. Residential lots and dwellings are scattered in and around the perimeter of the 
village, while high-density accommodation is located south of the hotel. The buildings in the area 
are a mix of rustic, ‘farmyard style’ barns, and modern designed dwellings, adding to the rich 
historic character of the site. 
 

3. Across the road from the Cardrona Hotel, to the east, a proposed 53 lot subdivision of lots 7-17 
DP440230 by Brooklynee Holdings Ltd (director Kathy Lynne) is planned as part of RM110441, 
this proposal is currently on hold according to QLDC. Another development in the same location 
proposed by Cardrona Village Ltd seeks resource consent for development centred on Soho 
Street and Rivergold Way as part of RM190669. The proposed development comprises of a mix 
of hotels, serviced apartments, residential apartments, serviced terrace units, residential terraced 
units, residential dwellings, and a hostel across approximately 3.2 ha of land currently zoned as 
Rural Visitor under the QLDC ODP. 

 
4. The Mount Cardrona Special Zone (MCSZ) is situated between the Cardrona ski field access 

road, and the subject site boundary approximately 1.7km north from the Cardrona Hotel. The 
zone provides for 480 mixed density housing lots, 80-bed four and a-half star hotel, an an18-hole 
golf course and facilities, open fields, biking, walking, and horse trails within its 131ha area. 
Attachment L displays an approximate lot layout scheme which represents the proposed density 
of the MCSZ in comparison to the applicants site and proposed density 

 
5. Throughout this report ‘subject site’ refers to the entirety of the area for which this report is for. 

‘Development area’ refers to the area of land within the subject site that is proposed for the bulk 
of the development (refer Attachment F). 

 
6. The subject site is located on an elevated portion of land, west of the Cardrona Village, and is 

referred to as the western plateau in this report. The subject site landform is a gently undulating 
landscape with rolling hills, moderate slopes, and small ridges, north-west of the Cardrona Hotel 
(refer Attachment F). The site landform falls towards the north, rising up from the flatter terrace 
form on which the MCSZ is located. Within the site landform are minor gullies, terraces and 
hillocks. 
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7. Access to the subject site is via a right of way easement off Curtis Road, which is accessible via 

Pringles Creek Road, approximately 750m north-west from the Cardrona Hotel off Cardrona 
Valley Road. 
 

8. The subject site currently contains one residential dwelling, located towards the northern 
boundary. Five residential lots (four with residential dwellings) are located on Gin and Raspberry 
Lane, adjacent to the subject site on the eastern boundary near Pringles Creek. Curtis Road is 
chip-sealed for half of its length. The remainder of the road is gravel. The gravel road then forks 
to service the residential dwelling to the north, and continues along the western boundary of the 
site. 

 
9. The subject site landscape is an undulating landform, covered predominantly in open pasture 

grass with scattered alpine vegetation. Small valleys are present through the site running south-
north, with gentle gradients. Pongs Creek flows through the site from west to east. Pongs Creek 
contains a diversity of alpine plant species which contribute to the natural character, meandering 
through the pastoral landscape within a defined catchment. 

 
10. This undulating landform continues along the western plateau and rises into the development 

area which is predominantly pastoral land with remnant native alpine vegetation. Before 
pastoralism, indigenous vegetation would have dominated this landscape, as evident by the 
remnant vegetation across the landscape and within Pongs Creek. The development area is 
bordered by Pongs Creek to the north (refer Attachment F).  The general slope across the 
development area rises from the creek towards the southern boundary where a consented RBP 
[RM090876] is located. 

 
11. Two historic water races pass through the site, The Cardrona Company Race, and Littles Water 

Race. These have been damaged due to pastoral activity over time. There are eroded and poorly 
defined alluvial gold mining features in the landscape either side of Pongs Creek (refer to the 
Archaeological Assessment from Origin). Some of these features are located in the 
‘Landscape Protection Zone’ with the proposed communal disposal field being designed with 
respect to these features in order to maintain their integrity. 

 
12. The subject site and development area has expansive views of Mount Cardrona, the Cardrona 

Valley, and the Pisa Ranges to the east. These undulating terrain, gentle slopes, and ridges have 
been utilised to drive the design layout of the proposed development, with roading following 
landform and dwelling clusters located within minor valleys where possible.  

 
 

DESCRIPTION OF THE PROPOSAL 

 
13. The subject site is legally described as Lot 1 DP433836 & Lot 6 DP 344432 and Lot 1 DP425263 

(Roberts Land) and Lot 2 DP 512956 (Mt Cardrona Station Land) and is approximately 54ha in 
area. The site, in its current form, is predominantly a pastoral landscape with one residential 
dwelling. Pongs Creek, a small creek, runs from the west to the east and situated north of the 
proposed development area.  
 

14. This application seeks to subdivide the site into 16 separate lots (refer Attachment A). Each lot 
will contain a residential building platform (RBP) and residential curtilage areas. Each future 
residential dwelling will be subject to Design Controls (refer Attachment M) which dictate the 
future landscape and architectural treatments including, but not limited to, fences, service areas, 
utilities, planting, building height, cladding colour, materiality, and permitted activities within 
curtilage areas. These controls will dictate the design vision, enhancing the rural character of the 
landscape, while recreating a wild alpine ecology through the site. This will ensure the overall 

Version: 1, Version Date: 03/08/2022
Document Set ID: 7316816



https://brownco.sharepoint.com/sites/BrownCompanyFileshare/Shared Documents/Data/Shared Job Folders #17000/17025 Roberts - 
Cardrona/Applications/QLDC Consent 2020/RFI/2738 - Roberts Cardrona Landscape Assessment JULY 2022.docx 

4 

landscape pattern is visually consistent, contiguous, and complimentary to the natural and 
pastoral character of the site. 

 
15. It is noted that planting controls come in two levels, being those undertaken at the time of the 

development, ‘wrapping’ around building platforms and lots, and then those controls which enable 
that indigenous planting to continue within lots, subject to future landowners owners design 
layouts.   

 
16. One RBP within the proposed development is previously consented under RM090876 and will be 

located within Lot 16 (refer Attachment C). 
 

17. The previously consented RBP mentioned above, has been varied slightly to reduce potential 
adverse effects in regards to earthworks and visibility (refer to earthworks plans prepared by 
CFMA contained within RM090876). A summary  of the variations are;  

 
i. The RBP remains as 1000m2  
ii. The RBP has been rotated approximately 90° clock-wise to orientate the RBP ‘along’ 

the slope, rather than against the slope, reducing cut/fill. 
iii. The proposed driveway is orientated to ‘run with’ the topography, reducing earthwork 

cut/fill. 
iv. As a result of the above, the RBP has been lowered approximately 2m from an F.F.L 

of 667.00 to 665.00 
v. The removal of the additional mounding located on the ridgeline east of the RBP. 
vi. The removal of the proposed planting. 

 
(Refer to Holmes calculations for proposed Lot 16 for confirmation of the above) 

 
 

18. A single access to the proposed development will come off Curtis Road and follow the western 
edge of the boundary firstly servicing Lot 1 (refer Attachment C). This road will connect to an 
existing easement which borders the southern boundary edge of the site. A proposed 5.5m wide 
chip sealed road will enter the site from the southern boundary edge, pass through the site to 
service the 14 Lots within the development area. Two secondary roads branch off the main road 
each 3.5m wide. The first road will service lots 2 - 4, and the second will service the lower creek 
lots 7 - 9. Gravel driveways will be constructed to provide access to each lot. Each driveway is to 
be no more than 3.5m in width as set out in the Design Controls (refer Attachment M). 

 
19. Lot 16 has separate access off the current right of way easement from the south. (refer 

Attachment C). 
 

20. Lots 1, and 16 are positioned outside the main development area occupying the eastern, 
southern, and northern corners of the subject site (refer Attachment A and C). 

 
21. Each RBP and lot has a specified datum and approximate area (refer Attachments D and C 

respectively). 
 

22. The positioning of the lots within this application are set out in Attachment C and are as follows; 
 

23. Lot 1 is situated on the northern side of Pongs Creek in the eastern corner of the subject site. 
This lot includes a small portion of Pongs Creek which will be protected by covenant (refer 
Attachment C). 

 
24. Lots 2 – 6, ‘The Valley Cluster’, is the first cluster of residential lots in the development area. 

These lots have been positioned behind a small eastern ridge nestled into a small valley (refer 
Attachment C).  
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25. Lots 7 – 9, ‘The Creek Cluster’, lines the lower tail of Pongs Creek before it reaches Lot 1. These 

lots are bound by the creek and will be heavily vegetated as part of the native planting framework 
undertaken by the developer (refer Attachment C). 

 
26. Lots 10 – 15, ‘The Hill Cluster’, is positioned on the upper slopes of the development area. 

Ranging from datum levels between 601 – 630 MASL. Each lot has a ‘standalone feel’ to it as 
each neighbouring lot are at varying heights either below or above one another (refer Attachment 
C). A minor adjustment to the datum levels of Lots 11 and 13 was proposed by the applicant, set 
to be raised by 750mm to an F.F.L of 604.75 (Lot 11) and F.F.L of 621.75 (Lot 13). This has been 
deemed to have no effect on the conclusions in this report (refer Attachment P). 

 
27. Lot 16 (with consented building platform RM090876) is situated behind a small ridgeline aligning 

north-south. This Lot secludes itself from the development area with a separate access off the 
current right of way easement, with the building platform nestled behind a small ridge running 
west to east (refer Attachment C). 

 
28. Earthworks will be required within the development area to create flat RBPs, with softened sloped 

curtilage areas, and gentle meandering roads to work within the existing topography and landform 
types. These proposed earthworks are designed to accentuate existing valley and ridge landforms 
to suit the proposed residential RBPs while creating separation in other clusters from 
neighbouring lots (refer Attachment D). 

 
29. The main development area, which incorporates Lots 2-15, adopts an indigenous planting and 

ecological framework planted by the developer. The indigenous planting and the associated 
fencing to protect this, will enhance existing vegetation within the development area.  Pongs 
Creek is to be fenced and protected by covenant named ‘Pongs Creek Clutha Flathead 
Preservation Corridor’. The intention behind this covenant is to protect Pongs Creek and its 
margins from stock further damaging the ecology in this area, and protect the ‘Nationally Critical’ 
Clutha Flathead Galaxias which inhabits a part of Pongs Creek. This will allow the creek and its 
margins to naturally regenerate. 

 
30. Across the indigenous planting framework, a variety of species with equal coverage will ensure 

that an alpine vegetated landscape is reinstated across the site. This framework encompasses 
an area of approximately 4.6ha (refer Attachment B). Future lot owners will undertake planting 
within their respective curtilage areas and be restricted to the plant list and specifications set out 
in the Design Controls (refer Attachment M). This ensures that curtilage vegetation blends 
successfully into the wider network both visually and ecologically. Once mature, the proposed 
native planting framework will also partially mitigate external views of future residential dwellings.  

 
31. Fences are proposed for lot boundaries, the ‘Pongs Creek Clutha Flathead Preservation Corridor’, 

native planting areas, and pastoral grazing areas. Fences will follow both sides of the proposed 
driveways and the boundaries of each proposed lot. All fencing is in traditional 7 wire farm fence, 
typical of fences in this landscape. All lands outside of the planting areas and roadways will 
continue to be managed as a working farm controlled by condition of consent. The open space 
area surrounding the indigenous planting and lots outside the native planting areas is 
approximately 34ha in size. Stock crossings and gates will be located where they best facilitate 
the movement of stock across the paddocks and roads. Proposed fencing will also prevent stock 
from entering Pongs Creek as part of the ‘Pongs Creek Clutha Flathead Preservation Corridor’. 
 

32. The proposed development includes protection areas to enhance the natural character of site, 
and the ecological benefits of Pongs Creek, mentioned briefly above (refer Attachment E). The 
‘Pongs Creek Clutha Flathead Preservation Corridor’ encompasses an approximate area of 3.7 
ha, which will be fenced in order to protect Pongs Creek from grazing stock, allowing the area to 
naturally enhance and protect the ecological amenity. The proposed ‘Landscape Protection Zone’ 

Version: 1, Version Date: 03/08/2022
Document Set ID: 7316816



https://brownco.sharepoint.com/sites/BrownCompanyFileshare/Shared Documents/Data/Shared Job Folders #17000/17025 Roberts - 
Cardrona/Applications/QLDC Consent 2020/RFI/2738 - Roberts Cardrona Landscape Assessment JULY 2022.docx 

6 

maintains the pastoral character of the area of land between proposed dwellings and existing 
dwellings on Gin and Raspberry Lane. This covenant encompasses an approximate area of 8.6ha 
and will prevent future subdivision in this zone. 

 
33. Taking all of the above into account, the proposed development is intended to be an integrated 

development of low darkly coloured dwellings within an extensive framework of plantings. The 
development will not be ‘suburban’ in character. Rather, it will appear as a contiguous palette of 
dark roofs and natural wall claddings within a planting framework that is up to 2 - 2.5 metres in 
height. Being located on a slope ensures that views towards the site from further afield will 
experience a visible backdrop of planting around each lot as well as foreground planting.  
 

34. A communal disposal field is proposed for Lots 1-15 located within the ‘Landscape Protection 
Zone’ (refer Attachment O). Wastewater infrastructure will be below ground, with a 20m2 control 
shed. A 4m wide gravel access road is proposed, with space for 3m x 3m hardstand for unloading 
consumables. Indigenous planting has been recommended to surround the shed and unloading 
area to mitigate visual effects. If it is determined that the disposal field requires fencing, a 
traditional 7 wire farm fence will close the area (refer to the Proposed Onsite Wastewater 
Management System Site Assessment Report prepared by e3 Scientific). The previously 
consented disposal field for Lot 16 (RM090876) is to remain with minor adjustments in response 
to the rotation of the building platform.  

 
35. An approximate area is shown on Attachment N for the proposed water take area and for the 

development for potable water storage and local treatment (refer Attachment A for location) 
Approximately 5x 30,000L concrete tanks will be located here and fully buried (refer to the report 
prepared by Holmes for further details). A 20-foot container and two 5m2 sheds are also 
proposed. To mitigate any visual effects, the container and two sheds will be painted in dark 
recessive colours, with the container partially buried. Mounding and indigenous planting will 
screen the sheds and container. A 4m wide access road has been proposed, linking to the 
driveway of the existing dwelling. The access road will follow the contours to minimise earthworks.  
 

36. A water reservoir for the development is proposed near the entrance to lot 16, comprised of six 
water tanks above ground, at approximately 30m3 each (location indicated on Attachment A). 
Located in the southwest corner of the property behind a knoll, the water tanks will have no visual 
impact on boundaries lot 16 or any other lots and assessed to have negligible visual impact 
beyond the development.   

 
37. The proposed development is set to be established in stages to alleviate impact on the 

surrounding residences and landscape (refer to Staging Plan prepared by Holmes). The stages 
are currently proposed as follows; 
 

i. Stage 1: Lot 1, Lot 16, Lot 13, Lot 14, Lot 15 
ii. Stage 2: Lot 7, Lot 8, Lot 9, Lot 10, Lot 11, Lot 12 
iii. Stage 3: Lot 2, Lot 3, Lot 4, Lot 5, Lot 6 

 
 
 
LANDSCAPE ASSESSMENT 

 
Methodology 

 
38. The site design underwent several iterations in which possible RBP locations were assessed and 

analysed. Photographs were taken from adjacent areas to assess the visibility of the subject site 
from these locations. The potential visual effect of each building platform was assessed on site 

Version: 1, Version Date: 03/08/2022
Document Set ID: 7316816



https://brownco.sharepoint.com/sites/BrownCompanyFileshare/Shared Documents/Data/Shared Job Folders #17000/17025 Roberts - 
Cardrona/Applications/QLDC Consent 2020/RFI/2738 - Roberts Cardrona Landscape Assessment JULY 2022.docx 

7 

and from further viewpoints. In general, the form and scale of lot density and layout was driven 
by the desire to integrate dwelling, roading, and vegetation. 

 
39. To ensure that the design outcome is that as is intended, extensive Design Controls have been 

created to address the specific character of the landscape and dictate architecture and landscape 
matters within each lot. 
 
Landscape Category 
 

40. According to the QLDC Operative District Plan (ODP), the site is located within the Rural General 
Zone and is shown in the Planning Maps 10 and 24a.  The site is located on rural land described 
as Outstanding Natural Landscape – District Wide (ONL-DW). 
 

41. It is noted that this ONL landscape is transitional in character and that the relatively undeveloped 
rural character that currently exists across this plateau will change in the immediate future to a 
more developed landscape that will include the large MCSZ and works to be undertaken on the 
Ski Field sub zone land including potentially considerable car parking and possibly a large access 
gondola, should Cardrona Ski field expand to include Soho ski field. 
 

42. The following assessment addresses the ONL-DW Assessment Matters contained within part 
5.4.2.2 (2) of the QLDC ODP. 

 
43. The following assessment also acknowledges the QLDC Proposed District Plan (PDP). The PDP 

locates the site on rural land described as Outstanding Natural Landscape (ONL) on planning 
Maps 10 and 24a.   The report will also assess the proposed development using the Assessment 
Matters contained within part 21.21.1 Outstanding Natural Features and Outstanding Natural 
Landscapes (ONF and ONL) 

 
Level of Effect 
 

44. The following seven point scale derived from the New Zealand Institute of Landscape Architect’s 
Best Practice Note: Landscape Assessment and Sustainable Management 10.1 is used to assess 
the magnitude and importance of conditions, change and effects: 

 
Extreme 
Very High 
High 
Moderate 
Low 
Very low (very low is often interpreted as less than minor) 
Negligible 
 
 
 

5.4.2.2 ASSESSMENT MATTERS: OPERATIVE DISTRICT PLAN 

2) Outstanding Natural Landscape (District Wide) – Assessment Matters 
 
These assessment matters should be read in the light of the further guiding principle that existing 
vegetation which: 
 

(a) was either 

• planted after; or  

• self-seeded and less than 1 metre in height at - 28 September 2002; and  
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(b) obstructs or substantially interferes with views of the landscape (in which the proposed 
development is set) from roads 
- shall not be considered: 
 
(1) as beneficial under any of the following assessment matters unless the Council considers the 
vegetation (or some of it) is appropriate for the location in the context of the proposed 
development; and 
 
(2) as part of the permitted baseline. - nor shall removal of such vegetation be considered as a 
positive effect of any proposal. 

 
 

45. There are several existing large macrocarpa trees located between proposed Lot 11 and 13 of 
considerable age. These trees provide no benefit to the wider landscape and are to be removed.  
 
 
 
 
a) Potential of the landscape to absorb development 

 
In considering the potential of the landscape to absorb development both visually and ecologically, the 
following matters shall be taken into account consistent with retaining openness and natural character: 
 

i) whether, and to what extent, the proposed development is visible from public places;  
 
 

46. In general, the proposed development has a limited view catchment, generally confined to the 
upper western elevated portions of the Cardrona Valley with a minor glimpse view from the 
Cardrona Valley Road when travelling south, and parts of Pringles Creek Road.  

 
(Note: Attachment F indicates locations where photographs have been taken Location 
photographs are shown on; Attachment’s G, H, I, J and K). 

 
 

A. PRINGLES CREEK RD VIEWS 
 

• The proposed development is potentially most visible from Pringles Creek Rd views. The 
closest dwelling is approximately 390m away from Pringles Creek Rd. The proposed 
development will occupy a portion of that hummocky landscape within the lower elevations 
of a landscape that continues to rise towards Mt Cardrona in the distance (refer Attachment 
I). Whilst the development will be visible, it will contrast in form and colour to the existing 
pattern of residential development on Gin and Raspberry lane and all other residential 
development within the lower valley and the Cardrona Village. The combination of planting 
and design controls will assist in visually absorbing the built development into this 
landscape. Whilst it will be visible, it will be visually unique in its form. The scale of 
indigenous plantings proposed is unique and will aid in the absorption of future dwellings 
being absorbed into the landscape. 

 
B. CARDRONA VALLEY RD VIEWS (north of village, Location G, H, I on Attachments J, and K) 

 

• When approaching the Cardrona Village from the north, there will be limited and intermittent 
minor glimpse views of the proposed development, at a considerable distance. These views 
are illustrated on Attachments J & K in Photograph locations H & I. From both of those 
viewpoints, development on the MCSZ will occupy the immediate foreground. At no point 
from these Cardrona Valley Road views will all dwellings on this site be visible. In general 
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the bulk of the lower lots will be either screened by development within the MCSZ or by 
foreground landform. 
 

• In general, the proposed development occupies a minor part of a wide panoramic vista 
which extends to the ridgetops on both sides of the Cardrona Valley in these views. Those 
views extend from approximately 2 kilometres at point G on Attachment F up to 4.5km on 
point I on the same Attachment. From those distances, dwellings will be barely discernible 
and the development will be perceived as a minor dark pattern extending slightly above 
development in the MCSZ in the foreground. These dwellings will occupy a small window of 
view that is largely dominated by the foreground landscape, topography, vegetation, farm 
land, and the wider context of the valley. As part of the proposed development, future 
dwellings will be recessive in colour, texture, materiality as outlined within the design 
controls (refer Attachment M), and blend into the proposed planting scheme (refer 
Attachment B).  

 
 
 
 

C. MEG HUT TRACK VIEWS 
 

• The view from the Meg Hut Track is extensive, looking west across a wide open plateau 
with the ski-field access road climbing to Mt Cardrona (refer Attachment K, Location J). 
From this view, the existing dwellings along Gin and Raspberry Lane are minor dots within 
a full high country panorama. The most visible change to this landscape will be the 
development of the MCSZ which, at full development, still occupies a relatively small portion 
of that vista. 

 

• The proposed development will be potentially visible for approximately 535m of the Meg Hut 
Track (refer Attachment F). Development of the site will be intermittently visible from the 
track and, given the distance (approximately 2.3 km), relatively difficult to discern. 

 

• The neighbouring MCSZ is highly visible and encompasses a portion of the western plateau 
(refer Attachment K). Existing residential dwellings on Gin and Raspberry Lane are also 
visible from this location. Taking into account the recessive nature of the proposed 
development and the relatively small scale of dwelling footprint compared to planting, future 
dwellings within the proposed development area will be will be difficult to perceive.  

 

• Along the same 535m stretch, the visibility of future dwellings in proposed lots 4, 6, and 10-
16 will be intermittent and difficult to perceive due to the foreground vegetation from the Meg 
Hut Track to the site, the surrounding topographical setting, the direction and orientation of 
the track, and the distance to the development area being approximately 2.3km. 

 

• Overall, all future dwellings will have very low to negligible adverse effects when viewed 
from the Meg Hut Track predominantly due to the approximate distances to the proposed 
lots, and the scale of planting in conjunction with visually recessive structure, In short, the 
proposed development will occupy a small elevated portion at the southern end of the 
western plateau mountain ranges, just south of existing dwellings and the MCSZ. 

 
 

D. MT CARDRONA SPECIAL ZONE VIEWS 
 
The proposed development will be visible as a distant backdrop from dwellings, roads, and 
reserves within the MCSZ. These views will be experienced within an urban context and, whilst 
the proposed development will be visible, it will be at a distance of approximately 450m between 
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the southern boundary of the MCSZ and approximately 900m from the centre of the MCSZ. All 
views from the zone are panoramic with the proposed development occupying a minor part of 
that panorama. 

 
In summary the visibility of the proposed development from public places is relatively low. 
 
 

ii) whether the proposed development is likely to be visually prominent to the extent that 
it dominates or detracts from views otherwise characterised by natural landscapes; 

 
47. At the date of this report, the landscape on the upper terrace area west of the Cardrona Village 

is relatively natural in character. Aside from the small pattern of dwellings on Gin and Raspberry 
Lane, the overall landscape has an overriding high level of naturalness. This will change in part 
with the development of the MCSZ however, both that and the proposed development are still 
reasonably hidden visually from the principal public viewpoints being Cardrona Village and the 
Cardrona Valley Road. Those views will still be overwhelmingly natural in character, given the 
relative lack of visibility. The development will be able to be seen however, as described above, 
in the intermittent locations where it can be seen from, those views contains the MCSZ which is 
neither visually prominent nor does it detract from the scale and naturalness of those panoramic 
views.  

 
48. From the short portion of Pringles Creek Rd that the proposed development is potentially visible 

from, the development will change that viewing experience from a  pure natural and pastoral view 
to a view that is still widely rural in character, albeit, with the proposed development rising to the 
south from Pringles Creek. Whilst it may distract from a natural view, the immediate Pringles 
Creek corridor will not be altered and will be enhanced by the removal of stock, enabling a natural 
succession of indigenous revegetation to occur. In short, the wider visual corridor of Pringles 
Creek will lose some rural character but that will be offset by the positive effects of protection and 
enhancement.  Given the relatively small scale of the development within the wider landscape it 
will not dominate, nor detract form that view. 
 

iii) whether any mitigation or earthworks and/or planting associated with the proposed 
development will detract from existing natural patterns and processes within the site and 
surrounding landscape or otherwise adversely effect the natural landscape character; 

 
49. Reasonably substantial earthworks will be required in the construction of the development. Like 

any development, those earthworks will have a temporary adverse effect, of reasonable 
significance. However, on completion and establishment, those earthworks will not be visible and 
no steep cuts, grades or batters are proposed within the development which would be 
recognisable and remain after establishment. The significant proposed indigenous planting 
replicates the colour and texture of the original planting cove, is contour responsive and will sit 
comfortably within this landscape. Whilst that planting will provide some screening of the lower 
elevations of dwellings, it purpose is not to screen but to enclose and to that end will be perceived 
as a comfortable part of the surrounding landscape character. 
 

50. To that end, the shaping of the proposed planting and earthworks will not detract from existing 
natural patterns and processes within the site and surrounding landscape and will not adversely 
affect the natural landscape character. 
 

iv) whether, with respect to subdivision, any new boundaries are likely to give rise to planting, 
fencing or other land use patterns which appear unrelated to the natural line and form of the 
landscape; wherever possible with allowance for practical considerations, boundaries 
should reflect underlying natural patterns such as topographical boundaries; 
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51. The new lot boundaries formed by the proposed development will not be distinguishable in the 
development  and will be visually ‘lost’ within  the proposed indigenous planting framework for the 
majority of the lots which, as previously mentioned, follows the natural undulation of the 
landscape. Planting by future owners are restricted to the same plant species and are to be 
planted within their respective curtilage areas. Planting is to be mixed in order to be visually 
consistent with the surrounding planting framework. Where lot boundaries are positioned outside 
of the indigenous planting framework (Lots 1, and 16) those  boundaries have been kept off 
ridgelines, and follow the natural topography and landscape patterns to minimise potential 
adverse effects. 
  

v) whether the site includes any indigenous ecosystems, wildlife habitats, wetlands, significant 
geological or geomorphologic features or is otherwise an integral part of the same; 

 
52. Pongs Creek dissects the site, flowing from west to east. The creek is home to the endangered 

Clutha Flathead Galaxias which is classified as ‘Nationally Critical’, sharing the same threat level 
as the kākāpō. The development proposes a protection zone for Pongs Creek spanning the length 
of the creek as it passes through the subject site. The appropriately named ‘Pongs Creek Clutha 
Flathead Preservation Corridor’ will be fenced off from stock, allowing the area to naturally 
enhance.  
 

vi) whether and to what extent the proposed activity will have an adverse effect on any of the 
ecosystems or features identified in (v); 

 
53. The proposed development will not adversely affect the ecology and biodiversity within Pong’s 

Creek, as the methods within the proposed development provides an opportunity for the existing 
ecology to enhance naturally with the formation of the ‘Pongs Creek Clutha Flathead Preservation 
Corridor’. The methods include, fencing the entirety of the corridor to protect the creek from stock, 
planting undertaken by the developer on the eastern side right up to the edge of the corridor – 
providing the potential for species to self-seed within the corridor, the retention of a culvert that 
restricts trout access – protecting the Clutha Flathead population, and  proposed staging of the 
project (refer to Staging Plan prepared by Holmes) – reducing the impact of the future 
development on the area overall. 
 

vii) whether the proposed activity introduces exotic species with the potential to spread and 
naturalise. 

 
54. The existing macrocarpa trees located between proposed Lots 13 and Lots 11 are understood to 

be the only exotic tree species on site. These are to be removed as part of the proposed 
development as they have no ecological or amenity value. No exotic species are specified on the 
proposed planting list, and thus the proposed development will not give rise to exotic species 
being introduced by the developer to spread and naturalise across the landscape.  

 
 

b) Effects on openness of landscape. 
 

In considering the adverse effects of the proposed development on the openness of the landscape, the 
following matters shall be taken into account: 
 

i) whether and the extent to which the proposed development will be within a broadly visible 
expanse of open landscape when viewed from any public road or public place and in the 
case of proposed development in the vicinity of unformed legal roads, the Council shall also 
consider present use and the practicalities and likelihood of potential use of unformed legal 
roads for vehicular and/or pedestrian, equestrian and other means of access; and 
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55. In regards to the potential adverse effects on the openness of the landscape, the proposed 
development is located within a broadly visible expanse of open landscape when viewed from the 
Meg Hut Track, but will occupy a minor elevated portion of the southern end of the western 
plateau, a plateau that extends north from the site over existing residential development and the 
MCSZ. 

 
56. The proposed development will have very low to negligible visibility when viewed from the 

northern end of Cardrona Valley Road, (Location H, refer Attachment J). The minor portion of 
the proposed development that may be viewed from the northern end of Cardrona Valley Rd 
(location H), will appear within a small valley glimpse view. Any potential adverse effect on the 
openness of the wider landscape from this location will be very low to negligible. 

 
57.  When viewed from the Meg Hut Track, the proposed development is at an approximate distance 

of 2.3km (Location I, refer Attachment K). From this location, the future dwellings will be 
perceived as being located within the proposed planting framework. Although the appearance of 
a development will be broadly visible, the future buildings themselves will be difficult to discern 
due to the distance, the level of residential density at the southern end of the western plateau, 
the proposed design controls, and the proposed planting framework. 
 

58. From the Meg Hut track, the proposed development occupies a small part of the vista and will not 
be visually dominant, and  only be intermittently visible due to the surrounding topographical 
setting, foreground vegetation, and the surrounding mountain ranges, which largely dominates 
the view. The proposed development is located 250m south of the MCSZ. Upon completion of 
the development within the MCSZ, this development will change the openness of the landscape 
of the western plateau overall, to which the proposed development will be only a minor addition 
to that change. Considering the level of existing shrubland in the area, the potential of the 
landscape to absorb the proposed development, and the MCSZ (upon completion) changing the 
level of openness of the western plateau, the adverse effects for this proposed development on 
such openness of the landscape will be low. 
 

ii) whether, and the extent to which, the proposed development is likely to adversely affect 
open space values with respect to the site and surrounding landscape; 

 
 

59. The development occupies approximately 12ha of the sites overall 54ha size. The development 
will affect the degree of openness of the current site, changing that landscape in part from an 
open grassland to a combination of grassland, indigenous vegetation and dwellings. Given the 
location of the site, those views potentially most affected are those of the residents of Gin and 
Raspberry Lane. However, whilst the openness of the landscape will be modified, the proposed 
development will occupy a minor part of the southern end of the western plateau. The MCSZ 
occupies a larger portion on the western plateau and that degree of modification will be 
significantly larger (refer Attachment L). Taking this into account, the proposed development will 
have moderate to low adverse effects on the existing open space values as the open space values 
surrounding this development are still largely maintained. 
 

iii) whether the proposed development is defined by natural elements such as topography 
and/or vegetation which may contain any adverse effects associated with the development. 

 
60. The layout of the proposed development is contour responsive and is defined by natural valleys, 

hummocky terrain, and minor ridges across the site which have determined the placement of the 
roads, planting and proposed RBPs. Proposed earthworks are sympathetic to these site 
characteristics and orientate the proposed roadways to ‘run with’ the natural topography.  The 
proposed vegetation largely extends the pattern of existing vegetation found on the lower 
elevations, blending with the proposed vegetation and will not have an adverse effect on the 
natural ecology and landform in the area. Rather, it will enhance ecological values and minimise 
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any potential adverse effects. The proposed fencing surrounding Pong’s Creek allows the existing 
vegetation within the creek margins to naturally regenerate by preventing stock from entering the 
area and damaging the ecology any further. 
 

61. Overall, whilst the open space values will change, that change is of a low degree. This ensures 
that the development blends into the surrounding natural character of the western plateau, taking 
the MCSZ into consideration and surrounding Cardrona area. 

 
c) Cumulative Effects on Landscape Values. 

 
In considering whether there are likely to be any adverse cumulative effects as a result of the proposed 
development, the following matters shall be taken into account: 
 

i) whether, and to what extent, the proposed development will result in the introduction of 
elements which are inconsistent with the natural character of the site and surrounding 
landscape; 
 

62. The proposed development is unique in its organic layout, separate in character from other 
developments in the immediate vicinity and that of the Cardrona Village residential areas. The 
site itself does not contain any dwellings. The wider surrounding landscape however does include 
existing and extensive proposed residential development aside from the existing dwelling on the 
title which is visually and physically separated from the proposed development. In the context of 
the site itself the introduction of dwellings would be inconsistent with the natural character. 
However this assessment cannot be undertaken in isolation. The proposed development will 
occupy 12 ha (refer Attachment C) of the 54 ha subject site. To that end, the proposed 
development will introduce elements that are inconsistent with the natural character of the 
immediate site, however, within the context of the wider surrounding landscape this development 
is a low density bookend development with high landscape values. 

 
ii) whether the elements identified in (i) above will further compromise the existing natural 

character of the landscape either visually or ecologically by exacerbating existing and 
potential adverse effects; 
 

63. The proposed development represents an opportunity for the introduction of substantial ecological 
value and will change the existing natural character but does not compromise the existing 
character of the landscape.  The proposed development has low visibility from surrounding public 
roads and places. Ecologically, the development proposes a number of methods in order to 
enhance ecology in Pong’s Creek, and across the development site. The proposed planting 
framework bordering Pong’s Creek will serve to enhance current ecologies throughout the creek 
including the benefits of the proposed ‘Pongs Creek Clutha Flathead Preservation Corridor’. The 
same planting framework incorporating indigenous species, is consistent throughout the 
development area, enhancing the ecological and landscape amenity values across the site. 

 
iii) whether existing development and/or land use represents a threshold with respect to the 

site's ability to absorb further change; 
 

64. The proposed development sits at an appropriate elevation, within the lower flanks of a dominant 
ONL background. Further development, at a different density and possibly without the same 
ecological values and located at a higher elevation or west/east of this site, may impart an 
unacceptable level of adverse effect on the wider ONL. To that end, the proposed development, 
whilst being considered to be appropriate in scale, form, and character to its site, represents a 
threshold for development. Possibly 2-4 more dwellings may be accommodated within the 
immediate landscape (subject to similar controls). However further development above that 
threshold may adversely affect the wider landscape values. 
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iv) where development has occurred or there is potential for development to occur (i.e. existing 
resource consent or zoning), whether further development is likely to lead to further 
degradation of natural values or inappropriate domestication of the landscape or feature. 

 
65. The proposed development has carefully considered both the existing residential development in 

the vicinity of Gin and Raspberry Lane and the MCSZ to the north. Further development, above 
and beyond that proposed may lead to further degradation of natural values or inappropriate 
domestication of the landscape if designed or located inappropriately. That would be assessed at 
the time of any future consent application. 
 

66. Overall, the potential adverse cumulative effects of the proposed development is considered to 
be low to negligible. This assessment has been  based on the following; 
 

i. The number of neighbouring dwellings (Five lots on Gin and Raspberry Lane, Four lots 
on Pringles Creek Rd) in relation to the scale of the proposed development (16 lots). 

ii. The MCSZ and its relative scale of development upon completion 
iii. The substantial retention of pastoral grazing and surrounding open landscape. 
iv. The proposed native revegetation of the landscape. 
v. The proposed covenants; ‘Pongs Creek Clutha Flathead Preservation Corridor’ and the 

‘Landscape Protection Zone’. 
vi. The locations of the proposed RBPs, roading and infrastructure within the natural 

topography. 
vii. The proposed Design Controls to dictate architectural finishes, colours, and materiality 

of future dwellings which strengthens the overall vision for the area. 
 

 
d) Positive Effects 

 
In considering whether there are any positive effects associated with the proposed development the 
following matters shall be taken into account: 
 

i) whether the proposed activity will protect, maintain or enhance any of the ecosystems or 
features identified in (a)(v) above; 

 
67. As mentioned previously, the Clutha Flathead Galaxias are present in Pongs Creek and they have 

a ‘Nationally Critical’ threat level. With the proposed fencing of Pongs Creek, and the ‘Pongs 
Creek Clutha Flathead Preservation Corridor’ covenant, this ensures that the habitat is protected 
from stock, and allows the creek corridor to regenerate naturally. The current ecology across the 
site will be enhanced by the proposed indigenous planting, revegetating the landscape with 
species that would have been present prior to pastoralism. 
 

ii) whether the proposed activity provides for the retention and/or reestablishment of native 
vegetation and their appropriate management; 

 
68. The proposed development provides the opportunity to revegetate a substantial area of the 

landscape and to blend this in with existing ecologies within and surrounding Pongs Creek and 
the wider alpine environment. The proposed Design Controls (refer Attachment M) list 
appropriate activities, fencing, and planting specifications for curtilage areas. These controls 
determine the activities, and planting within each lot’s curtilage area, to blend into the native 
planting framework for consistency across the development, re-establishing native vegetation 
across the otherwise pastoral landscape. 

 
iii) whether the proposed development provides an opportunity to protect open space from 

further development which is inconsistent with preserving a natural open landscape; 
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69. The proposed ‘Landscape Protection Zone’, and ‘Pongs Creek Clutha Flathead Preservation 
Corridor’ will protect future development from occurring in the specified areas (refer Attachment 
E). This preserves the natural landscape from further development in this area, while the 
proposed development overall provides for substantial open pasture surrounding the 
development area to preserve the natural open landscape across the subject site and the wider 
surrounds. 

 
iv) whether the proposed development provides an opportunity to remedy or mitigate existing 

and potential (i.e. structures or development anticipated by existing resource consents) 
adverse effects by modifying, including mitigation, or removing existing structures or 
developments; and/or surrendering any existing resource consents; 

 
70. As mentioned, the development proposes minor adjustments to the previously consented RBP 

[RM090876]. The proposed changes to this RBP remedy potential adverse effects on the 
landscape in respect to earthworks, visibility, and the topographical setting at this location. A 
summary is as follows: 
 

• The RBP remains as 1000m2  

• The RBP has been rotated approximately 90° clock-wise to orientate the RBP ‘along’ 
the slope, rather than against the slope, reducing cut/fill. 

• The proposed driveway is orientated to ‘run with’ the topography, reducing earthwork 
cut/fill. 

• As a result of the above, the RBP has been lowered approximately 2m from an F.F.L 
of 667.00 to 665.00, further reducing the potential visibility of a future dwelling 

• The ridgeline that the RBP is located behind is maintained and more effective from a 
visibility standpoint. 

• Removal of proposed planting as this planting is now unnecessary from a visibility 
standpoint (see above regarding level of RBP). 
 

 
v) the ability to take esplanade reserves to protect the natural character and nature 

conservation values around the margins of any lake, river, wetland or stream within the 
subject site; 

 
71. Although the width of Pongs and Pringles Creek don’t qualify them for esplanade reserves, the 

proposed Pongs Creek Clutha Flathead Preservation Corridor will enable the protection of the 
creek and in particular the declining Clutha Flathead Galaxias, a Nationally Critical endangered 
galaxiids. The corridor will be fully fenced to prevent stock from roaming in this area, which will 
enable the ecology to naturally regenerate. 

 
vi) the use of restrictive covenants, easements, consent notices or other legal instruments 

otherwise necessary to realise those positive effects referred to in (i) – (v) above and/or to 
ensure that the potential for future effects, particularly cumulative effects, are avoided. 

 
72. The development proposes two covenants, these are: 

 
i. Pongs Creek Clutha Flathead Corridor – which prevents stock from degrading Pongs 

Creek further, allowing the area to naturally recover and blend into the proposed native 
framework, restoring native ecologies to the area, and protecting the declining Clutha 
Flathead Galaxias (refer Attachment E). 
 

ii. Landscape Protection Zone - which prevents further subdivision of open land between 
the residential dwellings located on Gin and Raspberry Lane, and the proposed 
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development, maintaining the openness of rural character to the area to avoid over 
domestication (refer Attachment E). 

 
73. Overall, the proposed development has a significant level of positive effects. 

 
 
 

ASSESSMENT MATTERS: PROPOSED DISTRICT PLAN 
 

STAGE 2: CHAPTER 21 RURAL (21.7) (as notified) 

 
Assessment Matter 
 

 
Landscape Assessment 

 
21.21.1.2  Existing vegetation that: 
 

 
a. was either planted after, or, self-seeded and less than 1 
metre in height at 28 September 2002; and, 

 

 
 

 
b. obstructs or substantially interferes with views of the 
proposed development from roads or other public places, 
shall not be considered: 
 

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

ii. as part of the permitted baseline. 
 

 
No existing trees or vegetation are to be utilised for mitigation / 
screening purposes. Existing trees are in fact to be removed. 

 
21.21.1.3  Effects on Landscape Quality and Character  
 
In considering whether the proposed development will maintain or enhance the quality and character of Outstanding Natural 
Features and Landscapes, the Council shall be satisfied of the extent to which the proposed development will affect landscape 
quality and character, taking into account the following elements:   
 
a. Physical attributes: 
 

i) Geological, topographical, geographic elements 
in the context of whether these formative 
processes have a profound influence on 
landscape character; 

ii) Vegetation (exotic and indigenous);  
iii) The presence of waterbodies including lakes, 

rivers, streams, wetlands. 
 

 
The proposed development is located within existing topography 
and responds to that topography. 
 
The proposed planting extends and accentuates the remnant 
indigenous species that exist on site and includes species that 
that would have covered the majority of this area prior to 
pastoralism.   
 
The proposed development also acknowledges the importance 
of Pongs Creek for enhancement opportunities protects. By 
forming the ‘Pongs Creek Clutha Flathead Preservation Corridor’, 
and undertaking riparian planting and fencing to prevent stock 
entering the creek margins. These proposals will enhance the 
physical attributes of the site. Overall the adverse effects on the 
landscape quality and character will be low to negligible.  
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b. Visual attributes: 

i) Legibility or expressiveness – how obviously the 
feature or landscape demonstrates its formative 
processes; 

ii) Aesthetic values including memorability and 
naturalness; 

iii) Transient values including values at certain times 
of the day or year; 

iv) Human influence and management – 
settlements, land management patterns, 
buildings, roads. 
 

 
The proposed development occupies a small area on the 
southern end of the greater western plateau on rising land that 
extends to Mt Cardrona and the adjacent ranges.  The 
surrounding ONL has similar attributes to the subject site with 
shrubland vegetation scattered across hummocky landforms. 
The development overall has low visibility by being nestled into 
valley forms, and when viewed from a distance, occupies a small 
portion of the wider ONL within those view frames.  The proposed 
development will only be discernible within a significantly wider 
contiguous landscape from limited viewpoints most of which are 
at a distance. 
 
Given the relatively small scale of the proposal, the wider 
transient values will not be affected. Any adverse effects on 
transient values will be restricted to the immediate site only.  
 
The level of human influence / settlements / management 
patterns on the wider landscape is influenced by both existing 
residential patterns and the 480 dwellings / golf course etc. to the 
north of the site being part of the MCSZ. These patterns, at 
completion will modify the existing settlement patterns to a semi–
urban alpine village form, with the proposed development 
occupying a small area in comparison to the built and consented 
development. To that end, the wider landscape values will remain 
intact. 
 
 
 
 

 
c. Appreciation and cultural attributes: 
 

i) Whether the elements identified in (a) and (b) are 
shared and recognised;  

ii) Cultural and spiritual values for tangata whenua;  
iii) Historical and heritage associations. 

 
The Council acknowledges that Tangata Whenua beliefs 
and values for a specific location may not be known without 
input from iwi. 
 

 
Two historic water race passes through the site, The Cardrona 
Company Race, and Littles Water Race. These are significantly 
damaged due to past and current pastoral activity. There are also 
eroded and poorly defined alluvial gold mining features in the 
landscape either side of Pongs Creek (refer to the 
Archaeological Assessment from Origin). Some of these 
features are located in the ‘Landscape Protection Zone’. The 
proposed development does not impact these historic races in an 
adverse way. 
 
There are no areas throughout the subject site that hold cultural 
and spiritual values for tangata whenua. There are no wahi tapu 
mapping notation over the site. 
 

 
d. In the context of (a) to (c) above, the degree to which the 
proposed development will affect the existing landscape 
quality and character, including whether the proposed 
development accords with or degrades landscape quality 
and character, and to what degree. 
 

 
The proposed development will change the landscape character 
of the immediate site from rolling pastoral land to a developed 
rural residential enclave. However, the landscape values of that 
‘enclave’ will be enhanced by way of the significant indigenous 
planting and that planting  that ‘wraps’ and contains the dwellings, 
forming a contiguous pallete of design controlled dwellings within 
the indigenous plantings. To that end, the scale of plantings will 
enhance landscape quality and character 
 
Overall the effect on the existing landscape quality and character 
is considered to be low to moderate within the site and low in the 
wider site.  
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e. any proposed new boundaries will not give rise to 
artificial or unnatural lines (such as planting and fence 
lines) or otherwise degrade the landscape character. 
 

 
The new lot boundaries formed by the proposed development will 
not be distinguishable in the development and will be visually 
‘lost’ within the proposed indigenous planting framework for the 
majority of the lots which, follow the natural undulations of the 
landscape. Planting from future owners are restricted to the same 
plant species and are to be planted within their respective 
curtilage areas. Planting is to be mixed in order to be visually 
consistent with the surrounding planting framework. Where lot 
boundaries are positioned outside of the indigenous planting 
framework (Lots 1, and 16) those  boundaries have been kept off 
ridgelines, and follow the natural topography and landscape 
patterns to minimise potential adverse effects. 
 

 
21.7.1.4  Effects on Visual Amenity 
 
In considering whether the potential visibility of the proposed development will maintain and enhance visual amenity, values the 
Council shall be satisfied that: 
 

 
a. the extent to which the proposed development will not be 
visible or will be reasonably difficult to see when viewed 
from public roads and other public places. In the case of 
proposed development in the vicinity of unformed legal 
roads, the Council shall also consider present use and the 
practicalities and likelihood of potential use of unformed 
legal roads for vehicular and/or pedestrian, cycling, 
equestrian and other means of access;  
 

 
Covered in previous discussions in this report. 
 
(Note: Attachment F indicates locations where photographs 
have been taken Location photographs are shown on; 
Attachment’s G, H, I, J and K). 
 

PRINGLES CREEK RD VIEWS 
 

• The proposed development is potentially most visible 
from Pringles Creek Rd views. The closest dwelling is 
approximately 390m away from Pringles Creek Rd. The 
proposed development will occupy a portion of that 
hummocky landscape within the lower elevations of a 
landscape that continues to rise towards Mt Cardrona in 
the distance (refer Attachment I). Whilst the 
development will be visible, it will contrast in form and 
colour to the existing pattern of residential development 
on Gin and Raspberry Lane and all other residential 
development within the lower valley and the Cardrona 
Village. The combination of planting and design controls 
will assist in visually absorbing the development into this 
landscape. Whilst it will be visible, it will be visually 
unique in its form. The scale of indigenous plantings 
proposed is unique and will aid in the absorption of future 
dwellings being absorbed into the landscape. 

 
CARDRONA VALLEY RD VIEWS 
(north of village, Location G, H, I on Attachments J, and K) 

 

• When approaching the Cardrona Village from the north, 
there will be limited and intermittent minor glimpse views 
of the proposed development, at considerable distance. 
These views are described on Attachments J & K in 
Photograph locations H & I. From both of those 
viewpoints future development of the MCSZ occupies the 
immediate foreground. At no point from these Cardrona 
Valley Road views will all dwellings on this site be visible. 
In general the bulk of the lower lots will be either 
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screened by development within the MCSZ or by 
landform. 

 

• In general, the proposed development occupies a minor 
part of a wide panoramic vista which extends to the 
ridgetops on both sides of the Cardrona Valley in these 
views. Those views extend from approximately 2 
kilometres at point G on Attachment F up to 4.5km on 
point I on the same Attachment. From those distances, 
dwellings will be barely discernible and the development 
will be perceived as a minor dark pattern extending 
slightly above the MCSZ in the foreground. These 
dwellings will occupy a small window of view that is 
largely dominated by the foreground landscape, 
topography, vegetation, farm land, and the wider context 
of the valley. As part of the proposed development, future 
dwellings will be recessive in colour, texture, materiality 
as outlined within the design controls (refer Attachment 
M), and blend into the proposed planting scheme (refer 
Attachment B).  

 
 
 

MEG HUT TRACK VIEWS 
 

• The view from the Meg Hut Track is extensive, looking 
west across a wide open plateau with the ski-field access 
road climbing to Mt Cardrona (refer Attachment K, 
Location J). From this view, the existing dwellings along 
Gin and Raspberry Lane are minor dots within a full high 
country panorama. The most visible change to this 
landscape will be the development of the MCSZ which, 
at full development, still occupies a relatively small 
portion of that vista. 

 

• The proposed development will be potentially visible for 
approximately 535m of the Meg Hut Track (refer 
Attachment F). Development of the site will be 
intermittently visible from the track and, given the 
distance (approximately 2.3 km), relatively difficult to 
discern. 

 

• The neighbouring MCSZ is highly visible and 
encompasses a large portion of the western plateau 
(refer Attachment K). Existing residential dwellings on 
Gin and Raspberry Lane are also visible from this 
location. Taking into account the recessive nature of the 
development and the relatively small scale of dwelling 
footprint compared to planting, future dwellings within the 
proposed development area will be will be difficult to 
perceive.  

 

• Along the same 535m stretch, the visibility of future 
dwellings in proposed lots 4, 6, and 10-16 will be 
intermittent and difficult to perceive due to the foreground 
vegetation from the Meg Hut Track to the site, the 
surrounding topographical setting, the direction and 
orientation of the track, and the distance to the 
development area being approximately 2.3km. 
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• Overall, all future dwellings will have very low to 
negligible adverse effects when viewed from the Meg Hut 
Track predominantly due to the approximate distances to 
the proposed lots, and the scale of planting in conjunction 
with visually recessive structure. In short, the proposed 
development will occupy a small elevated portion at the 
southern end of the western plateau mountain ranges, 
just south of existing dwellings and the MCSZ. 

 
MT CARDRONA SPECIAL ZONE VIEWS 

 

• The proposed development will be visible as a distant 
backdrop from dwellings, roads, and reserves within the 
MCSZ. These views will be experienced within an urban 
context and, whilst the proposed development will be 
visible, it will be at a distance of approximately 450m 
between the southern boundary of the MCSZ and 
approximately 900m from the centre of the MCSZ. All 
views from the zone are panoramic with the proposed 
development occupying a minor part of that panorama. 

 
In summary the visibility of the proposed development from public 
places is relatively low. 
 

 
b. the proposed development will not be visually prominent 
such that it detracts from public or private views of and 
within Outstanding Natural Features and Landscapes;  
 

 
The proposed development will be visually absorbed into the 
landscape and does not detract from views within the surrounding 
ONL landscape. 
 
The development will not be visually prominent. This is covered 
in previous visibility discussions in this report. 
 

 
c. the proposal will be appropriately screened or hidden 
from view by elements that are in keeping with the 
character of the landscape;  
 

 
This proposed planting is keeping with the character of the site 
and surrounding ONL as described previously in this report. 
Dwellings will be partially screened from local views along Gin 
and Raspberry Lane and Pringles Creek Rd and fully screened 
from middle ground and distant views by consented (zoned) 
development and existing geomorphological features and 
topography. 
 
 

 
d. the proposed development will not reduce the visual 
amenity values of the wider landscape (not just the 
immediate landscape); 

 
Refer to previous discussions in this report in regards to limited 
visibility and existing but undeveloped zoned land immediately 
north of the proposed development. 
 
 

 
e. structures will not be located where they will break the 
line and form of any ridges, hills and slopes;  

 
No structures will break the line and form of any ridges, hills and 
slopes. 
 

 
f. any roads, access, lighting, earthworks and landscaping 
will not reduce the visual amenity of the landscape. 
 

 
Refer to previous discussion in this report in regards to the form 
and character of the development. 
 
Within the proposed design controls, lighting is restricted to down 
lighting only to preserve the night sky with no street lighting being 
proposed also. Landscaping / planting will  be visually consistent 
with the indigenous planting framework undertaken by the 
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developer, as such, the landscape section within the design 
controls dictates what activities and landscaping can occur. This 
is restricted to curtilage areas only to ensure that there is no 
reduction of visual amenity of the landscape.  
 

 
21.7.1.5 Design and density of Development 
 
In considering the appropriateness of the design and density of the proposed development, whether and to what extent: 
 

 
a. opportunity has been taken to aggregate built 
development to utilise common access ways including 
roads, pedestrian linkages, services and open space (i.e. 
open space held in one title whether jointly or otherwise); 
  

 
The proposed development utilises a single existing right of way 
easement to access the main development area.  Lot 16 also 
uses this right of way easement before entering the site via the 
proposed driveway. The surrounding pastoral land is to be held 
in one title under the existing dwelling. 
 

 
b. there is merit in clustering the proposed building(s) or 
building platform(s) within areas that are least sensitive to 
change; 
  

 
The proposed development clusters lots and their RBPs in 
response to the natural topography of the site. 
 
Lots 2 – 6, ‘The Valley Cluster’, is the eastern cluster of residential 
lots in the development area. These lots have been positioned 
behind a small eastern ridge nestled into a small valley (refer 
Attachment C).  

 
Lots 7 – 9, ‘The Creek Cluster’, lines the lower tail of Pongs Creek 
before it reaches Lot 1. These lots are bound by Pongs Creek 
and will be heavily vegetated to encourage the existing ecology 
to grow throughout the development area (refer Attachment C). 

 
Lots 10 – 15, ‘The Hill Cluster’, is positioned on the upper slopes 
of the development area. Ranging from datum levels between 
601 – 630 MASL. Each lot has a ‘standalone feel’ to it as each 
neighbouring lot are at varying heights either below or above one 
another (refer Attachment C). 
 

 
c. development, including access, is located within the 
parts of the site where it would be least visible from public 
and private locations; 
 

 
The proposed development is located within the upper western 
plateau area, generally screened by way of landform from wider 
public views. Although it will be visible from restricted locations, 
those views are glimpse views only, aside from the Meg Track 
view which is at distance and already contains, the Cardrona 
Village, exiting residential development on the upper plateau, and 
the 480 lot MCSZ future development. 
 

 
d. development, including access, is located in the parts of 
the site where it has the least impact on landscape 
character. 
 

 
Refer previous discussion in this report. 
 
 

21.7.1.6 Cumulative effects of subdivision and development on the landscape 
 
Taking into account whether and to what extent existing, consented or permitted development (including unimplemented but 
existing resource consent or zoning) may already have degraded: 
 

 
a. the landscape quality or character; or, 
 

 
Refer previous discussion in this report. 
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CONCLUSION  

 
 

74. Taking all the above into account, it is acknowledged that the development proposed in this 
application is being located on rural land in an ONL landscape and the threshold for the protection 
of landscape values is high. The principal attributes in favour of this development, in this 
landscape, include the following: 

 

• The development is innovative, in its form, design controls and scale of proposed 
planting. 
 

• There is substantial existing and proposed (zoned) residential development in the 
landscape to the immediate south and north of the site. Whilst this does not negate all 
potential levels of adverse effect it does influence and modifies the natural values of 
the surrounding landscape, enabling the extension of well-designed built form to be 
undertaken without decreasing landscape values.  
 

• The development will be reasonably difficult to see. From the principle viewpoints, 
being the Cardona Valley Road and the Cardrona Village, viewers will be largely 
unaware of its existence. From The Meg Hut Track the development will be visible 
however the effects will be low for the reasons in this report.  

 

 
b. the visual amenity values of the landscape. 
 

 
Refer previous discussion in this report. 
 
 
 

 
The Council shall be satisfied the proposed development, in 
combination with these factors will not further adversely 
affect the landscape quality, character, or visual amenity 
values. 
 

 
In considering the above, and the reasons given throughout this 
report, the proposed development will not further adversely affect 
the landscape quality, character, or visual amenity values of the 
immediate and wider landscape. 
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Proposed Building and Landscape Controls: 
 

Roberts Family Trust | McDougall’s Block 
Curtis Road, Cardrona Valley 

 
January 2019 

 
 
 

PROPOSED BUILDING AND LANDSCAPE CONTROLS: 
 
Note: Lot 16 (as indicated on the Proposed Concept Masterplan (Attachment A)) will be excluded from 
the below design controls as this RBP is previously consented under RM090876. 

 
 

Landscape Controls 
 

1.1. Planting 
 

Objectives: 
 

 To create a consistent approach to planting across the development area lots.  
 

 To visually integrate the residential curtilage areas into the wider development area. 
 

Controls: 
 
1.1.1. Plant species to be used within the lot landscaping area shall be limited to the following list; 
 
Note: Any other indigenous species not included on this list below, but considered to be appropriate to 
the Cardrona Valley, shall be permitted. 

 
Trees: 

 Plagianthus regius (Ribbonwood)  

 Sophora microphylla (South Island Kowhai)  
 

Grasses/Sedges/Flax: 
 

 Chionochloa rigida (Snow Tussock) 

 Phormium cookianum (Wharariki/Mountain Flax) 

 Cortaderia richardii (South Island Toe Toe) 
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Shrubs: 

 Coprosma propinqua (Mingimingi) 

 Coprosma rugosa (Needle-leaved mountain coprosma) 

 Coprosma virescens (NZ Coprosma) 

 Corokia cotoneaster (Korokio) 

 Discaria toumatou (Matagouri) 

 Hebe cupressoides (Cypress Leafed Hebe) 

 Hebe salicifolia (Koromiko)  

 Olearia odorata (Tree Daisy) 

 Olearia lineata (Small-leaved Tree Daisy) 

 Olearia bullata  

 Olearia hectorii (Hectors Tree Daisy) 

 Ozothamnus vauvilliersii (Mountain Cottonwood) 
 
 
1.1.2. In order for planting to be visually contiguous with the species planted by the developer, each lot 

owner shall plant a minimum of 8 species from the above list within their curtilage areas. 
 
1.1.3. No exotic trees or plants are permitted, except small contained vegetable and herb gardens. 
 
1.1.4. Varieties of plant cultivar or colour are discouraged. 
 
1.1.5. Plant numbers on slopes must be calculated for the actual surface area and not the plan area to 

ensure slopes will be sufficiently planted. 
 
1.1.6. The lot owner shall ensure that the lot is kept free of noxious weeds and in a neat and tidy condition. 
 
1.1.7. All plantings should be designed and located as to not impede on the visual amenity or solar gain 

of any neighbouring property except where permission from the adjoining landowner is provided. 
 
1.1.8. Selected species to be sporadically planted to suit the wider context of the alpine and rural 

character. 
 
 

1.2. Fencing 
 

Objectives: 
 

 To avoid an urban response to marking lot boundaries and instead achieve a seamless 
integration of common and private boundaries. 

 
Controls: 
 

1.2.1. Fences are permitted to mark property boundaries on road side and driveway entrances only for 
proposed lots 2-15. These can be constructed with traditional post and rail, and shall be no higher 
than 1m in height. 

 

1.2.2. Fences to mark the property boundaries for proposed lots 1, and 16 are permitted and can be 
constructed with traditional post and rail fence on road side and driveway entrances. Traditional 
post and wire farm fencing is to be used to mark the remaining boundary. 
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1.2.3. Where fences are required for containment within the curtilage area for a pet, it shall be no higher 
than 1m in height and be constructed in traditional post and wire, or waratah and wire, or post and 
netting, or waratah and netting. 

 

1.2.4. Fencing/walls/screens for the purpose of privacy and shelter (around courtyards for example) are 
permitted within the building platforms and shall be constructed in the materials specified for 
architectural wall claddings. Fencing/walls described shall not exceed 1.5m in height. 

 
 

1.3. Driveways 
 

Objectives: 
 

 To create a singular typology of materiality and scale across the site that minimises the visual 
impact from external views. 

 
Controls: 
 
1.3.1. Gravel driveways to lot boundaries will be provided and lot owners shall use gravel, or concrete 

with an exposed aggregate finish only for all driveway and vehicle courtyards within the lot 
boundaries. Driveways are to be no wider than 3.5m. 

 
1.3.2. Ornamental gates or entry features are permitted and to be designed in similar fashion to the 

traditional post and wire fence, not exceeding 1.0m in height and in timber only. 
 

1.3.3. House letterboxes are located at the entrance to the development. 
 
 

1.4. External Lighting 
 

Objectives: 
 

 To minimise external light spill and prioritise the natural environment over the built form.  
 
Note: The controls below have been informed by the strategies and rules for outdoor lighting 
standards from the Mackenzie District Plan Section 12. 

 
Controls: 

 

1.4.1. All exterior lighting shall be restricted to down lighting only and only for the purpose of lighting 
private areas within the boundary setbacks. 

 

1.4.2. Lighting should not create any light spill onto adjoining properties. 
 

1.4.3. All exterior lighting not fixed to a residential or accessory building shall be no more than 1.2m in 
height and directed downward. 

 

1.4.4. Light sources are to be LED, incandescent, halogen, or other “white light”, not sodium vapour or 
other coloured light. 
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1.5. Site Utilities & Exterior Service Areas 

Objectives: 

 To minimise adverse effects of service areas and utilities mounted, positioned, and arranged in
individual dwellings.

Controls: 

1.5.1. Exterior Service Areas to be appropriately screened with native planting from planting species list. 

1.5.2. Air condition units, meter readers or any other electronic units relating to the house shall be painted 
to match house cladding or screened with planting if deemed appropriate to the unit. 

1.5.3. Air conditioning units, or other units of any kind are not permitted to be mounted on the roof. These 
must be flush mounted where appropriate, and accessible for maintenance, readings etc. 

1.5.4. All exterior service areas must be placed within the building platform allocated for each lot. 

1.5.5. All site utilities such as gas supply, electrical supply, storm water piping, foul sewer, 
telecommunications, shall be underground or contained within the building structure. 

1.5.6. Water tanks for the purposes of firefighting and potable water shall be concrete and buried. 

1.5.7. If required, water tanks for the purposes of irrigation are to be buried. 

1.6. Swimming & Spa Pools 

Objectives: 

 To locate swimming and/or spa pools appropriately in the allocated curtilage area where
structures are permitted, to reduce adverse visual effects on the surrounding landscape.

Controls: 

1.6.1. Swimming pools and spas are permitted but must be located within the curtilage areas where 
structures are permitted. The pool plant is to be housed inside the house, garage, or ancillary 
building and must be acoustically insulated. 

1.6.2. Pool fencing is to comply with any applicable local authority and safety standards and integrate 
with the house and landscape design utilising dark colours and natural materials. 

1.7. Paving 

Objectives: 

 To minimise visibility of hard surfaces into the sensitive rural character environment while
promoting recessive materiality and colour combinations.

Controls: 
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1.7.1. Paved areas are permitted within the curtilage areas and restricted to mid to dark grey ‘natural 
materials’, such as schist paving, asphalt, exposed aggregate, granites, bluestone or similar. 

 

1.7.2. Coloured concrete paving in colours other than those described above are not permitted. 
 
 

1.8. Materiality 
 

Objectives: 
 

 To maintain a consistent colour and material palette throughout the development. 
 
Controls: 
 

1.8.1. Materials for other landscape features (e.g. fire pits, decking) are to compliment the architectural 
materiality outlined in the architecture design controls. 

 

1.8.2. This is to ensure there is balance and continuity of materiality throughout the development. These 
materials must be complimentary of the landscape and architectural design. 

 
 

1.9. Sculptures & Garden Art 
 

Objectives: 
 

 To select sculptures and garden art appropriate to the area. 
 
Controls: 
 

1.9.1. Sculptures and garden art shall be discrete and of an appropriate colour range as described in the 
controls and to be no higher than 1.5m. 
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Architectural Controls 

2.1. General 

2.1.1. All buildings, including ancillary buildings, must be located within the proposed residential building 
platforms. 

2.1.2. All buildings must not extend beyond 4.5m of a specified datum floor level to the highest point of 
the roof. 

2.1.3. All buildings must not exceed a site coverage of 50% of the building platform area. 

2.2. Roofs 

2.2.1. The main roof forms of the residential dwellings across lots 2-16 are to be gabled with the pitch of 
these roofs to be a minimum of 25% and maximum of 35%. 15% of the roof can be flat to allow for 
connections between gabled forms 

2.2.2. Mono-pitched roof is permitted for Lot 1. 

2.2.3. Hip roofs are not permitted. No gables shall run into one another. 

2.2.4. Roof colours should have an LRV between 5% - 22%. Roof materials shall be restricted to one 
material from the following materials only:  

 Steel tray cladding/roof in Resene (or similar) ‘Element’, ‘Grey Friars’, ‘Ironsand’, Nocturnal’,
‘Charcoal’, ‘Cave Rock’, ‘Karaka’, ‘Windswept’, with matte finish only

 Profiled Steel in Resene (or similar) ‘Element’, ‘Grey Friars’, ‘Ironsand’, Nocturnal’, ‘Charcoal’,
‘Cave Rock’, ‘Karaka’, ‘Windswept’, with matte finish only
Timber shingles dark stained to match an LRV of 5 - 22%.

2.2.5. The roof material for Lot 1, in addition to the above materials, shall also include the option for the 
roof to be grassed (green roof). 

2.3. Wall Cladding and Colour 

2.3.1. For Lots 2 - 16, the following materials shall be selected from the palette below to complement the 
natural environment. Materials shall be resilient and durable in nature. 

 Natural timber cladding, left to weather, or in dark browns or greys, including burnt larch;

 Stained timber cladding, in dark stain to match a LRV 5 - 22%;

 Stone: Random sized schist as cladding and landscape wall elements, laid horizontally, and
locally sourced;

 Profiled metal: Standing seam profile in dark colours, pre-weathered zinc, or mild steel;

 All joinery to have low reflectance glazing with dark aluminium, steel, or timber frames.
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 Concrete: low light reflection coefficient to be achieved through texture or oxide additives, or 
textured concrete such as ‘board-formed’. 

 

 Corten or mild steel: as wall cladding panels or landscaping features. 
 

2.3.2. In addition to the materials listed above, Lot 1 can also include rammed earth as a wall cladding 
option. 

 

2.3.3. All window and door joinery, gutters, and downpipes shall be coloured to match the roof and exterior 
wall cladding. 

 
 

2.4. Glazing 
 

2.4.1. All glazing is to be anti-reflective and recessed into wall profiles, or setback under the roof form. 
 

2.4.2. Minor tinting may be considered appropriate. 
 
 

2.5. Ancillary Buildings 
 

2.5.1. Any ancillary building such as garage or shed is to be no higher than 4.5m of the specified datum 
floor level to the highest point of the roof. 

 

2.5.2. All ancillary buildings to be clad in the same materiality and colour of the residential dwelling. 
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Landscape Memo 
in response to QLDC s.92 request for further information: point 11 

Roberts Family Trust | McDougall’s Block 
Curtis Road, Cardrona Valley 

RM200267 

AUGUST 2020 

s.92 Point 11 extract

Section 5.2.2 of the GeoSolve report states that they expect that finished floor levels of 750mm 
above the finished ground surface on Lots 11 & 13 should provide adequate protection from 
stream avulsion of Pongs Creek. Alternatively, bunds could likely be used for this purpose, but 
this would require consent from the Otago Regional Council for a defence against water. While 
the engineering details can be confirmed for Engineering Acceptance, if flood protection bunds 
are proposed then the associated consents should be applied for prior to granting subdivision 
consent and covenant areas should be shown on the scheme plan protecting the proposed 
bunds. Alternatively, if effectively reducing the height limit on these lots by up to 750mm is 
acceptable to the applicant, there are no engineering concerns with this.  

RESPONSE 

Change to Datum Levels 

1. In response to Point 11 within the s.92 report (shown above), the applicant proposes an
adjustment to the datum levels of Lots 11 and 13. These lots are to be raised 750mm to an F.F.L
604.75 (Lot 11) and F.F.L of 621.75 (Lot 13).

2. The increase in datum levels for these two lots by 750mm will adequately protect the potential
stream avulsion of Pongs Creek as stated in Section 5.2.2 of the Geosolve report.

3. The increase in datum levels for these two lots by 750mm will be an unperceivable change when
viewed across the wider proposed development from outside the site and, to that end does not
require a reassessment of the visual effects of the proposed development.

4. Lots 11 and 13 within the proposed development are positioned within a rising landform to the
south of the lots, and dwellings on these lots will not breach any ridgelines or skylines with the
proposed 750mm increase in datum levels.

5. There is no need to reduce the height limit control on dwellings on Lots 11 and 13 with this 750mm
increase in datum. The wider character of the development and any potential effects remain the
same.
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6. The mitigating effects of the extensive planting framework that will not be diminished by this
change in level.

7. Taking the above into account, the conclusions reached in the original Landscape Assessment
remain unchanged.

8. From surrounding views, the proposed 750mm increase to the datum levels for Lots 11 and 13
recommended in order to alleviate the potential stream avulsion of Pongs Creek will be
imperceptible.

Minor Structures associated with Wastewater treatment and Water Take
(refer Baxter Design Drawings 2738 SK37, SK41 & SK42)

9. Small structures are required as part of the water management. One small structure is required
within the wastewater treatment area (Baxter Design Drawings 2738 – SK37 & 42). This structure
is 5x4 metres on plan and approximately 2.2 metres high, to be clad in dark coloured (grey)
corrugated iron.

10. Given the location of this structure, within a small depression adjacent to Pongs Creek) this will
not be visible from wider public views, including those views from residents in dwellings on Gin
and Raspberry Lane. Proposed indigenous planting can be carried out in the immediate vicinity
of the small structure if required to mitigate views internally from future residents in the lots to the
south of his site.

11. A small collection of 3 structures is required at the water take area (refer Baxter Design Drawings
2738 SK37 & 41). One is a 20 - foot container partially buried into the ground (2.4metres high)
and two 5m2 sheds adjacent to that container, both 2.2m high and painted in dark recessive
colours.

12. These small structures are to be located at the base of the eastern escarpment of a small creek
tributary of Pongs Creek. Groups of indigenous plantings will be undertaken within the immediate
vicinity of these structures.

13. None of these structures will be visible from public views.

14. Taking into account the small scale of these structures, the recessive colours of the structure, the
location and the planting the effects on the wider landscape will be less than minor.
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Notes:
 
1) Areas and dimensions are subject to survey.
 
2) Lots 1 - 16 are subject to building platforms and 
curtilage areas as per Baxter Design Master Plan 
(See Sheets 104 and 105).
 
3) ROW legal widths are as per the Infrastructure report 
dated 02/09/2019
 
4) ROW on underlying Lot 6 DP 344432 is an easement
to be cancelled.
 
5) Refer to sheet 106 for details of proposed easements
and land covenants, easements to be retained and 
easements to be cancelled.
 
6) Subdivision is to be staged - refer to Sheet 103.
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Notes:
 
1) Areas and dimensions are subject to survey.
 
2) All existing easements on Lot 2 DP 512956 are to be 
retained.
 
3) Refer to sheet 106 for details of proposed easements
and land covenants, easements to be retained and 
easements to be cancelled.
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Notes:
 
1) Areas and dimensions are subject to survey.
 
2) Subdivision is to be completed in three seperate 
stages.  These are as follows:
 
Stage 1: 
     -  Lot 1 
     -  Lot 13
     -  Lot 14
     -  Lot 15
     -  Lot 16
     -  Land Covenants XX and YY
 
Stage 2:
     -  Lot 7 
     -  Lot 8
     -  Lot 9
     -  Lot 10
     -  Lot 11
     -  Lot 12
 
Stage 3:
     -  Lot 2 
     -  Lot 3
     -  Lot 4
     -  Lot 5
     -  Lot 6
 
3) Easements shall be created for each individual
stage as neccessary to protect constructed services.
 
4) Refer to sheet 106 for details of proposed easements
and land covenants, easements to be retained and 
easements to be cancelled.

 
 
Stage 1
 
Stage 2
 
Stage 3

Stages
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Notes:
 
1) Areas and dimensions are subject to survey.
 
2) Easements shall be created for each individual
stage as neccessary to protect constructed services.
 
3) Refer to sheet 106 for details of proposed easements
and land covenants, easements to be retained and 
easements to be cancelled.
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1) Areas and dimensions are subject to survey.
 
2) Easements shall be created for each individual
stage as neccessary to protect constructed services.
 
3) Refer to sheet 106 for details of proposed easements
and land covenants, easements to be retained and 
easements to be cancelled.
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Schedule of Existing Appurtenant Easements

Purpose Shown Burdened Land /
Servient Tenement

Benefitted Land / 
Dominant Tenement

G   J   P   I   M Lot 2 DP 512956 Lot 1 DP 19397right to convey
electricity

right of way

right to convey 
water

right to convey 
electricity

right of way

right to transmit
electricity

right to transmit
telecommunications

right to convey 
water

E   J    N     K Lot 2 DP 512956 Lot 1 DP 433836
Lot 6 DP 344432
Lot 1 DP 425263

E   J   N   K   F
G   O   P

Lot 2 DP 512956

Lot 3 DP 512956

right to convey 
telecommunications 
& computer media

right of way

E   J   N   K   F
G   O   P

Lot 2 DP 512956

Lot 1 DP 425263

Creating Document

EI 6097426.5

T 838333.3

EI 8574798.5

EI 10872078.2

Existing Easements to be Cancelled

Purpose Shown Burdened Land /
Servient Tenement Creating Document

D
(Z on DP 344432) Lot 6 DP 344432 EI 6410003.4right of way

right of way

right to transmit
electricity

right to transmit
telecommunications

right to convey 
water

D
(Z on DP 344432) Lot 6 DP 344432 EI 6057313.3

EI 8574798.3

Affected Land

Part Lot 1
DP 300535

CT OT 19127

Lots 1 & 2 
DP 512956

right of way

right to convey 
water

right to convey 
telecommunications 
& computer media

right to convey 
electricity

D
(Z on DP 344432) Lot 6 DP 344432

Lot 3 DP 512956
Lot 5 DP 344432

Lot 1 & 2 
DP 512956

Purpose Shown Burdened Land /
Servient Tenement

Benefitted Land /
Dominant Tenement

right of way Lot 100 Lot 2 - 16

Memorandum of Easements

C   E   F   G   H   
I   J   K   L   M

N   O   P   Q   R

right of way C Lot 100 Lot 1

right of way

right to convey 
water

right to convey 
telecommunications 
& computer media

right to convey 
electricity

C Lot 100
Lot 3 DP 512956
Lot 5 DP 344432

Lot 1 & 2
DP 512956

Memorandum of Easements in Gross

Purpose Shown Burdened Land /
Servient Tenement

Benefitted Land /
Dominant Tenement

A   B   C   E   F   G
H   I   J   K   L   M

N   O   P   Q   R   ZZ

right to take 
& store water

right to convey 
electricity

right to convey
telecommunications
& computer media

right to convey
water

right to drain 
sewage

A   B   C   E   F   
G   H   I   J   K   L

M   N  O  P  Q

Lot 100

Aurora Energy Ltd

Chorus New 
Zealand Ltd

Lot 100

Management 
Company

Lot 100 Management 
Company

A   B   C   E   F
G   H   I   J   K

L   M   N   O   P   Q
B   C   E   F   G   H   
I   J   K   L   M   N   
O   P   Q   R    ZZ

Lot 100 Management 
Company

right of way Lot 100 Management 
Company

A

*Area YY is a "Landscape Protection Zone" land covenant.  This overlaps part of 
Area B and all of Area ZZ.

*Area XX is a land covenant for the "Pongs Creek Clutha Flathead Preservation 
Corridor". 

*All existing easements and land covenants on Lot 2 DP 512956 are to be retained.

*Lots 1 - 16 are subject to building platforms and curtilage areas - see Sheets 104 
and 105. 

Purpose Shown Burdened Land /
Servient Tenement Creating Document

Existing Easements in Gross to be Cancelled

right to convey
electricity

D
(Z on DP 344432) Lot 6 DP 344432 EI 6378833.1

Notes:
 
1) Areas and dimensions are subject to survey.
 
2) Lots 1 - 16 are subject to building platforms and 
curtilage areas as per Baxter Design Master Plan 
(See Sheets 104 and 105)
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Landscape Assessment Report 

 
Roberts Family Trust | McDougall’s Block 

Curtis Road, Cardrona Valley 
 

January 2019 
 

 
INTRODUCTION 

 

1. This report assesses the landscape effects of a proposed subdivision off Curtis Road, Cardrona.  
The Applicant seeks land use consent for the formation of 16 lots (one of which will contain a 
previously consented building platform under RM090876), including the establishment of 15 
additional residential building platforms (RBP), associated curtilages, access ways, 
infrastructure, earthworks, and landscaping. The proposal also includes provisions for ecological 
protection and enhancement within the central development area, and a landscape protection 
zone. 

 
2. This report assesses the potential effects of the proposal on landscape and visual amenity. It 

includes the following: 
 

 Description of the site and wider landscape; 

 Description of the proposal; 

 Landscape Assessment; 

 Conclusion. 
 

3. The following Attachments are included in this report: 
 

 Attachment A – Concept Masterplan   (refer: Baxter Design 2738-SK24) 

 Attachment B – Planting Palette  (refer: Baxter Design 2738-SK25) 

 Attachment C – Lot Schedule   (refer: Baxter Design 2738-SK26) 

 Attachment D – Contour Plan   (refer: Baxter Design 2738-SK27) 

 Attachment E – Protection Zones  (refer: Baxter Design 2738-SK28) 

 Attachment F – Location Plan  (refer: Baxter Design 2738-SK29) 

 Attachment G – Photographic Study A and B (refer: Baxter Design 2738-SK09) 

 Attachment H – Photographic Study C and D (refer: Baxter Design 2738-SK10) 

 Attachment I – Photographic Study E and F (refer: Baxter Design 2738-SK30) 

 Attachment J – Photographic Study G and H (refer: Baxter Design 2738-SK31) 

 Attachment K – Photographic Study I and J (refer: Baxter Design 2738-SK32) 

 Attachment L – MCSSZ Comparison  (refer: Baxter Design 2738-SK33) 

 Attachment M – Design Controls 
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DESCRIPTION OF THE SITE & WIDER LANDSCAPE 
 

1. The Cardrona Valley has a varying typology of landscape and activity including rural farmland, 
permanent and short-stay housing, and tourism activities which include the Cardrona Ski field, 
the Snow Farm, walking tracks, horse trekking, a distillery, and the historic Cardrona Hotel. 
Entering the valley from the south, the base of the valley reads as a flat and narrow channel, 
widening towards the Cardrona Village. High-density residential dwellings are positioned south of 
the hotel, while lower density residential lots are scattered amongst the gentle hillock valley floor 
surrounding the village. Pastoral farms are situated on the valley floor north east of the Cardrona 
Hotel. The valley is enclosed by picturesque mountainous ranges, scattered alpine vegetation 
and pastoral lands. The valley is surrounded by significant mountain ranges. On the western side 
of the valley is Mount Cardrona and the Cardrona ski field, with the Pisa Ranges on the east. An 
incised escarpment along the western side of Cardrona Valley Road creates a plateau at the foot 
of Mount Cardrona with gentle hillocks and rolling landscapes spread across the remaining area. 
The consented Mount Cardrona Special Zone is located on this plateau. 
 

2. The Cardrona Village is adjacent to Cardrona Valley Road on both the eastern and western sides 
spread across approximately 2.2km of the valley. The village is centred around the historic 
Cardrona Hotel. Residential lots and dwellings are scattered in and around the perimeter of the 
village, while high-density accommodation is located south of the hotel. The buildings in the area 
are a mix of rustic, ‘farmyard style’ barns, and modern designed dwellings, adding to the rich 
historic character of the site. 
 

3. Across the road from the Cardrona Hotel, to the east, a proposed 53 lot subdivision of lots 7-17 
DP440230 by Brooklynee Holdings Ltd (director Kathy Lynne) is planned as part of RM110441, 
this proposal is currently on hold according to QLDC. Another development in the same location 
proposed by Cardrona Village Ltd seeks resource consent for development centred on Soho 
Street and Rivergold Way as part of RM190669. The proposed development comprises of a mix 
of hotels, serviced apartments, residential apartments, serviced terrace units, residential terraced 
units, residential dwellings, and a hostel across approximately 3.2 ha of land currently zoned as 
Rural Visitor under the QLDC ODP. 

 
4. The Mount Cardrona Special Zone (MCSZ) is situated between the Cardrona ski field access 

road, and the subject site boundary approximately 1.7km north from the Cardrona Hotel. The 
zone provides for 480 mixed density housing lots, 80-bed four and a-half star hotel, an an18-hole 
golf course and facilities, open fields, biking, walking, and horse trails within its 131ha area. 
Attachment L displays an approximate lot layout scheme which represents the proposed density 
of the MCSZ in comparison to the applicants site and proposed density 

 
5. Throughout this report ‘subject site’ refers to the entirety of the area for which this report is for. 

‘Development area’ refers to the area of land within the subject site that is proposed for the bulk 
of the development (refer Attachment F). 

 
6. The subject site is located on an elevated portion of land, west of the Cardrona Village, and is 

referred to as the western plateau in this report. The subject site landform is a gently undulating 
landscape with rolling hills, moderate slopes, and small ridges, north-west of the Cardrona Hotel 
(refer Attachment F). The site landform falls towards the north, rising up from the flatter terrace 
form on which the MCSZ is located. Within the site landform are minor gullies, terraces and 
hillocks. 
 

7. Access to the subject site is via a right of way easement off Curtis Road, which is accessible via 
Pringles Creek Road, approximately 750m north-west from the Cardrona Hotel off Cardrona 
Valley Road. 
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8. The subject site currently contains one residential dwelling, located towards the northern 
boundary. Five residential lots (four with residential dwellings) are located on Gin and Raspberry 
Lane, adjacent to the subject site on the eastern boundary near Pringles Creek. Curtis Road is 
chip-sealed for half of its length. The remainder of the road is gravel. The gravel road then forks 
to service the residential dwelling to the north, and continues along the western boundary of the 
site. 

 
9. The subject site landscape is an undulating landform, covered predominantly in open pasture 

grass with scattered alpine vegetation. Small valleys are present through the site running south-
north, with gentle gradients. Pongs Creek flows through the site from west to east. Pongs Creek 
contains a diversity of alpine plant species which contribute to the natural character, meandering 
through the pastoral landscape within a defined catchment. 

 
10. This undulating landform continues along the western plateau and rises into the development 

area which is predominantly pastoral land with remnant native alpine vegetation. Before 
pastoralism, indigenous vegetation would have dominated this landscape, as evident by the 
remnant vegetation across the landscape and within Pongs Creek. The development area is 
bordered by Pongs Creek to the north (refer Attachment F).  The general slope across the 
development area rises from the creek towards the southern boundary where a consented RBP 
[RM090876] is located. 

 
11. Two historic water races pass through the site, The Cardrona Company Race, and Littles Water 

Race. These have been damaged due to pastoral activity over time. There are eroded and poorly 
defined alluvial gold mining features in the landscape either side of Pongs Creek (refer to the 
Archaeological Assessment from Origin). Some of these features are located in the 
‘Landscape Protection Zone’ with the proposed communal disposal field being designed with 
respect to these features in order to maintain their integrity. 

 
12. The subject site and development area has expansive views of Mount Cardrona, the Cardrona 

Valley, and the Pisa Ranges to the east. These undulating terrain, gentle slopes, and ridges have 
been utilised to drive the design layout of the proposed development, with roading following 
landform and dwelling clusters located within minor valleys where possible.  

 
 

DESCRIPTION OF THE PROPOSAL 

 
13. The subject site is legally described as Lot 1 DP433836 & Lot 6 DP 344432 and Lot 1 DP425263 

(Roberts Land) and Lot 2 DP 512956 (Mt Cardrona Station Land) and is approximately 54ha in 
area. The site, in its current form, is predominantly a pastoral landscape with one residential 
dwelling. Pongs Creek, a small creek, runs from the west to the east and situated north of the 
proposed development area.  
 

14. This application seeks to subdivide the site into 16 separate lots (refer Attachment A). Each lot 
will contain a residential building platform (RBP) and residential curtilage areas. Each future 
residential dwelling will be subject to Design Controls (refer Attachment M) which dictate the 
future landscape and architectural treatments including, but not limited to, fences, service areas, 
utilities, planting, building height, cladding colour, materiality, and permitted activities within 
curtilage areas. These controls will dictate the design vision, enhancing the rural character of the 
landscape, while recreating a wild alpine ecology through the site. This will ensure the overall 
landscape pattern is visually consistent, contiguous, and complimentary to the natural and 
pastoral character of the site. 

 
15. It is noted that planting controls come in two levels, being those undertaken at the time of the 

development, ‘wrapping’ around building platforms and lots, and then those controls which enable 
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that indigenous planting to continue within lots, subject to future landowners owners design 
layouts.   

 
16. One RBP within the proposed development is previously consented under RM090876 and will be 

located within Lot 16 (refer Attachment C). 
 

17. The previously consented RBP mentioned above, has been varied slightly to reduce potential 
adverse effects in regards to earthworks and visibility (refer to earthworks plans prepared by 
CFMA contained within RM090876). A summary  of the variations are;  

 
i. The RBP remains as 1000m2  
ii. The RBP has been rotated approximately 90° clock-wise to orientate the RBP ‘along’ 

the slope, rather than against the slope, reducing cut/fill. 
iii. The proposed driveway is orientated to ‘run with’ the topography, reducing earthwork 

cut/fill. 
iv. As a result of the above, the RBP has been lowered approximately 2m from an F.F.L 

of 667.00 to 665.00 
v. The removal of the additional mounding located on the ridgeline east of the RBP. 
vi. The removal of the proposed planting. 

 
(Refer to Holmes calculations for proposed Lot 16 for confirmation of the above) 

 
 

18. A single access to the proposed development will come off Curtis Road and follow the western 
edge of the boundary firstly servicing Lot 1 (refer Attachment C). This road will connect to an 
existing easement which borders the southern boundary edge of the site. A proposed 5.5m wide 
chip sealed road will enter the site from the southern boundary edge, pass through the site to 
service the 14 Lots within the development area. Two secondary roads branch off the main road 
each 3.5m wide. The first road will service lots 2 - 4, and the second will service the lower creek 
lots 7 - 9. Gravel driveways will be constructed to provide access to each lot. Each driveway is to 
be no more than 3.5m in width as set out in the Design Controls (refer Attachment M). 

 
19. Lot 16 has separate access off the current right of way easement from the south. (refer 

Attachment C). 
 

20. Lots 1, and 16 are positioned outside the main development area occupying the eastern, 
southern, and northern corners of the subject site (refer Attachment A and C). 

 
21. Each RBP and lot has a specified datum and approximate area (refer Attachments D and C 

respectively). 
 

22. The positioning of the lots within this application are set out in Attachment C and are as follows; 
 

23. Lot 1 is situated on the northern side of Pongs Creek in the eastern corner of the subject site. 
This lot includes a small portion of Pongs Creek which will be protected by covenant (refer 
Attachment C). 

 
24. Lots 2 – 6, ‘The Valley Cluster’, is the first cluster of residential lots in the development area. 

These lots have been positioned behind a small eastern ridge nestled into a small valley (refer 
Attachment C).  

 
25. Lots 7 – 9, ‘The Creek Cluster’, lines the lower tail of Pongs Creek before it reaches Lot 1. These 

lots are bound by the creek and will be heavily vegetated as part of the native planting framework 
undertaken by the developer (refer Attachment C). 
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26. Lots 10 – 15, ‘The Hill Cluster’, is positioned on the upper slopes of the development area. 
Ranging from datum levels between 601 – 630 MASL. Each lot has a ‘standalone feel’ to it as 
each neighbouring lot are at varying heights either below or above one another (refer Attachment 
C). 

 
27. Lot 16 (with consented building platform RM090876) is situated behind a small ridgeline aligning 

north-south. This Lot secludes itself from the development area with a separate access off the 
current right of way easement, with the building platform nestled behind a small ridge running 
west to east (refer Attachment C). 

 
28. Earthworks will be required within the development area to create flat RBPs, with softened sloped 

curtilage areas, and gentle meandering roads to work within the existing topography and landform 
types. These proposed earthworks are designed to accentuate existing valley and ridge landforms 
to suit the proposed residential RBPs while creating separation in other clusters from 
neighbouring lots (refer Attachment D). 

 
29. The main development area, which incorporates Lots 2-15, adopts an indigenous planting and 

ecological framework planted by the developer. The indigenous planting and the associated 
fencing to protect this, will enhance existing vegetation within the development area.  Pongs 
Creek is to be fenced and protected by covenant named ‘Pongs Creek Clutha Flathead 
Preservation Corridor’. The intention behind this covenant is to protect Pongs Creek and its 
margins from stock further damaging the ecology in this area, and protect the ‘Nationally Critical’ 
Clutha Flathead Galaxias which inhabits a part of Pongs Creek. This will allow the creek and its 
margins to naturally regenerate. 

 
30. Across the indigenous planting framework, a variety of species with equal coverage will ensure 

that an alpine vegetated landscape is reinstated across the site. This framework encompasses 
an area of approximately 4.6ha (refer Attachment B). Future lot owners will undertake planting 
within their respective curtilage areas and be restricted to the plant list and specifications set out 
in the Design Controls (refer Attachment M). This ensures that curtilage vegetation blends 
successfully into the wider network both visually and ecologically. Once mature, the proposed 
native planting framework will also partially mitigate external views of future residential dwellings.  

 
31. Fences are proposed for lot boundaries, the ‘Pongs Creek Clutha Flathead Preservation Corridor’, 

native planting areas, and pastoral grazing areas. Fences will follow both sides of the proposed 
driveways and the boundaries of each proposed lot. All fencing is in traditional 7 wire farm fence, 
typical of fences in this landscape. All lands outside of the planting areas and roadways will 
continue to be managed as a working farm controlled by condition of consent. The open space 
area surrounding the indigenous planting and lots outside the native planting areas is 
approximately 34ha in size. Stock crossings and gates will be located where they best facilitate 
the movement of stock across the paddocks and roads. Proposed fencing will also prevent stock 
from entering Pongs Creek as part of the ‘Pongs Creek Clutha Flathead Preservation Corridor’. 
 

32. The proposed development includes protection areas to enhance the natural character of site, 
and the ecological benefits of Pongs Creek, mentioned briefly above (refer Attachment E). The 
‘Pongs Creek Clutha Flathead Preservation Corridor’ encompasses an approximate area of 3.7 
ha, which will be fenced in order to protect Pongs Creek from grazing stock, allowing the area to 
naturally enhance and protect the ecological amenity. The proposed ‘Landscape Protection Zone’ 
maintains the pastoral character of the area of land between proposed dwellings and existing 
dwellings on Gin and Raspberry Lane. This covenant encompasses an approximate area of 8.6ha 
and will prevent future subdivision in this zone. 

 
33. Taking all of the above into account, the proposed development is intended to be an integrated 

development of low darkly coloured dwellings within an extensive framework of plantings. The 
development will not be ‘suburban’ in character. Rather, it will appear as a contiguous palette of 
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dark roofs and natural wall claddings within a planting framework that is up to 2 - 2.5 metres in 
height. Being located on a slope ensures that views towards the site from further afield will 
experience a visible backdrop of planting around each lot as well as foreground planting.  
 

34. A communal disposal field is proposed for Lots 1-15 and located within the ‘Landscape Protection 
Zone’. If it is determined that the disposal field requires fencing, a traditional 7 wire farm fence will 
encompass the area (refer to the Proposed Onsite Wastewater Management System Site 
Assessment Report prepared by e3 Scientific). The previously consented disposal field for Lot 16 
(RM090876) is to remain with minor adjustments in response to the rotation of the building 
platform. 

 
35. An approximate area is indicated on Attachment A for the proposed water take area and for the 

development for potable water storage and local treatment. Approximately 5x 30,000L concrete 
tanks will be located here and fully buried in the landscape (refer to the report prepared by 
Holmes for further details). 

 
36. The proposed development is set to be established in stages to alleviate impact on the 

surrounding residences and landscape (refer to Staging Plan prepared by Holmes). The stages 
are currently proposed as follows; 
 

i. Stage 1: Lot 1, Lot 16, Lot 13, Lot 14, Lot 15 
ii. Stage 2: Lot 7, Lot 8, Lot 9, Lot 10, Lot 11, Lot 12 
iii. Stage 3: Lot 2, Lot 3, Lot 4, Lot 5, Lot 6 

 
 
 
LANDSCAPE ASSESSMENT 

 
Methodology 

 
37. The site design underwent several iterations in which possible RBP locations were assessed and 

analysed. Photographs were taken from adjacent areas to assess the visibility of the subject site 
from these locations. The potential visual effect of each building platform was assessed on site 
and from further viewpoints. In general, the form and scale of lot density and layout was driven 
by the desire to integrate dwelling, roading, and vegetation. 

 
38. To ensure that the design outcome is that as is intended, extensive Design Controls have been 

created to address the specific character of the landscape and dictate architecture and landscape 
matters within each lot. 
 
Landscape Category 
 

39. According to the QLDC Operative District Plan (ODP), the site is located within the Rural General 
Zone and is shown in the Planning Maps 10 and 24a.  The site is located on rural land described 
as Outstanding Natural Landscape – District Wide (ONL-DW). 
 

40. It is noted that this ONL landscape is transitional in character and that the relatively undeveloped 
rural character that currently exists across this plateau will change in the immediate future to a 
more developed landscape that will include the large MCSZ and works to be undertaken on the 
Ski Field sub zone land including potentially considerable car parking and possibly a large access 
gondola, should Cardrona Ski field expand to include Soho ski field. 
 

41. The following assessment addresses the ONL-DW Assessment Matters contained within part 
5.4.2.2 (2) of the QLDC ODP. 
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42. The following assessment also acknowledges the QLDC Proposed District Plan (PDP). The PDP 

locates the site on rural land described as Outstanding Natural Landscape (ONL) on planning 
Maps 10 and 24a.   The report will also assess the proposed development using the Assessment 
Matters contained within part 21.21.1 Outstanding Natural Features and Outstanding Natural 
Landscapes (ONF and ONL) 

 
Level of Effect 
 

43. The following seven point scale derived from the New Zealand Institute of Landscape Architect’s 
Best Practice Note: Landscape Assessment and Sustainable Management 10.1 is used to assess 
the magnitude and importance of conditions, change and effects: 

 
Extreme 
Very High 
High 
Moderate 
Low 
Very low (very low is often interpreted as less than minor) 
Negligible 
 
 
 

5.4.2.2 ASSESSMENT MATTERS: OPERATIVE DISTRICT PLAN 

2) Outstanding Natural Landscape (District Wide) – Assessment Matters 
 
These assessment matters should be read in the light of the further guiding principle that existing 
vegetation which: 
 

(a) was either 

 planted after; or  

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

(b) obstructs or substantially interferes with views of the landscape (in which the proposed 
development is set) from roads 
- shall not be considered: 
 
(1) as beneficial under any of the following assessment matters unless the Council considers the 
vegetation (or some of it) is appropriate for the location in the context of the proposed 
development; and 
 
(2) as part of the permitted baseline. - nor shall removal of such vegetation be considered as a 
positive effect of any proposal. 

 
 

45. There are several existing large macrocarpa trees located between proposed Lot 11 and 13 of 
considerable age. These trees provide no benefit to the wider landscape and are to be removed.  
 
 
 
 
a) Potential of the landscape to absorb development 
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In considering the potential of the landscape to absorb development both visually and ecologically, the 
following matters shall be taken into account consistent with retaining openness and natural character: 
 

i) whether, and to what extent, the proposed development is visible from public places;  
 
 

46. In general, the proposed development has a limited view catchment, generally confined to the 
upper western elevated portions of the Cardrona Valley with a minor glimpse view from the 
Cardrona Valley Road when travelling south, and parts of Pringles Creek Road.  

 
(Note: Attachment F indicates locations where photographs have been taken Location 
photographs are shown on; Attachment’s G, H, I, J and K). 

 
 

A. PRINGLES CREEK RD VIEWS 
 

 The proposed development is potentially most visible from Pringles Creek Rd views. The 
closest dwelling is approximately 390m away from Pringles Creek Rd. The proposed 
development will occupy a portion of that hummocky landscape within the lower elevations 
of a landscape that continues to rise towards Mt Cardrona in the distance (refer Attachment 
I). Whilst the development will be visible, it will contrast in form and colour to the existing 
pattern of residential development on Gin and Raspberry lane and all other residential 
development within the lower valley and the Cardrona Village. The combination of planting 
and design controls will assist in visually absorbing the built development into this 
landscape. Whilst it will be visible, it will be visually unique in its form. The scale of 
indigenous plantings proposed is unique and will aid in the absorption of future dwellings 
being absorbed into the landscape. 

 
B. CARDRONA VALLEY RD VIEWS (north of village, Location G, H, I on Attachments J, and K) 

 

 When approaching the Cardrona Village from the north, there will be limited and intermittent 
minor glimpse views of the proposed development, at a considerable distance. These views 
are illustrated on Attachments J & K in Photograph locations H & I. From both of those 
viewpoints, development on the MCSZ will occupy the immediate foreground. At no point 
from these Cardrona Valley Road views will all dwellings on this site be visible. In general 
the bulk of the lower lots will be either screened by development within the MCSZ or by 
foreground landform. 
 

 In general, the proposed development occupies a minor part of a wide panoramic vista 
which extends to the ridgetops on both sides of the Cardrona Valley in these views. Those 
views extend from approximately 2 kilometres at point G on Attachment F up to 4.5km on 
point I on the same Attachment. From those distances, dwellings will be barely discernible 
and the development will be perceived as a minor dark pattern extending slightly above 
development in the MCSZ in the foreground. These dwellings will occupy a small window of 
view that is largely dominated by the foreground landscape, topography, vegetation, farm 
land, and the wider context of the valley. As part of the proposed development, future 
dwellings will be recessive in colour, texture, materiality as outlined within the design 
controls (refer Attachment M), and blend into the proposed planting scheme (refer 
Attachment B).  

 
 
 
 

C. MEG HUT TRACK VIEWS 
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 The view from the Meg Hut Track is extensive, looking west across a wide open plateau 
with the ski-field access road climbing to Mt Cardrona (refer Attachment K, Location J). 
From this view, the existing dwellings along Gin and Raspberry Lane are minor dots within 
a full high country panorama. The most visible change to this landscape will be the 
development of the MCSZ which, at full development, still occupies a relatively small portion 
of that vista. 

 

 The proposed development will be potentially visible for approximately 535m of the Meg Hut 
Track (refer Attachment F). Development of the site will be intermittently visible from the 
track and, given the distance (approximately 2.3 km), relatively difficult to discern. 

 

 The neighbouring MCSZ is highly visible and encompasses a portion of the western plateau 
(refer Attachment K). Existing residential dwellings on Gin and Raspberry Lane are also 
visible from this location. Taking into account the recessive nature of the proposed 
development and the relatively small scale of dwelling footprint compared to planting, future 
dwellings within the proposed development area will be will be difficult to perceive.  

 

 Along the same 535m stretch, the visibility of future dwellings in proposed lots 4, 6, and 10-
16 will be intermittent and difficult to perceive due to the foreground vegetation from the Meg 
Hut Track to the site, the surrounding topographical setting, the direction and orientation of 
the track, and the distance to the development area being approximately 2.3km. 

 

 Overall, all future dwellings will have very low to negligible adverse effects when viewed 
from the Meg Hut Track predominantly due to the approximate distances to the proposed 
lots, and the scale of planting in conjunction with visually recessive structure, In short, the 
proposed development will occupy a small elevated portion at the southern end of the 
western plateau mountain ranges, just south of existing dwellings and the MCSZ. 

 
 

D. MT CARDRONA SPECIAL ZONE VIEWS 
 
The proposed development will be visible as a distant backdrop from dwellings, roads, and 
reserves within the MCSZ. These views will be experienced within an urban context and, whilst 
the proposed development will be visible, it will be at a distance of approximately 450m between 
the southern boundary of the MCSZ and approximately 900m from the centre of the MCSZ. All 
views from the zone are panoramic with the proposed development occupying a minor part of 
that panorama. 

 
In summary the visibility of the proposed development from public places is relatively low. 
 
 

ii) whether the proposed development is likely to be visually prominent to the extent that 
it dominates or detracts from views otherwise characterised by natural landscapes; 

 
47. At the date of this report, the landscape on the upper terrace area west of the Cardrona Village 

is relatively natural in character. Aside from the small pattern of dwellings on Gin and Raspberry 
Lane, the overall landscape has an overriding high level of naturalness. This will change in part 
with the development of the MCSZ however, both that and the proposed development are still 
reasonably hidden visually from the principal public viewpoints being Cardrona Village and the 
Cardrona Valley Road. Those views will still be overwhelmingly natural in character, given the 
relative lack of visibility. The development will be able to be seen however, as described above, 
in the intermittent locations where it can be seen from, those views contains the MCSZ which is 
neither visually prominent nor does it detract from the scale and naturalness of those panoramic 
views.  
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48. From the short portion of Pringles Creek Rd that the proposed development is potentially visible 

from, the development will change that viewing experience from a  pure natural and pastoral view 
to a view that is still widely rural in character, albeit, with the proposed development rising to the 
south from Pringles Creek. Whilst it may distract from a natural view, the immediate Pringles 
Creek corridor will not be altered and will be enhanced by the removal of stock, enabling a natural 
succession of indigenous revegetation to occur. In short, the wider visual corridor of Pringles 
Creek will lose some rural character but that will be offset by the positive effects of protection and 
enhancement.  Given the relatively small scale of the development within the wider landscape it 
will not dominate, nor detract form that view. 
 

iii) whether any mitigation or earthworks and/or planting associated with the proposed 
development will detract from existing natural patterns and processes within the site and 
surrounding landscape or otherwise adversely effect the natural landscape character; 

 
49. Reasonably substantial earthworks will be required in the construction of the development. Like 

any development, those earthworks will have a temporary adverse effect, of reasonable 
significance. However, on completion and establishment, those earthworks will not be visible and 
no steep cuts, grades or batters are proposed within the development which would be 
recognisable and remain after establishment. The significant proposed indigenous planting 
replicates the colour and texture of the original planting cove, is contour responsive and will sit 
comfortably within this landscape. Whilst that planting will provide some screening of the lower 
elevations of dwellings, it purpose is not to screen but to enclose and to that end will be perceived 
as a comfortable part of the surrounding landscape character. 
 

50. To that end, the shaping of the proposed planting and earthworks will not detract from existing 
natural patterns and processes within the site and surrounding landscape and will not adversely 
affect the natural landscape character. 
 

iv) whether, with respect to subdivision, any new boundaries are likely to give rise to planting, 
fencing or other land use patterns which appear unrelated to the natural line and form of the 
landscape; wherever possible with allowance for practical considerations, boundaries 
should reflect underlying natural patterns such as topographical boundaries; 

 
51. The new lot boundaries formed by the proposed development will not be distinguishable in the 

development  and will be visually ‘lost’ within  the proposed indigenous planting framework for the 
majority of the lots which, as previously mentioned, follows the natural undulation of the 
landscape. Planting by future owners are restricted to the same plant species and are to be 
planted within their respective curtilage areas. Planting is to be mixed in order to be visually 
consistent with the surrounding planting framework. Where lot boundaries are positioned outside 
of the indigenous planting framework (Lots 1, and 16) those  boundaries have been kept off 
ridgelines, and follow the natural topography and landscape patterns to minimise potential 
adverse effects. 
  

v) whether the site includes any indigenous ecosystems, wildlife habitats, wetlands, significant 
geological or geomorphologic features or is otherwise an integral part of the same; 

 
52. Pongs Creek dissects the site, flowing from west to east. The creek is home to the endangered 

Clutha Flathead Galaxias which is classified as ‘Nationally Critical’, sharing the same threat level 
as the kākāpō. The development proposes a protection zone for Pongs Creek spanning the length 
of the creek as it passes through the subject site. The appropriately named ‘Pongs Creek Clutha 
Flathead Preservation Corridor’ will be fenced off from stock, allowing the area to naturally 
enhance.  
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vi) whether and to what extent the proposed activity will have an adverse effect on any of the 
ecosystems or features identified in (v); 

 
53. The proposed development will not adversely affect the ecology and biodiversity within Pong’s 

Creek, as the methods within the proposed development provides an opportunity for the existing 
ecology to enhance naturally with the formation of the ‘Pongs Creek Clutha Flathead Preservation 
Corridor’. The methods include, fencing the entirety of the corridor to protect the creek from stock, 
planting undertaken by the developer on the eastern side right up to the edge of the corridor – 
providing the potential for species to self-seed within the corridor, the retention of a culvert that 
restricts trout access – protecting the Clutha Flathead population, and  proposed staging of the 
project (refer to Staging Plan prepared by Holmes) – reducing the impact of the future 
development on the area overall. 
 

vii) whether the proposed activity introduces exotic species with the potential to spread and 
naturalise. 

 
54. The existing macrocarpa trees located between proposed Lots 13 and Lots 11 are understood to 

be the only exotic tree species on site. These are to be removed as part of the proposed 
development as they have no ecological or amenity value. No exotic species are specified on the 
proposed planting list, and thus the proposed development will not give rise to exotic species 
being introduced by the developer to spread and naturalise across the landscape.  

 
 

b) Effects on openness of landscape. 
 

In considering the adverse effects of the proposed development on the openness of the landscape, the 
following matters shall be taken into account: 
 

i) whether and the extent to which the proposed development will be within a broadly visible 
expanse of open landscape when viewed from any public road or public place and in the 
case of proposed development in the vicinity of unformed legal roads, the Council shall also 
consider present use and the practicalities and likelihood of potential use of unformed legal 
roads for vehicular and/or pedestrian, equestrian and other means of access; and 
 

55. In regards to the potential adverse effects on the openness of the landscape, the proposed 
development is located within a broadly visible expanse of open landscape when viewed from the 
Meg Hut Track, but will occupy a minor elevated portion of the southern end of the western 
plateau, a plateau that extends north from the site over existing residential development and the 
MCSZ. 

 
56. The proposed development will have very low to negligible visibility when viewed from the 

northern end of Cardrona Valley Road, (Location H, refer Attachment J). The minor portion of 
the proposed development that may be viewed from the northern end of Cardrona Valley Rd 
(location H), will appear within a small valley glimpse view. Any potential adverse effect on the 
openness of the wider landscape from this location will be very low to negligible. 

 
57.  When viewed from the Meg Hut Track, the proposed development is at an approximate distance 

of 2.3km (Location I, refer Attachment K). From this location, the future dwellings will be 
perceived as being located within the proposed planting framework. Although the appearance of 
a development will be broadly visible, the future buildings themselves will be difficult to discern 
due to the distance, the level of residential density at the southern end of the western plateau, 
the proposed design controls, and the proposed planting framework. 
 

58. From the Meg Hut track, the proposed development occupies a small part of the vista and will not 
be visually dominant, and  only be intermittently visible due to the surrounding topographical 
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setting, foreground vegetation, and the surrounding mountain ranges, which largely dominates 
the view. The proposed development is located 250m south of the MCSZ. Upon completion of 
the development within the MCSZ, this development will change the openness of the landscape 
of the western plateau overall, to which the proposed development will be only a minor addition 
to that change. Considering the level of existing shrubland in the area, the potential of the 
landscape to absorb the proposed development, and the MCSZ (upon completion) changing the 
level of openness of the western plateau, the adverse effects for this proposed development on 
such openness of the landscape will be low. 
 

ii) whether, and the extent to which, the proposed development is likely to adversely affect 
open space values with respect to the site and surrounding landscape; 

 
 

59. The development occupies approximately 12ha of the sites overall 54ha size. The development 
will affect the degree of openness of the current site, changing that landscape in part from an 
open grassland to a combination of grassland, indigenous vegetation and dwellings. Given the 
location of the site, those views potentially most affected are those of the residents of Gin and 
Raspberry Lane. However, whilst the openness of the landscape will be modified, the proposed 
development will occupy a minor part of the southern end of the western plateau. The MCSZ 
occupies a larger portion on the western plateau and that degree of modification will be 
significantly larger (refer Attachment L). Taking this into account, the proposed development will 
have moderate to low adverse effects on the existing open space values as the open space values 
surrounding this development are still largely maintained. 
 

iii) whether the proposed development is defined by natural elements such as topography 
and/or vegetation which may contain any adverse effects associated with the development. 

 
60. The layout of the proposed development is contour responsive and is defined by natural valleys, 

hummocky terrain, and minor ridges across the site which have determined the placement of the 
roads, planting and proposed RBPs. Proposed earthworks are sympathetic to these site 
characteristics and orientate the proposed roadways to ‘run with’ the natural topography.  The 
proposed vegetation largely extends the pattern of existing vegetation found on the lower 
elevations, blending with the proposed vegetation and will not have an adverse effect on the 
natural ecology and landform in the area. Rather, it will enhance ecological values and minimise 
any potential adverse effects. The proposed fencing surrounding Pong’s Creek allows the existing 
vegetation within the creek margins to naturally regenerate by preventing stock from entering the 
area and damaging the ecology any further. 
 

61. Overall, whilst the open space values will change, that change is of a low degree. This ensures 
that the development blends into the surrounding natural character of the western plateau, taking 
the MCSZ into consideration and surrounding Cardrona area. 

 
c) Cumulative Effects on Landscape Values. 

 
In considering whether there are likely to be any adverse cumulative effects as a result of the proposed 
development, the following matters shall be taken into account: 
 

i) whether, and to what extent, the proposed development will result in the introduction of 
elements which are inconsistent with the natural character of the site and surrounding 
landscape; 
 

62. The proposed development is unique in its organic layout, separate in character from other 
developments in the immediate vicinity and that of the Cardrona Village residential areas. The 
site itself does not contain any dwellings. The wider surrounding landscape however does include 
existing and extensive proposed residential development aside from the existing dwelling on the 
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title which is visually and physically separated from the proposed development. In the context of 
the site itself the introduction of dwellings would be inconsistent with the natural character. 
However this assessment cannot be undertaken in isolation. The proposed development will 
occupy 12 ha (refer Attachment C) of the 54 ha subject site. To that end, the proposed 
development will introduce elements that are inconsistent with the natural character of the 
immediate site, however, within the context of the wider surrounding landscape this development 
is a low density bookend development with high landscape values. 

 
ii) whether the elements identified in (i) above will further compromise the existing natural 

character of the landscape either visually or ecologically by exacerbating existing and 
potential adverse effects; 
 

63. The proposed development represents an opportunity for the introduction of substantial ecological 
value and will change the existing natural character but does not compromise the existing 
character of the landscape.  The proposed development has low visibility from surrounding public 
roads and places. Ecologically, the development proposes a number of methods in order to 
enhance ecology in Pong’s Creek, and across the development site. The proposed planting 
framework bordering Pong’s Creek will serve to enhance current ecologies throughout the creek 
including the benefits of the proposed ‘Pongs Creek Clutha Flathead Preservation Corridor’. The 
same planting framework incorporating indigenous species, is consistent throughout the 
development area, enhancing the ecological and landscape amenity values across the site. 

 
iii) whether existing development and/or land use represents a threshold with respect to the 

site's ability to absorb further change; 
 

64. The proposed development sits at an appropriate elevation, within the lower flanks of a dominant 
ONL background. Further development, at a different density and possibly without the same 
ecological values and located at a higher elevation or west/east of this site, may impart an 
unacceptable level of adverse effect on the wider ONL. To that end, the proposed development, 
whilst being considered to be appropriate in scale, form, and character to its site, represents a 
threshold for development. Possibly 2-4 more dwellings may be accommodated within the 
immediate landscape (subject to similar controls). However further development above that 
threshold may adversely affect the wider landscape values. 
 

iv) where development has occurred or there is potential for development to occur (i.e. existing 
resource consent or zoning), whether further development is likely to lead to further 
degradation of natural values or inappropriate domestication of the landscape or feature. 

 
65. The proposed development has carefully considered both the existing residential development in 

the vicinity of Gin and Raspberry Lane and the MCSZ to the north. Further development, above 
and beyond that proposed may lead to further degradation of natural values or inappropriate 
domestication of the landscape if designed or located inappropriately. That would be assessed at 
the time of any future consent application. 
 

66. Overall, the potential adverse cumulative effects of the proposed development is considered to 
be low to negligible. This assessment has been  based on the following; 
 

i. The number of neighbouring dwellings (Five lots on Gin and Raspberry Lane, Four lots 
on Pringles Creek Rd) in relation to the scale of the proposed development (16 lots). 

ii. The MCSZ and its relative scale of development upon completion 
iii. The substantial retention of pastoral grazing and surrounding open landscape. 
iv. The proposed native revegetation of the landscape. 
v. The proposed covenants; ‘Pongs Creek Clutha Flathead Preservation Corridor’ and the 

‘Landscape Protection Zone’. 
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vi. The locations of the proposed RBPs, roading and infrastructure within the natural 
topography. 

vii. The proposed Design Controls to dictate architectural finishes, colours, and materiality 
of future dwellings which strengthens the overall vision for the area. 

 
 

d) Positive Effects 
 

In considering whether there are any positive effects associated with the proposed development the 
following matters shall be taken into account: 
 

i) whether the proposed activity will protect, maintain or enhance any of the ecosystems or 
features identified in (a)(v) above; 

 
67. As mentioned previously, the Clutha Flathead Galaxias are present in Pongs Creek and they have 

a ‘Nationally Critical’ threat level. With the proposed fencing of Pongs Creek, and the ‘Pongs 
Creek Clutha Flathead Preservation Corridor’ covenant, this ensures that the habitat is protected 
from stock, and allows the creek corridor to regenerate naturally. The current ecology across the 
site will be enhanced by the proposed indigenous planting, revegetating the landscape with 
species that would have been present prior to pastoralism. 
 

ii) whether the proposed activity provides for the retention and/or reestablishment of native 
vegetation and their appropriate management; 

 
68. The proposed development provides the opportunity to revegetate a substantial area of the 

landscape and to blend this in with existing ecologies within and surrounding Pongs Creek and 
the wider alpine environment. The proposed Design Controls (refer Attachment M) list 
appropriate activities, fencing, and planting specifications for curtilage areas. These controls 
determine the activities, and planting within each lot’s curtilage area, to blend into the native 
planting framework for consistency across the development, re-establishing native vegetation 
across the otherwise pastoral landscape. 

 
iii) whether the proposed development provides an opportunity to protect open space from 

further development which is inconsistent with preserving a natural open landscape; 
 

69. The proposed ‘Landscape Protection Zone’, and ‘Pongs Creek Clutha Flathead Preservation 
Corridor’ will protect future development from occurring in the specified areas (refer Attachment 
E). This preserves the natural landscape from further development in this area, while the 
proposed development overall provides for substantial open pasture surrounding the 
development area to preserve the natural open landscape across the subject site and the wider 
surrounds. 

 
iv) whether the proposed development provides an opportunity to remedy or mitigate existing 

and potential (i.e. structures or development anticipated by existing resource consents) 
adverse effects by modifying, including mitigation, or removing existing structures or 
developments; and/or surrendering any existing resource consents; 

 
70. As mentioned, the development proposes minor adjustments to the previously consented RBP 

[RM090876]. The proposed changes to this RBP remedy potential adverse effects on the 
landscape in respect to earthworks, visibility, and the topographical setting at this location. A 
summary is as follows: 
 

 The RBP remains as 1000m2  

 The RBP has been rotated approximately 90° clock-wise to orientate the RBP ‘along’ 
the slope, rather than against the slope, reducing cut/fill. 
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 The proposed driveway is orientated to ‘run with’ the topography, reducing earthwork 
cut/fill. 

 As a result of the above, the RBP has been lowered approximately 2m from an F.F.L 
of 667.00 to 665.00, further reducing the potential visibility of a future dwelling 

 The ridgeline that the RBP is located behind is maintained and more effective from a 
visibility standpoint. 

 Removal of proposed planting as this planting is now unnecessary from a visibility 
standpoint (see above regarding level of RBP). 
 

 
v) the ability to take esplanade reserves to protect the natural character and nature 

conservation values around the margins of any lake, river, wetland or stream within the 
subject site; 

 
71. Although the width of Pongs and Pringles Creek don’t qualify them for esplanade reserves, the 

proposed Pongs Creek Clutha Flathead Preservation Corridor will enable the protection of the 
creek and in particular the declining Clutha Flathead Galaxias, a Nationally Critical endangered 
galaxiids. The corridor will be fully fenced to prevent stock from roaming in this area, which will 
enable the ecology to naturally regenerate. 

 
vi) the use of restrictive covenants, easements, consent notices or other legal instruments 

otherwise necessary to realise those positive effects referred to in (i) – (v) above and/or to 
ensure that the potential for future effects, particularly cumulative effects, are avoided. 

 
72. The development proposes two covenants, these are: 

 
i. Pongs Creek Clutha Flathead Corridor – which prevents stock from degrading Pongs 

Creek further, allowing the area to naturally recover and blend into the proposed native 
framework, restoring native ecologies to the area, and protecting the declining Clutha 
Flathead Galaxias (refer Attachment E). 
 

ii. Landscape Protection Zone - which prevents further subdivision of open land between 
the residential dwellings located on Gin and Raspberry Lane, and the proposed 
development, maintaining the openness of rural character to the area to avoid over 
domestication (refer Attachment E). 

 
73. Overall, the proposed development has a significant level of positive effects. 

 
 
 

ASSESSMENT MATTERS: PROPOSED DISTRICT PLAN 
 

STAGE 2: CHAPTER 21 RURAL (21.7) (as notified) 

 
Assessment Matter 
 

 
Landscape Assessment 

 
21.21.1.2  Existing vegetation that: 
 

 
a. was either planted after, or, self-seeded and less than 1 
metre in height at 28 September 2002; and, 
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b. obstructs or substantially interferes with views of the 
proposed development from roads or other public places, 
shall not be considered: 
 

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

ii. as part of the permitted baseline. 
 

 
No existing trees or vegetation are to be utilised for mitigation / 
screening purposes. Existing trees are in fact to be removed. 

 
21.21.1.3  Effects on Landscape Quality and Character  
 
In considering whether the proposed development will maintain or enhance the quality and character of Outstanding Natural 
Features and Landscapes, the Council shall be satisfied of the extent to which the proposed development will affect landscape 
quality and character, taking into account the following elements:  
 

 
a. Physical attributes: 
 

i) Geological, topographical, geographic elements 
in the context of whether these formative 
processes have a profound influence on 
landscape character; 

ii) Vegetation (exotic and indigenous);  
iii) The presence of waterbodies including lakes, 

rivers, streams, wetlands. 
 

 
The proposed development is located within existing topography 
and responds to that topography. 
 
The proposed planting extends and accentuates the remnant 
indigenous species that exist on site and includes species that 
that would have covered the majority of this area prior to 
pastoralism.   
 
The proposed development also acknowledges the importance 
of Pongs Creek for enhancement opportunities protects. By 
forming the ‘Pongs Creek Clutha Flathead Preservation Corridor’, 
and undertaking riparian planting and fencing to prevent stock 
entering the creek margins. These proposals will enhance the 
physical attributes of the site. Overall the adverse effects on the 
landscape quality and character will be low to negligible. 
 

 
b. Visual attributes: 

i) Legibility or expressiveness – how obviously the 
feature or landscape demonstrates its formative 
processes; 

ii) Aesthetic values including memorability and 
naturalness; 

iii) Transient values including values at certain times 
of the day or year; 

iv) Human influence and management – 
settlements, land management patterns, 
buildings, roads. 
 

 
The proposed development occupies a small area on the 
southern end of the greater western plateau on rising land that 
extends to Mt Cardrona and the adjacent ranges.  The 
surrounding ONL has similar attributes to the subject site with 
shrubland vegetation scattered across hummocky landforms. 
The development overall has low visibility by being nestled into 
valley forms, and when viewed from a distance, occupies a small 
portion of the wider ONL within those view frames.  The proposed 
development will only be discernible within a significantly wider 
contiguous landscape from limited viewpoints most of which are 
at a distance. 
 
Given the relatively small scale of the proposal, the wider 
transient values will not be affected. Any adverse effects on 
transient values will be restricted to the immediate site only.  
 
The level of human influence / settlements / management 
patterns on the wider landscape is influenced by both existing 
residential patterns and the 480 dwellings / golf course etc. to the 
north of the site being part of the MCSZ. These patterns, at 
completion will modify the existing settlement patterns to a semi–
urban alpine village form, with the proposed development 
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occupying a small area in comparison to the built and consented 
development. To that end, the wider landscape values will remain 
intact. 
 
 
 
 

 
c. Appreciation and cultural attributes: 
 

i) Whether the elements identified in (a) and (b) are 
shared and recognised;  

ii) Cultural and spiritual values for tangata whenua;  
iii) Historical and heritage associations. 

 
The Council acknowledges that Tangata Whenua beliefs 
and values for a specific location may not be known without 
input from iwi. 
 

 
Two historic water race passes through the site, The Cardrona 
Company Race, and Littles Water Race. These are significantly 
damaged due to past and current pastoral activity. There are also 
eroded and poorly defined alluvial gold mining features in the 
landscape either side of Pongs Creek (refer to the 
Archaeological Assessment from Origin). Some of these 
features are located in the ‘Landscape Protection Zone’. The 
proposed development does not impact these historic races in an 
adverse way. 
 
There are no areas throughout the subject site that hold cultural 
and spiritual values for tangata whenua. There are no wahi tapu 
mapping notation over the site. 
 

 
d. In the context of (a) to (c) above, the degree to which the 
proposed development will affect the existing landscape 
quality and character, including whether the proposed 
development accords with or degrades landscape quality 
and character, and to what degree. 
 

 
The proposed development will change the landscape character 
of the immediate site from rolling pastoral land to a developed 
rural residential enclave. However, the landscape values of that 
‘enclave’ will be enhanced by way of the significant indigenous 
planting and that planting  that ‘wraps’ and contains the dwellings, 
forming a contiguous pallete of design controlled dwellings within 
the indigenous plantings. To that end, the scale of plantings will 
enhance landscape quality and character 
 
Overall the effect on the existing landscape quality and character 
is considered to be low to moderate within the site and low in the 
wider site.  
 

 
e. any proposed new boundaries will not give rise to 
artificial or unnatural lines (such as planting and fence 
lines) or otherwise degrade the landscape character. 
 

 
The new lot boundaries formed by the proposed development will 
not be distinguishable in the development and will be visually 
‘lost’ within the proposed indigenous planting framework for the 
majority of the lots which, follow the natural undulations of the 
landscape. Planting from future owners are restricted to the same 
plant species and are to be planted within their respective 
curtilage areas. Planting is to be mixed in order to be visually 
consistent with the surrounding planting framework. Where lot 
boundaries are positioned outside of the indigenous planting 
framework (Lots 1, and 16) those  boundaries have been kept off 
ridgelines, and follow the natural topography and landscape 
patterns to minimise potential adverse effects. 
 

 
21.7.1.4  Effects on Visual Amenity 
 
In considering whether the potential visibility of the proposed development will maintain and enhance visual amenity, values the 
Council shall be satisfied that: 
 

 
a. the extent to which the proposed development will not be 
visible or will be reasonably difficult to see when viewed 
from public roads and other public places. In the case of 

 
Covered in previous discussions in this report. 
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proposed development in the vicinity of unformed legal 
roads, the Council shall also consider present use and the 
practicalities and likelihood of potential use of unformed 
legal roads for vehicular and/or pedestrian, cycling, 
equestrian and other means of access;  
 

(Note: Attachment F indicates locations where photographs 
have been taken Location photographs are shown on; 
Attachment’s G, H, I, J and K). 
 

PRINGLES CREEK RD VIEWS 
 

 The proposed development is potentially most visible 
from Pringles Creek Rd views. The closest dwelling is 
approximately 390m away from Pringles Creek Rd. The 
proposed development will occupy a portion of that 
hummocky landscape within the lower elevations of a 
landscape that continues to rise towards Mt Cardrona in 
the distance (refer Attachment I). Whilst the 
development will be visible, it will contrast in form and 
colour to the existing pattern of residential development 
on Gin and Raspberry Lane and all other residential 
development within the lower valley and the Cardrona 
Village. The combination of planting and design controls 
will assist in visually absorbing the development into this 
landscape. Whilst it will be visible, it will be visually 
unique in its form. The scale of indigenous plantings 
proposed is unique and will aid in the absorption of future 
dwellings being absorbed into the landscape. 

 
CARDRONA VALLEY RD VIEWS 
(north of village, Location G, H, I on Attachments J, and K) 

 

 When approaching the Cardrona Village from the north, 
there will be limited and intermittent minor glimpse views 
of the proposed development, at considerable distance. 
These views are described on Attachments J & K in 
Photograph locations H & I. From both of those 
viewpoints future development of the MCSZ occupies the 
immediate foreground. At no point from these Cardrona 
Valley Road views will all dwellings on this site be visible. 
In general the bulk of the lower lots will be either 
screened by development within the MCSZ or by 
landform. 

 

 In general, the proposed development occupies a minor 
part of a wide panoramic vista which extends to the 
ridgetops on both sides of the Cardrona Valley in these 
views. Those views extend from approximately 2 
kilometres at point G on Attachment F up to 4.5km on 
point I on the same Attachment. From those distances, 
dwellings will be barely discernible and the development 
will be perceived as a minor dark pattern extending 
slightly above the MCSZ in the foreground. These 
dwellings will occupy a small window of view that is 
largely dominated by the foreground landscape, 
topography, vegetation, farm land, and the wider context 
of the valley. As part of the proposed development, future 
dwellings will be recessive in colour, texture, materiality 
as outlined within the design controls (refer Attachment 
M), and blend into the proposed planting scheme (refer 
Attachment B).  

 
 
 

MEG HUT TRACK VIEWS 
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 The view from the Meg Hut Track is extensive, looking 
west across a wide open plateau with the ski-field access 
road climbing to Mt Cardrona (refer Attachment K, 
Location J). From this view, the existing dwellings along 
Gin and Raspberry Lane are minor dots within a full high 
country panorama. The most visible change to this 
landscape will be the development of the MCSZ which, 
at full development, still occupies a relatively small 
portion of that vista. 

 

 The proposed development will be potentially visible for 
approximately 535m of the Meg Hut Track (refer 
Attachment F). Development of the site will be 
intermittently visible from the track and, given the 
distance (approximately 2.3 km), relatively difficult to 
discern. 

 

 The neighbouring MCSZ is highly visible and 
encompasses a large portion of the western plateau 
(refer Attachment K). Existing residential dwellings on 
Gin and Raspberry Lane are also visible from this 
location. Taking into account the recessive nature of the 
development and the relatively small scale of dwelling 
footprint compared to planting, future dwellings within the 
proposed development area will be will be difficult to 
perceive.  

 

 Along the same 535m stretch, the visibility of future 
dwellings in proposed lots 4, 6, and 10-16 will be 
intermittent and difficult to perceive due to the foreground 
vegetation from the Meg Hut Track to the site, the 
surrounding topographical setting, the direction and 
orientation of the track, and the distance to the 
development area being approximately 2.3km. 

 

 Overall, all future dwellings will have very low to 
negligible adverse effects when viewed from the Meg Hut 
Track predominantly due to the approximate distances to 
the proposed lots, and the scale of planting in conjunction 
with visually recessive structure. In short, the proposed 
development will occupy a small elevated portion at the 
southern end of the western plateau mountain ranges, 
just south of existing dwellings and the MCSZ. 

 
MT CARDRONA SPECIAL ZONE VIEWS 

 

 The proposed development will be visible as a distant 
backdrop from dwellings, roads, and reserves within the 
MCSZ. These views will be experienced within an urban 
context and, whilst the proposed development will be 
visible, it will be at a distance of approximately 450m 
between the southern boundary of the MCSZ and 
approximately 900m from the centre of the MCSZ. All 
views from the zone are panoramic with the proposed 
development occupying a minor part of that panorama. 

 
In summary the visibility of the proposed development from public 
places is relatively low. 
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b. the proposed development will not be visually prominent 
such that it detracts from public or private views of and 
within Outstanding Natural Features and Landscapes;  
 

 
The proposed development will be visually absorbed into the 
landscape and does not detract from views within the surrounding 
ONL landscape. 
 
The development will not be visually prominent. This is covered 
in previous visibility discussions in this report. 
 

 
c. the proposal will be appropriately screened or hidden 
from view by elements that are in keeping with the 
character of the landscape;  
 

 
This proposed planting is keeping with the character of the site 
and surrounding ONL as described previously in this report. 
Dwellings will be partially screened from local views along Gin 
and Raspberry Lane and Pringles Creek Rd and fully screened 
from middle ground and distant views by consented (zoned) 
development and existing geomorphological features and 
topography. 
 
 

 
d. the proposed development will not reduce the visual 
amenity values of the wider landscape (not just the 
immediate landscape); 

 
Refer to previous discussions in this report in regards to limited 
visibility and existing but undeveloped zoned land immediately 
north of the proposed development. 
 
 

 
e. structures will not be located where they will break the 
line and form of any ridges, hills and slopes;  

 
No structures will break the line and form of any ridges, hills and 
slopes. 
 

 
f. any roads, access, lighting, earthworks and landscaping 
will not reduce the visual amenity of the landscape. 
 

 
Refer to previous discussion in this report in regards to the form 
and character of the development. 
 
Within the proposed design controls, lighting is restricted to down 
lighting only to preserve the night sky with no street lighting being 
proposed also. Landscaping / planting will  be visually consistent 
with the indigenous planting framework undertaken by the 
developer, as such, the landscape section within the design 
controls dictates what activities and landscaping can occur. This 
is restricted to curtilage areas only to ensure that there is no 
reduction of visual amenity of the landscape.  
 

 
21.7.1.5 Design and density of Development 
 
In considering the appropriateness of the design and density of the proposed development, whether and to what extent: 
 

 
a. opportunity has been taken to aggregate built 
development to utilise common access ways including 
roads, pedestrian linkages, services and open space (i.e. 
open space held in one title whether jointly or otherwise); 
  

 
The proposed development utilises a single existing right of way 
easement to access the main development area.  Lot 16 also 
uses this right of way easement before entering the site via the 
proposed driveway. The surrounding pastoral land is to be held 
in one title under the existing dwelling. 
 

 
b. there is merit in clustering the proposed building(s) or 
building platform(s) within areas that are least sensitive to 
change; 
  

 
The proposed development clusters lots and their RBPs in 
response to the natural topography of the site. 
 
Lots 2 – 6, ‘The Valley Cluster’, is the eastern cluster of residential 
lots in the development area. These lots have been positioned 

Version: 1, Version Date: 20/03/2020
Document Set ID: 6467058



J:\2738 - Roberts Cardrona\documents\2738 - Roberts Cardrona  Landscape Assessment JAN 2020.docx 21 

 

CONCLUSION  

 
 

74. Taking all the above into account, it is acknowledged that the development proposed in this 
application is being located on rural land in an ONL landscape and the threshold for the protection 

behind a small eastern ridge nestled into a small valley (refer 
Attachment C).  

 
Lots 7 – 9, ‘The Creek Cluster’, lines the lower tail of Pongs Creek 
before it reaches Lot 1. These lots are bound by Pongs Creek 
and will be heavily vegetated to encourage the existing ecology 
to grow throughout the development area (refer Attachment C). 

 
Lots 10 – 15, ‘The Hill Cluster’, is positioned on the upper slopes 
of the development area. Ranging from datum levels between 
601 – 630 MASL. Each lot has a ‘standalone feel’ to it as each 
neighbouring lot are at varying heights either below or above one 
another (refer Attachment C). 
 

 
c. development, including access, is located within the 
parts of the site where it would be least visible from public 
and private locations; 
 

 
The proposed development is located within the upper western 
plateau area, generally screened by way of landform from wider 
public views. Although it will be visible from restricted locations, 
those views are glimpse views only, aside from the Meg Track 
view which is at distance and already contains, the Cardrona 
Village, exiting residential development on the upper plateau, and 
the 480 lot MCSZ future development. 
 

 
d. development, including access, is located in the parts of 
the site where it has the least impact on landscape 
character. 
 

 
Refer previous discussion in this report. 
 
 

21.7.1.6 Cumulative effects of subdivision and development on the landscape 
 
Taking into account whether and to what extent existing, consented or permitted development (including unimplemented but 
existing resource consent or zoning) may already have degraded: 
 

 
a. the landscape quality or character; or, 
 

 
Refer previous discussion in this report. 
 
 
 

 
b. the visual amenity values of the landscape. 
 

 
Refer previous discussion in this report. 
 
 
 

 
The Council shall be satisfied the proposed development, in 
combination with these factors will not further adversely 
affect the landscape quality, character, or visual amenity 
values. 
 

 
In considering the above, and the reasons given throughout this 
report, the proposed development will not further adversely affect 
the landscape quality, character, or visual amenity values of the 
immediate and wider landscape. 
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of landscape values is high. The principal attributes in favour of this development, in this 
landscape, include the following: 

 

 The development is innovative, in its form, design controls and scale of proposed 
planting. 
 

 There is substantial existing and proposed (zoned) residential development in the 
landscape to the immediate south and north of the site. Whilst this does not negate all 
potential levels of adverse effect it does influence and modifies the natural values of 
the surrounding landscape, enabling the extension of well-designed built form to be 
undertaken without decreasing landscape values.  
 

 The development will be reasonably difficult to see. From the principle viewpoints, 
being the Cardona Valley Road and the Cardrona Village, viewers will be largely 
unaware of its existence. From The Meg Hut Track the development will be visible 
however the effects will be low for the reasons in this report.  
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