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1.0 Introduction  

1.1 Bridget Gilbert Landscape Architecture Limited (BGLA) has been engaged by Queenstown Lakes District 

Council (Council) to provide landscape comment with respect to a potential change to the Urban Growth 

Boundary (UGBύ ŀǘ IņǿŜŀΦ 

1.2 In particular, Council have asked BGLA to comment on the following matters: 

a) The landscape merits of the existing UGB at IņǿŜŀ that was introduced by a decision on Stage 1 

of the Proposed District Plan (PDP). 

b) The potential capability of the existing landscape on the southern side of Cemetery Road to 

absorb urban development (from a landscape perspective) ŀƴŘ ǘƘŜ ƭƻŎŀǘƛƻƴ ŀƴŘ ΨŦƻǊƳΩ ƻŦ ŀƴȅ ƴŜǿ 
UGB edge if it is found that the land on the south side of Cemetery Road has the capability to 

absorb urban development. 

c) The influence of the proposed SHA on the UGB introduced by the PDP Stage 1 decision. 

d) The potential capability of the landscape on the southern side of Cemetery Road to absorb urban 

development (from a landscape perspective) assuming the development of the proposed SHA, 
and the ƭƻŎŀǘƛƻƴ ŀƴŘ ΨŦƻǊƳΩ ƻŦ ŀƴȅ ƴŜǿ ¦D. ŜŘƎŜ ƛŦ ƛǘ ƛǎ ŦƻǳƴŘ ǘƘŀǘ ǘƘŜ ƭŀƴŘ ƻƴ ǘƘŜ ǎƻǳǘƘ ǎƛŘŜ ƻŦ 

Cemetery Road has the capability to absorb urban development. 

e) Appropriate zoning within any new urban area on the southern side of Cemetery Road. 

1.3 The extent of the study area for this exercise is depicted in Figure 1. I confirm that I have visited the study 

area. I have also read the following documents: 

a) Report 16.2: Report and Recommendations of Independent Commissioners Regarding Upper 
Clutha Planning Maps, Urban Wanaka and Lake IņǿŜŀ and PDP Stage 1 Decisions Version District 

Plan mapping. 

b) The various reports prepared in support of the Special Housing Area (SHA) on the south side of 

Cemetery Road (the SHA). 

c) Hawea Community Plan, dated June 2003 (IņǿŜŀ /ƻmmunity Plan 2003). 

d) IņǿŜŀ /ƻƳƳǳƴƛǘȅ !ǎǎƻŎƛŀǘƛƻƴ {ǘŀƎŜ м ǎǳōƳƛǎǎƛƻƴ, 2015 (submission 771). 

e) Letter to Council from the Hawea Community Association, dated 31 May 2019. 

f) The consented plans for the 36 lot rural residential development on the south side of Cemetery 

Road- ƭŜƎŀƭƭȅ ŘŜǎŎǊƛōŜŘ ŀǎ [ƻǘ м 5tолпфот ŀƴŘ ǊŜŦŜǊǊŜŘ ǘƻ ƘŜǊŜŀŦǘŜǊ ŀǎ ǘƘŜ Ψ{ǘǊŜŀǘ 5ŜǾŜƭƻǇƳŜƴǘΩΦ 

1.4 I have been advised of a number of Ψlayers of contextΩ for this review, which are summarised as follows: 

¶ ¢ƘŜ IņǿŜŀ ¦D. ǿŀǎ ƛƴǘǊƻŘǳŎŜŘ ǘƻ ǘƘŜ PDP as a result of decisions on the hearings for Stage 1 of 

the PDP. The UGB is the subject of an appeal before the Environment Court. In summary, the 

appellants seek to either remove the UGB or extend it southwards across Cemetery Road, and 

apply an urban zoning to the Rural Residential Zoned site on the south side of Cemetery Road (the 

Streat Developments land). The parties did not reach agreement in mediation, however the 

parties agreed to request that the relief on the location of the UGB be put on hold until after 

notification of Stage 3 of the PDP. In the meantime, Council decided to seek a landscape 

assessment of the UGB. 

¶ At the time of preparing this report, it is my understanding that the SHA application has been 
approved by the Minister of Housing. Development of the SHA cannot proceed until resource 

consent is granted, with applications due to be lodged by September 2019. I am advised that the 
SHA development does not currently form part of the Ψexisting environmentΩ, but that it would be 

unusual for a resource consent for an SHA not to be granted. My assessment does not assume 

any form of urban development within the SHA area, but I do make comment on how 

development of the SHA would affect my findings. 

¶ The Townships zone of the Operative District PlaƴΣ ǿƘƛŎƘ ƛƴŎƭǳŘŜǎ IņǿŜŀΣ ƛǎ ŎǳǊǊŜƴǘƭȅ ǳƴŘŜǊ 

review. The review is considering the types of zoning and development controls that are 

ŀǇǇǊƻǇǊƛŀǘŜ ŦƻǊ ǘƘŜ IņǿŜŀ ǘƻǿƴǎƘƛǇΦ L ǳƴŘŜǊǎǘŀƴŘ ǘƘŀǘ ǘƘƛǎ report is intended to be attached to 

the section 32 evaluation report for the Townships Review and inform a planning assessment of 

alternatives. 

2.0 Executive Summary  

2.1 The western, northern and eastern UGB in the PDP Stage 1 Decisions Version mapping are supported from 

a landscape perspective. 

2.2 The southern UGB boundary is assessed to comprise a relatively weak boundary as a consequence of: 

a) ǘƘŜ ǊŜƭƛŀƴŎŜ ƻƴ ŀ ǊŜƭŀǘƛǾŜƭȅ ƳƛƴƻǊΣ ΨƭŀƴŘ ǳǎŜΩ ǘȅǇŜ ōƻǳƴŘŀǊȅ όƛΦŜΦ ŀ collector road); and 

b) the patterning and character of the rural residential development that has been consented on 

the south side of Cemetery Road (i.e. the Streat Development) which is likely to read as an 

extension of the settlement (albeit characterised by a more spacious type of settlement). 

2.3 However, there may be the potential to address the shortcomings of the current southern UGB via the 

establishment of a strong green corridor within the road reserve of Cemetery Road and along the Domain 

Road and eastern edges of the Rural Residential zoned land on the south side of Cemetery Road. The 

viability (and potential success) of these mitigation measures will be contingent on practical constraints 

in relation to infrastructure, the extent of land ownership and the like. 

2.4 DŜƴŜǊŀƭƭȅ ǎǇŜŀƪƛƴƎΣ ǘƘŜǊŜ ŀǊŜ ƴƻ ǎǘǊƻƴƎ ŀƴŘ ƻōǾƛƻǳǎ ΨƭŀƴŘǎŎŀǇŜΩ ōƻǳƴŘŀǊƛŜǎ ƛƴ ǘƘŜ ƭƻŎŀƭ ŀǊŜŀ ǘƻ ƎǳƛŘŜ ǘƘŜ 

cƻƴŦƛƎǳǊŀǘƛƻƴ ƻŦ ŀ ƴŜǿ ¦D. ŀƭƻƴƎ ǘƘŜ ǎƻǳǘƘ ǎƛŘŜ ƻŦ IņǿŜŀΦ 
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2.5 On the basis of the existing, topography, vegetation and other features of the study area, including the 

existing Rural Residential Zoned land  (although  excluding consideration of the proposed SHA) and subject 
to the landscape buffer recommendations below, potential new UGB boundaries could be: 

a) Domain Road to the west; 

b) the walkway/cycleway route along the eastern side of the Streat Developments land; 

c) the water race that winds its way through the (roughly) triangular area to the south of Cemetery 
Road; and 

d) The flood hazard area identified on the QLDC hazard register to the east. 

2.6 Should Council choose to adopt any of these features for a new UGB, it is recommended that they are 

augmented by an appreciable landscape buffer to ensure that they form clearly legible and defensible 

urban edges that serve to limit sprawling and sporadic development. 

2.7 If the proposed SHA is approved by resource consent, this will further weaken the southern UGB and 

increase the potential for new urban development to be successfully absorbed on the south side of 

Cemetery Road (from a landscape perspective). 

2.8 Lƴ Ƴȅ ƻǇƛƴƛƻƴΣ ǘƘŜǊŜ ŀǊŜ ǘƘǊŜŜ ǇƻǘŜƴǘƛŀƭ ƻǇǘƛƻƴǎ ŦƻǊ ŀ ƴŜǿ ¦D. ǘƻ ǘƘŜ ǎƻǳǘƘ ƻŦ IņǿŜŀ ƛŦ ǘƘŜ {I! ǇǊƻŎŜŜŘǎ 

(listed in terms of increasing size, with the first option comprising the smallest change to the extent of 

urban zoned land and the last option comprising the largest change): 

a) ¢ƘŜ ƛƴǘŜƎǊŀǘƛƻƴ ƻŦ ŀ ƭŜƎƛōƭŜ ŀƴŘ ŘŜŦŜƴǎƛōƭŜ ǳǊōŀƴ ōƻǳƴŘŀǊȅ ǿƛǘƘƛƴ ǘƘŜ {I! ΨŦƻƻǘǇǊƛƴǘΩ ŀǎ ǇŀǊǘ ƻŦ 

the SHA consenting process, together with the establishment of the Domain Road and Streat 

Development eastern boundary landscape buffer. 

b) Expansion of the urban footprint southwards such that the new UGB in the area is defined by 

Domain Road, the southern porǘƛƻƴ ƻŦ ǘƘŜ {ǘǊŜŀǘ 5ŜǾŜƭƻǇƳŜƴǘΩǎ ŜŀǎǘŜǊƴ ōƻǳƴŘŀǊȅΣ ǘƘŜ ǿŀǘŜǊ 

race and the flood hazard mapping, with clearly legible and robust landscape buffers used to 

augment each of these new boundaries. 

c) Reliance on Domain Road and the flood hazard mapping to delineate the new UGBs, with each 

augmented by a landscape buffer. 

2.9 With respect to potential new zonings within an expanded urban footprint, assuming the incorporation 

ƻŦ ƎŜƴŜǊƻǳǎƭȅ ǇǊƻǇƻǊǘƛƻƴŜŘ ƭŀƴŘǎŎŀǇŜ ōǳŦŦŜǊǎ ǘƻ ǘƘŜ ΨƴŜǿΩ ŜŘƎŜǎΣ ǘƘŜ ǳǎŜ ƻŦ ΨǘǊŀƴǎƛǘƛƻƴŀƭΩ Ȋƻƴƛƴgs (such 

as rural living type zonings) are not considered necessary to assist the integration of urban development 

into the surrounding rural landscape setting. 

2.10 From a landscape perspective, it would appear that the scarcity of flat land, on poorer soils that adjoins 
existing urban development and infrastructure within the wider area, suggests a preference for optimal 

development efficiency. Any new zoning or development controls on the south side of Cemetery Road 

ǎƘƻǳƭŘ ŜƴŎƻǳǊŀƎŜ ŀ ŘƛǎǘƛƴŎǘƭȅ IņǿŜŀ ŘŜǾŜƭƻǇment character and avoid this becoming yet another new 

ŘŜǾŜƭƻǇƳŜƴǘ ŀǊŜŀ ǘƘŀǘ ΨŎƻǳƭŘ ōŜ ŀƴȅǿƘŜǊŜΩΦ 

2.11 Lǘ ƛǎ ŀƭǎƻ ǊŜŎƻƳƳŜƴŘŜŘ ǘƘŀǘ ŀƴȅ ƭŀƴŘǎŎŀǇŜ ōǳŦŦŜǊǎ ǊŜǉǳƛǊŜŘ ŀǎ ǇŀǊǘ ƻŦ ŀ ƴŜǿ ¦D. ǎǘǊŀǘŜƎȅ ŀǘ IņǿŜŀ ŀǊŜ 

zoned Open Space (or similar) to safeguard them in the long term, and consider the provision of a linear 
ǇŀǊƪ ǘƘŀǘ ǇǊƻǾƛŘŜǎ ǿŀƭƪƛƴƎ ŀƴŘ ŎȅŎƭƛƴƎ ŎƻƴƴŜŎǘƛƻƴ ǘƻ IņǿŜŀ CƭŀǘΣ ǎǳŎƘ ŀǎ ǘƘŜ ǊŜǎŜǊǾŜ ŀǘ 5ƻƳŀƛƴ wƻŀŘ. 

 

 

 
Photograph 1: Aerial view of the existing Hņwea settlement (prior to recent urban development on the northern side of 

Cemetery Road) 

{ƻǳǊŎŜΥ ¢ƘŜ ²ņƴŀƪŀ {ǳƴ - History of Lake Hņwea township, Photo: Lake Hņwea township by Trevor Chinn 

https://www.thewanakasun.co.nz/news/5074-history-of-lake-IņǿŜŀ-township.html 
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Figure 1: Study Area 
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Figure 2: Topographic Map 

Source: http://www.topomap.co.nz/print?sw=15891,5914&ne=15900,5927&z=14&t=91&s=A3&o=Portrait 

 

 

 

 

Figure 2: Topographic Map 
Source: http://www.topomap.co.nz/print?sw=15891,5914&ne=15900,5927&z=14&t=91&s=A3&o=Portrait 

 

http://www.topomap.co.nz/print?sw=15891,5914&ne=15900,5927&z=14&t=91&s=A3&o=Portrait
http://www.topomap.co.nz/print?sw=15891,5914&ne=15900,5927&z=14&t=91&s=A3&o=Portrait
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3.0 Study Area  

3.1 The study area corresponds to IņǿŜŀ settlement and surrounds in the Upper Clutha basin. The Landscape 

and Urban Design Review, May 2018 (prepared by RA Skidmore urban design ltd) in support of the SHA 

application, provides a helpful description of the area which is reproduced below. (NB my clarification 

notes are added as: [non-italicised text]) 

Like much of the District, the settlement of IņǿŜŀ is located within a spectacular mountain setting. 

It sits on the southern shores of Lake IņǿŜŀ, the northernmost of the Otago glacial lakes. Both Lake 

Wanaka and Lake IņǿŜŀ were created by advances of great glacial systems which extended down 
from the alps to fill the valley and carve out the valley floor. The southern foreshore of the lake, the 

location of the existing township, was created by moraine that mounded and dammed the lake. The 

IņǿŜŀ River drains from the southwestern corner of the lake and then joins the Clutha River which 

drains from Lake Wanaka. 

The IņǿŜŀ dam construction began in 1955. The raising of the Lake level ended in around 1958. 

Following the influx of workers involved in the construction of the dam, the settlement gradually 

developed, primarily as a holiday destination. 

Today, the main entrance to IņǿŜŀ is from the direction of Wanaka across the dam at the head of 

the IņǿŜŀ River. Dwellings in the northern area of the older part of the settlement enjoy an outlook 

over Lake IņǿŜŀ extending to the north. The settlement has a somewhat circuitous network of 

streets that traverse the undulating moraine topography. While there has more recently been 

construction of larger houses within the established settlement, it retains an informal character with 

a predominance of modest houses of various styles. The settlement is well vegetated, and the streets 

have an informal character without formal kerb and channelling. 

More recently there has been considerable expansion of the settlement to the souǘƘ ΧΦΦ ! ŘƛǎǘƛƴŎǘ 

terrace [corresponding to the southern edge of the moraine] at the southern edge of the older 
ǎŜǘǘƭŜƳŜƴǘ ŎǊŜŀǘŜǎ ŀ ǎŜǇŀǊŀǘƛƻƴ ōŜǘǿŜŜƴ ǘƘŜ ƻƭŘŜǊ ŀƴŘ ƴŜǿŜǊ ǎŜǘǘƭŜƳŜƴǘ ǇŀǘǘŜǊƴ ΧΦΦ ¢ǿƻ ǊŜǎƛŘŜƴǘƛŀƭ 

neighbourhoods to the south of the terrace, Tims Field and Sentinel Park, are currently being 

developed [lot sizes approximately 800m²-1,280m²]. Further to the east, more undulating land has 

been developed with larger lots. 

Properties immediately to the north of the site are accessed internally, turning their back on 

Cemetery Road which runs east-west in this location. Cemetery Road currently forms the southern 

edge of the settlement. Immediately to the west of the Site [i.e. the SHA land on the south side of 

Cemetery Road], subdivision consent has been granted for a neighbourhood containing lots of 

around 4,000m². 

 
Photograph 2: View from the southern edge of moraine/older settlement, southwards out over the recent development on the north side ƻŦ /ŜƳŜǘŜǊȅ wƻŀŘ ǘƻǿŀǊŘǎ IņǿŜŀ Cƭŀǘ 

Source: Proposed SHA at Hņwea: Landscape and Urban Design Review, R.A. Skidmore Urban Design Ltd, May 2018 
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Photograph 3: View from Cemetery Road looking north westwards. Moraine/terrace landform edge seen to the right of view. Land in foreground is zoned for urban residential use. 

Source: Proposed SHA at Hņwea: Landscape and Urban Design Review, R.A. Skidmore Urban Design Ltd, May 2018 

 
Photograph 4: hb[ Ƴƻǳƴǘŀƛƴ ōŀŎƪŘǊƻǇ ŦǊŀƳƛƴƎ ǘƘŜ ŜŀǎǘŜǊƴ ǎƛŘŜ ƻŦ IņǿŜŀΦ 

Source: Proposed SHA at Hawea: Landscape and Urban Design Review, R.A. Skidmore Urban Design Ltd, May 2018 

 
Photograph 5: ONL mountain backdrop framinƎ ǘƘŜ ǿŜǎǘŜǊƴ ǎƛŘŜ ƻŦ IņǿŜŀΦ 

Source: Proposed SHA at Hawea: Landscape and Urban Design Review, R.A. Skidmore Urban Design Ltd, May 2018 
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3.2 To this description I would add the following observations that I consider are of importance in 

understanding the landscape and visual amenity attributes and character of the study area: 

a) Around 95% of the Queenstown Lakes District is identified as RMA s 6(b) Outstanding Natural 
Landscape (ONL), with virtually all of the non ONL rural zoned land classified as RMA s7(c) Amenity 

Landscape. 

b) The highly scenic, dramatic and in places, sublime, landscapes of the district lie at the heart of the 

identity of this part of Central Otago. Within the context of the study area, these very high value 

landscapes and features include: 

i. The highly attractive and picturesque Lake IņǿŜŀ encircled by mountain ranges. 

ii. The rugged and dramatic mountain ranges that flank the western and eastern sides of 

IņǿŜŀ settlement area and low lying and flat, rural hinterland setting further to the 

south. 

 
Photograph 6: [ŀƪŜ IņǿŜŀ ǘȅǇƛŎŀƭ ŎƘŀǊŀŎǘŜǊΦ 

Source: Paddle Wanaka - Wanaka Tourism  
https://www.lakewanaka.co.nz/things-to-do/adventure/kayak-sup-and-wakeboard/hawea-wave/paddle-wanaka/ 

 
Photograph 7: [ŀƪŜ IņǿŜŀ ǘȅǇƛŎŀƭ ŎƘŀǊŀŎǘŜǊΦ 

Source: Lake Wanaka Photo Tour, Photo Point 16 - Lake IņǿŜŀ Lookout - Wanaka Tourism  

https://www.lakewanaka.co.nz/explore/photo-point-16-lake-hawea-lookout/ 

 
Photograph 8: [ŀƪŜ IņǿŜŀ ǘȅǇƛŎŀƭ ŎƘŀǊŀcter. 
Source: Explore Lake Hawea - Wanaka Tourism https://www.lakewanaka.co.nz/plan-your-trip/regions/lake-hawea/ 

https://www.lakewanaka.co.nz/things-to-do/adventure/kayak-sup-and-wakeboard/hawea-wave/paddle-wanaka/
https://www.lakewanaka.co.nz/explore/photo-point-16-lake-hawea-lookout/
https://www.lakewanaka.co.nz/plan-your-trip/regions/lake-hawea/
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Photograph 9: [ŀƪŜ IņǿŜŀ ŀƴŘ its mountain setting. 

Source: Things to see and do in Lake Hawea, New Zealand, 100% Pure New Zealand https://www.newzealand.com/int/lake-hawea/ 

c) The winding course of the IņǿŜŀ River very roughly delineates the western edge of the existing 

settlement and low lying rural hinterland. An easy walking/cycling track provides access along the 

river margins between IņǿŜŀ to Wanaka via Albert Town. The track is generally located within 

the lower lying floodplain, below the rural flats. Whilst the river corridor is not identified as an 

ONL, it is considered to rate as a s7(c) Amenity Landscape as a consequence of its high aesthetic, 

perceived naturalness and recreational values. 

 
Photograph 10: ¢ƘŜ ǇƻǇǳƭŀǊ IņǿŜŀ wƛǾŜǊ ǿŀƭƪǿŀȅκŎȅŎƭŜǿŀȅ 

Source: Hawea River Track - Wanaka Tourism https://www.lakewanaka.co.nz/explore/hawea-river-track/ 

 
Photograph 11: hōƭƛǉǳŜ ŀŜǊƛŀƭ ǾƛŜǿ ƻŦ ǘƘŜ IņǿŜŀ wƛǾŜǊΦ 

Source: Hawea River Track - Wanaka Tourism https://www.lakewanaka.co.nz/explore/hawea-river-track/ 

d) The local area is a popular holiday destination with the lake well used for swimming, fishing, 

canoeing, kayaking waterskiing windsurfing and jet boating. The close proximity of the area to ski 
fields, mountain bike tracks, tramping tracks and river jet boating operations add to this appeal. 

e) As Photograph 2 suggests, the majority of the recent development throughout the lower lying 

land to the south of the moraine/terrace landform ( ie sandwiched between Cemetery Road and 

ǘƘŜ ƻƭŘŜǊ ŜǎǘŀōƭƛǎƘŜŘ ǇŀǊǘ ƻŦ IņǿŜŀύ ƛǎ ƻŦ ŀ ŘƛǎǘƛƴŎǘƭȅ ǳǊōŀƴ Ŏharacter (kerb and channel, street 

lighting, formed footpaths) and comprises predominantly single storey buildings. Generally, there 

is very little that sets the character of development that has occurred to date apart from other 

recently developed parts of the district that have a similar zoning. 

f) The centre of the older and established part of Hawea is loosely focussed around the shop, 

restaurant, pub, Community Centre, library, playground and tennis courts on (or near) Capell 
Avenue. 

https://www.newzealand.com/int/lake-hawea/
https://www.lakewanaka.co.nz/explore/hawea-river-track/
https://www.lakewanaka.co.nz/explore/hawea-river-track/





















