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EXPERT OPINION AND ACCOMPANYING GRAPHIC ATTACHMENT (ANNE
STEVEN LANDSCAPE ARCHITECT) - SUBMITTED BY X-RAY TRUST [356]),
DATED OCTOBER 2015



Proposed Millbrook Special Zone Extension
District Plan Review October 2015

Expert Opinion on Potential Impact on Private Amenity and on Appropriateness of
Extension in Landscape Context

1 Potential Impact on Private Amenity of Lots 1 and 2, Ayrburn Farm
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Existing Amenity

The elevated southwest part of the proposed Special Zone forms the mid-ground in the
views of landscape over the northern sector from the existing Lot 1 dwelling and surrounds,
and from the Lot 2 dwelling site; and generally from the plateau area of Lots 1 and 2. This is
a favoured view, with the dwellings naturally orientating to the north. The central courtyard
area with the Lot 1 dwelling faces due north for its outlook. The outlook comprises the
dramatic Coronet Peak range to the northwest and the fir-covered lower range spur due
north, with Brow Peak range behind; and to the northeast the Arrow River catchment with
distant overlapping range spurs and the closer Crown Range to the east with its imposing
high tussock-clad slopes. The view out to the north is more expansive however from Lot 2,
with more of the Coronet Peak area seen. The lumpy ice-sculpted Malaghans Ridge close to
the northwest and protruding into the top corner of Lot 1 is a local distinctive landform
enclosing to the northwest, and forming a prominent bump on the skyline in some views .
The southwest portion of the Special Zone is elevated relative to Lots 1 and 2 being in the
460-480m asl bracket whereas the plateau area is in the 420-460m asl range. It forms a
strong clean undulating to lumpy landform horizon silhouetted against the mainly fir-
covered rangeland backdrop.

The northern margin of Lots 1 and 2 form the foreground to views out from the Lot 1 and 2
dwelling areas. This land is mostly open at present and is undulating with several knolls
which form local broadly convex high points obscuring some of the Special Zone plateau

land beyond depending on viewpoint. There are also groups of tree planting along the
northern property margin including an orchard to the northwest of Lot 1 dwelling; a grove of
mountain beech replacing existing trees in PO4 due north of the Lot 1 dwelling; a grove of
tall growing deciduous trees between Lots 1 and 2 dwellings (P10); and a grove of trees to
the north of the Lot 2 dwelling (P11). These trees will grow to obscure some of the land
behind and views of the lower parts of some of the rangeland behind (and mid to upper
areas also from viewpoints closer to the tree plantings).

There is no domestic and residential development visible to the north of Lots 1 and 2. The
ground rising gradually to the north beyond the property boundary blocks out any views of
developed basin floor areas including all of Millbrook Resort. From the tops of the higher
knolls on the property there are views of the Arrowtown urban area to the east. Distantly
some infrastructure on Coronet Peak ski area can be seen. The landscape viewed is
characterised by open pasture uniformly covering rolling to lumpy terrain with minor rock
outcrop, interspersed with informal groupings of mainly exotic woody cover (hawthorn,
elder, brier) often in linear form along water courses and around small bluffs and steeper
slopes. A mature mixed species shelterbelt (mainly coniferous exotic) runs through the open
pasture on the neighbouring land to the north, bisecting it.

Broadly, the views to the north are characteristically strongly open and pastoral
(foreground) to moderately (pastoral; plantation fir forest on rangeland as lacks natural




variation, exotic) to highly natural (rangelands under native tall tussock and
shrublands/subalpine).

There are no residential developments close to the Lot 1 and 2 dwelling areas, consistent
with the density of such development expected in a Rural Zone where the main purpose is
farming activity. The dwelling to the west is nearly 1km away from Lot 1 dwelling. The
residential development along the south side of Speargrass Flat Road is at the closest some
560-600m away. The Lot 3 dwelling site is nearly 400m away to the east of Lot 2.

A couple of small rural utility buildings and fencing are cultural elements on the Special Zone
land.

In summary, the amenity provided by the existing landscape character of the proposed
Special Zone area (ie, Dalgleish Farm) is considerable.

In terms of visibility, the lumpy to rolling terrain rising away in altitude to the north away
from Lots 1 and 2 dwellings means there is a distinct horizon, with land areas beyond that
are not visible before the plateau area falls away to the basin floor around Malaghans Road.

Potential Impact of Development Permitted through the Structure Plan and
Recommended Amendments to Special Zone

Lot 1

Building associated with R15 is of greatest significance to Lot 1. The eastern edge of this area
drapes over the visible landform horizon that crosses the due-north view from Lot 1 dwelling
area. With a 5.5-6.5m building height including on top of the horizon (appears as a ridge) a
number of buildings would be visible with the collective roofline silhouetted against the
backdrop rangeland. A further group of buildings would be visible to a slightly lesser extent a
little further away west of the existing shelterbelt. Potentially, built form would extend right
across the view enclosed by Malaghans Ridge to the west and the existing shelterbelt and
existing P04 trees, broken only by the small knoll closer to the shelterbelt. From the pond
area built form would be seen to stretch right across, between the basal slope of Malaghans
Ridge and the P04 trees. As the Special Zone land is higher there would be a sense of being
overlooked.

The proposed Landscape Amenity zone could allow for planting which could include trees
that would eventually grow to block out views of the buildings and associated domestic
landscaping.

Collectively the built development and any amenity planting would block out some of the
view of the backdrop rangeland. Loss of view of the fir plantation is not considered a loss but
loss of some of the more dramatic and natural rangeland under Coronet Peak is considered
adverse. The continuation of R15 up the base of Malaghans Ridge particularly contributes to
this loss. How much of the view is lost will depend on the mature height of any planting in
the amenity area but if it is to at least be high enough to block views of the buildings a good
portion of the rangeland view will potentially be lost, albeit replaced by potentially
appealing native vegetation (after a long time).

The amenity planting does not extend far enough across to screen views of the more
northeasterly part of R15, which would be in direct northerly view from the dwelling. This
block of buildings would be partly (from the dwelling or viewpoints close to it and west of it)
to fully screened (from viewpoints further east, eg by the pond) by trees in P04.
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The R14 area would not be visible from the Lot 1 dwelling area, due to intervening knolls
and the tree planting in PO4 as well as the proposed amenity planting which extends right
along the boundary from P04 to P11.

It would be visible from viewpoints closer to the north boundary towards the orchard, if the
existing shelterbelt trees are removed.

The potential changes to landscape character are considerable, from simple, open and
pastoral with no residential use visible and a high degree of privacy to one that is more
domesticated with multiple resort-style dwellings as close as 200m away and a sense of
being overlooked, with no farming activity. The land between the houses and the boundary
amenity area is potentially proposed for golf course development, which has a highly
managed and domesticated character. The qualities of openness (freedom from built form
and human activity) and naturalness will be diminished, from high/moderate to low.

The proximity of built form and potentially golf course development to the distinctive
landform of Malaghans Ridge would also detract from its naturalness.

A benefit would be shelter to the orchard area from wind, but also possibly shade.
Recommended Amendments to Special Zone to Maintain a Reasonable Level of Amenity:

* Move R15 away from Malaghans Ridge to avoid impacts on it as a feature enjoyed
from Lot 1

* Reduce size of central part of R15 moving it away from the ridgeline seen from Lot 1
(as well as Malaghans Ridge) so that the parts of roofs of only one or two dwellings
at most can be seen over the ridgeline and are some 300-400m or more away; avoid
any domestic landscaping being visible (could use rural character buffer planting)

* Preferably reduce size of other part of R15 shrinking it back away from the
shelterbelt; also plant a grove of trees in the space between shelterbelt and knoll to
screen from Lot 1 (but not block views)

* Maintain an open pastoral or arable use over the land between the buildings and
the boundary (no golf course; no mown grassland)(sell the land to Lots 1 and 2!!)

* Planting along the boundary is not necessary — creates linear element not that fitting
to this undulating landscape

* Support ecological restoration especially of wetlands and gully areas

Lot 2

The R14 area is of greater significance to the Lot 2 dwelling. Buildings on R14 would spread
across the view directly north from the dwelling area, one of the key views. Parts of R15
building area would also be visible potentially, if the shelterbelt trees are removed. The tree
planting in PO4 and P10 would screen out some of this area. If there was amenity tree
planting all along the boundary as proposed it has the potential to screen out views of future
buildings, as well as the existing open pastoral space. As Lot 2 is set further back there would
not be an outcome of loss of view of the backdrop rangeland. It would be mainly the open
pastoral foreground of the Special Zone that would be screened out from view. Trees in P04
once mature may screen buildings in R15 sufficiently to avoid proximity impact on the
naturalness of Malaghans Ridge.
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Recommended Amendments to Special Zone to Maintain a Reasonable Level of Amenity:

* Reduce size of and/or relocate R14 so that only one dwelling is sensed/seen from
Lot 2.

* Avoid any visibility of domestic landscaping

* Boundary planting is not necessary, creates linear element not that fitting to this
undulating landscape — buffering planting should be closer to the dwelling(s) and
should be of rural character

* Support ecological restoration especially of wetlands and gully areas

* Move R15 away from Malaghans Ridge to avoid impacts on it as a feature enjoyed
from Lot 2

* Reduce size of central part of R15 moving it away from the ridgeline seen from Lot 2
(as well as Malaghans Ridge) so that the parts of roofs of only one or two dwellings
at most can be seen over the ridgeline and are some 500m or more away;

* Maintain an open pastoral or arable use over the land between the buildings and
the boundary (no golf course; no mown grassland)(sell the land to Lots 1 and 2!!)

2 Landscape Context Analysis to Determine Appropriateness
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The proposed Zone Extension and its likely effect on landscape character has been
assessed from a number of public viewpoints — Crown Range Road, Tobins Track,
Feehlys Hill, Coronet Peak Road, Malaghans Road, Speargrass Flat Road, and Lake
Hayes-Arrowtown Road.

The attached Landscape Analysis document illustrates the views from most of these
viewpoints, and the likely effect of additional development on the landscape.

My overall conclusion is that not all the development the zone extension would
permit is appropriate. The R14-16 areas are located on elevated landform units in an
unprecedented manner that is inconsistent with existing landscape character of
spaced individual dwellings on small rural holdings where a dominance of open
space and productive pastoral or arable land use is maintained. It would be likely to
result in multiple dwelling development being prominent on the elevated landforms.
This is already beginning to occur with the terraced development in the existing zone
spreading up the northern face of the main plateau.

There is potential for ridgeline and skyline effects. In views from the south, Millbrook
development could potentially be seen beginning to creep over the ridge. At present
no resort development is visible (or very minimally).

When viewed from the east, eg Tobins Track, the proposed extension and additional
housing development would result in a sense of sprawl of development for some
distance west of Arrowtown including on to higher altitude areas. From this
perspective it is considered important to contain multiple housing development to
the basin floor.

The built development also is very close to the significant local Malaghans Ridge
landscape feature and somewhat diminishes it natural character, particularly in
views from the Arrowtown end of Malaghans Road.




The proposed LP areas do not adequately contain the areas needing to be protected
for their natural and pastoral character, landform values and natural skyline/
ridgelines.

My opinion is that R14/15/16 are not appropriate areas for built development of the
kind proposed. It is possible two or three private dwellings could be located on the
elevated landforms, consistent with the existing settlement and land use pattern.
The LP areas need to be adjusted to include all the areas important for natural and
pastoral character, landform values, and natural open skylines/ridgelines.
R13/17/18 need to be pulled back down off the scarp, to avoid prominence.

The proposed LP area and open space zone between Malaghans Road and Mill Brook
is appropriate and will maintain a sense of open space. Golf course features should
be subtle and underwhelming however. Open pastoral character, belts of trees and
prominent wetland or riparian vegetation would be the most appropriate character.

Golf course elements are not considered appropriate on the upper landforms,
adjacent to Lots 1 and 2 of Ayrburn Farm. This area too should be maintained in a
state of open pastoral character with emergent wetland and riparian vegetation, and
native shrublands on rougher areas. Maintenance of a clean grass sward free of
woody weeds and punctuated by native shrublands and rock bluff areas will be
necessary to maintain the legibility of Malaghans Ridge.

Anne Steven
Registered Landscape Architect
7 October 2015
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LANDSCAPE ANALYSIS
PROPOSED MILLBROOK RESORT EXPANSION (SPECIAL ZONE)

October 2015



View 1. From Arrowtown end of Malaghans Road - Malaghans Ridges is a prominent ridge and plateau areas are seen
above the basin floor. Built Millbrook development is already escaping the containment of the basin floor, spreading up the
northern face of the main plateau. Proposed zone extension includes three new areas of built development sited up on the

upper plateau. This is considered inappropriate for the rural landscape, a more significant breach of containment and sprawl of
housing across currently highly visible open pastoral rural landscape. Also too close to Malaghans Ridge, a significant natural

feature within the VAL/RLC.

location of R16
location of R15 likely skylinefridgeline effects
- likely ridgeline effects
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View 2a. From Malaghans Road looking across proposed zone extension area. Upper plateau and Malaghans Ridge are highly visible ridgeline and skyline elements. Lumpy

topography and rock bluffs provide distinctive visual character and visual drama and interest, and important for level of naturalness (which is moderate). Proposed LP areas

do not contain all the landscape necessary to protect including omitting sky line areas. R15 and R16 housing likely to break skyline/ridgeline. Not considered appropriate for built form to
be seen up on top of this landform (not multiple dwellings anyway). R13/17/18 extend too far up the scarp area - should be better contained to the basin floor.
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View 2b. Opinion on appropriate level of development - retract upper edge of R13/17/18; eliminate R15/16 from skyline; all of scarp and skyline/ridgeline (including necessary airspace behind
To prevent buildings appearing on skyline) is within Landscape Protection Area

View 3. From junction of Skippers Canyon and Coronet
Peak Roads. Clearly shows how R14/15/16 would
breach the containment of the basin floor and occur in
an unprecedented manner on higher and more
prominent landform units. Built development of the type
proposed is not considered appropriate on the upper
and main plateau or extending up the scarp. R13/17/18
need to be retracted back into the basin floor/Mill Creek
valley.
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View 4. From the lower car park at Coronet Peak Ski Area Base Building. Built development
would breach basin floor containment, occurring in unprecedented manner on elevated
upper plateau landform. This is not considered appropriate and promotes a sprawl of
development apparent from Arrowtown in a westward direction.

Zoom view of zone extension area to right shows extent of area considered appropriate for built
development. It does not include the main and upper plateau areas or scarp areas. Two or three
private house sites might be possible on the plateau areas in keeping with existing development
patterns.
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MULTIPLE BUILDINGS MAY
BE SEEN ON THE RIDGELINE

?? EXISTING ZONE HOUSING??
might appear on ridgeline
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View 5. From Lake Hayes-Arrowtown Road. It is possible the R14-16 areas proposed could result in multiple dwellings being visible on the horizon, silhouetted against the mountain range backdrop.
Tree planting on Lots 1 and 2 would have a screening effect for parts of this development. The occurrence of multiple building forms along the landform horizon is not considered appropriate, as
it would appear too domesticated and built up for a rural environment and foreground to views of ONL. Millbrook Resort would be appearing to “spill over” into the lake Hayes catchment.



Lots 1 and 2

View 6. From Tobins Track Lookout; zoom of proposed extension area to left.

The image below shows extent of existing golf course development and landscape, and the
proposed extension. This type of land use and landscape character covers a large part of the
basin floor and the proposal is to increase this. It is becoming a dominant land use and is
resulting in a decline in pastoral and natural character.

There is a significant sprawl of housing away from Arrowtown in a westerly direction, which
will be exacerbated by the proposed extension. In particular it will be seen to spread up on
to elevated landform units in an unprecedented manner. This is not considered appropriate
with respect to protecting rural landscape character and landscape quality. Built
development of the kind expressed in the resort should be restricted to and contained by the
basin floor.

Lots 1 and 2
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View 6. Landform units as viewed from top of Tobins Track, demonstrating breach of containment of development to the basin floor.



View 7. From the top of Feehlys Hill.
A zoomed in view is to the right.
Similarly this montage demonstrates that
the proposed R14-16 housing breaches the
containment effect of the basin floor and is
inappropriately located on elevated
landforms and in front of Malaghans Ridge,
a significant local landform feature in the
VAL/RLC.
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