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QUALIFICATIONS AND EXPERIENCE 

1 My full name is John Gerard Darby 

2 I am the Director of the Jack’s Point companies as noted, further referred to as 

the Jack’s Point Group (JPG) and I am authorised to give evidence on their 

behalf. 

3 I am also a Director of the planning and design consulting firm Darby Partners.  

I have a Bachelor of Horticulture and a Postgraduate Diploma in Landscape 

Architecture from Lincoln University and am a Fellow, of the New Zealand 

Institute of Landscape Architects. 

4 For the past 40 years I have practiced as a Landscape Architect, master 

planner and golf course architect both in New Zealand and overseas, as well as 

undertaking specialist post graduate studies in community planning and golf 

resort design at the Harvard University Graduate School of Design Cambridge 

USA. 

5 I have read the Code of Conduct for Expert Witnesses in the Environment Court 

Practice Note.  This evidence has been prepared in accordance with it and I 

agree to comply with it.  I have not omitted to consider material facts known to 

me that might alter or detract from the opinions expressed. 

6 Darby Partners have been retained by the JPG to provide master planning, 

development management and design services for the JPG properties, that 

cover approximately 560ha  of the Zones total 1200ha, and includes the 

existing golf course, open space, the village precinct and the wider Hanley 

Farm as well as parts of its undeveloped residential precincts, as illustrated on 

the attached plan showing land ownership within the Jack’s Point Zone. 

7 I have been closely involved in the planning and development of Jack’s Point 

since its inception.  I first walked over the property in 1987 when it was part of 

Remarkables Station and I was scouting for suitable sites for the development 

of a golf course resort. Later that year I settled on and developed another 

property.  Like Jack’s Point, Millbrook from its onset, was conceived and 

planned as an integrated resort living community that provided for the needs of 

both visitors and locals alike. Visitor and residential activities were carefully 

sited within areas of mandated open space incorporating a golf course, trail 

network and shared sportsground with neighbouring Arrowtown.  The master 

planning, design controls and administration of what was one of New Zealand’s 

first private mixed use communities required careful consideration with 

Millbrook being the first of the Special Zone open space properties in the then 

new District Plan. 
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8 My evidence provides a brief history and overview of the Jack’s Point Zone and 

under the District Plan Review, how the Zone can better address changing 

circumstances of land ownership, growth demands of the District and new 

opportunities for achieving a vibrant, well-integrated self-sustaining community 

for both residents and visitors alike. 

THE HISTORY AND RATIONALE OF THE JACK’S POINT ZONE 

9 In 1993, the Queenstown Lakes District Council commissioned the preparation 

of a settlement strategy to assist in decision making related to urban growth 

issues. The settlement strategy identified the Coneburn area as having 

'considerable potential' for future residential development. The Proposed 

Queenstown Lakes District Plan, notified in 1995, further identified this area as 

suitable for 'new town' development by introducing a 'New Residential 

Development Zone' (NRDZ). In 1998 the decisions on the Proposed District 

Plan submissions were released. The NRDZ was subsequently deleted from 

the plan at the conclusion of a submission process due to debate around the 

legality of deferred zones, and replaced with a policy identifying the Jack’s Point 

area’s potential to accommodate Queenstown’s future growth and a range of 

matters that would be addressed by way of a later variation to the District Plan. 

10 In 2002 the Council initiated a variation for a special Jack’s Point Zone over an 

area of approximately 420ha that largely now coincides with the current 

developed area of the zone.  The Structure Plan for this original area of the 

Zone was based on very detailed site studies by a team of resource planning 

specialists and included detailed computer mapping and analysis of the 

landscape, and factors such as geology, topography, soils, ecology, hydrology, 

land use and its visibility from adjacent public viewpoints.  The combination of 

these factors enabled the identification of the area’s suitability to absorb change 

and direct the form and scale of development to appropriate parts within the 

site. 

11 In submissions, the owners of neighbouring properties sought to extend the 

Zone to the north over Hanley Downs and to the south over Homestead Bay, an 

area of approximately 780ha and a total zone area of approximately 1200ha.  

12 The Council requested that the detailed site resource study that was undertaken 

for the original Jack’s Point Zone area be extended over the wider Coneburn 

area to better assist the Council in evaluating submissions and to ensure 

development is restricted to appropriate areas within the Coneburn sub-district. 

13 The absence of detailed contours over the Hanley Downs farm area limited the 

accuracy of some of the computer modelled visibility, slope and aspect mapping 

which are important factors used to identify areas capable of absorbing varying 

levels of building development. Nonetheless, the study was progressed at a 
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high level and the specialist team involved erred on the cautious side when 

identifying suitable areas of the development due to the lack of detailed site 

information. That study, referred to as the Coneburn Area Resource Study 

(CARS 2002) became the foundation document and formed the basis of the 

Structure Plan for the wider Jack’s Point Zone. 

14 Another anomaly, that arose when agreeing the final expanded Structure Plan 

between the owners, was the addition of a second Village activity area of 

13.8ha located on the neighbouring Hanley Downs property. This was based on 

the “logic” that the original Jack’s Point Zone had 72ha of residential activity 

area and 15.2ha (correctly 18ha as per the approved ODP) of village activity 

area. Hanley Downs activity areas added another 45ha of residential activity 

area and therefore “required” another 15.2ha of Village activity area.  

15 The landowners also agreed to various other arrangements such as community 

administration, capital contributions and cost sharing in respect to maintenance 

of infrastructure (roading, waste treatment, potable water, power and telecoms) 

and open space areas and trails to be administered by one overall Resident 

and Owners Association. The ODP required that between 10-12 residential 

dwellings per hectare (gross) of residential activity area be developed resulting 

in a maximum of 540 dwellings on Hanley Downs and 864 dwellings within the 

original Jack’s Point Zone area. This along with Homestead Bay’s activity area’s 

proposed 152 dwellings and 6.22ha commercial precinct formed the basis of 

fair pro rata cost share formula between the land owners (and their successors 

in title) based on dwelling equivalents.  

16 In 2007 a listed Australian residential developer, Residential Communities 

Limited (RCL), acquired the undeveloped Hanley Downs residential and village 

precincts. A long period of inactivity followed due to RCL’s financial 

restructuring and the adverse prevailing economic conditions through to about 

2013. 

UPDATING THE JACK’S POINT MASTER PLAN 

17 Jack’s Point Group acquired 563ha of the original Hanley Downs property in 

2011.  Based on more detailed topographical mapping, ecology, landscape and 

visibility mapping was undertaken to better refine the Land Use and Landscape 

Management Plan for the Hanley Downs wider area and the updated Coneburn 

Area Resource Study 2015 (CARS 2015); a copy of which is appended to my 

evidence. 

18 The Jack’s Point Zone Structure Plan as notified in the Proposed District Plan 

was based on the updated CARS 2015.  Mr Duane Te Paa’s evidence will 

cover the proposed refinement to the Structure Plan arising from caucusing 

between Council’s Landscape Architect, Dr. Read and Jack’s Point Group’s 
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Landscape Architect, Yvonne Pfluger.  The refined Structure Plan and related 

amendments to the provisions for the Jack’s Point Zone, are fully consistent 

with the CARS 2015 and its anticipated landscape management outcomes.  

19 The CARS 2015 also supports expansion of the Residential (R) activity areas in 

Hanley Downs valley floor area. The measured areas of the expanded R activity 

areas is approximately 146ha. The extent of linked open space and maximum 

number of permitted dwellings however is difficult to predict due to the density 

of dwellings in R(HD)activity areas being expressed in varying ranges and on a 

dwellings per net hectare basis (i.e. after deduction of anywhere between 20-

40% for roads and open space) as opposed to on a gross hectare basis (before 

deduction of roads and open space) as used for the Jack’s Point Residential 

and Village activity areas.  This has led to considerable confusion on overall 

residential yield in R(HD) activity areas and concerns from existing residents on 

infrastructure capacity and possible adverse effects from stormwater run-off into 

Lake Tewa or the neighbouring wetland known as Willow Pond. 

20 I support the provisions in the Jack’s Point Zone providing for a range of 

residential options from the higher density living within what is now one central 

pedestrian focused Village precinct, radiating out to increasingly lower density 

options on the peripheral areas. It is important that adequate areas of green 

open space, linked pedestrian, cycleway networks, and parking be provided for 

as residential density increases.  Accessing permitted residential density on a 

dwellings per net hectare basis leaves the developer to determine the extent of 

open space beyond the minimum required to create functional access and meet 

minimum parking requirements (assuming that is controlled by subdivision).  

Therefore to create open space, the developer is having to forego what is 

otherwise potential residential yield: a decision that I don’t believe should be left 

solely in the hands of a developer. 

21 For several reasons, I believe residential density in greenfield developments 

should be set on an activity gross area basis (before deduction of areas for 

roads and open space) or have specific open space performance standards 

that increase with density. I concur with Council’s urban design expert that the 

minimum permitted residential lot size should be 380m².  To develop housing 

on lots below 350-400m² requires a comprehensive development approach and 

in my experience, increases development costs significantly and therefore 

doesn’t improve home affordability at all.  Typically, the 10-12 residential 

dwellings per hectare in R(JP) activity areas equates on gross basis equates to 

12.5-15 dwellings on net basis if 20% is lost to roads only as large open space 

areas are already provided for in between R(JP)activity areas. Applying a 

minimum lot size of 380m² typically equates to 21 dwellings per hectare on net 

basis if 30% is lost to roads and open space.  Therefore, it is improbable that 

single family homes in R(HD) activity areas could ever exceed 20-24 dwellings 
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per hectare when measured on a net density basis.  The upper permitted 

density in the R(HD)E activity area at 45 dwellings per hectare is more than 

double the density arising from the minimum lot size and accordingly has 

created considerable confusion and concern as to the living quality of those 

neighbourhoods and their effect on surrounding areas. 

22 Another reason that residential density should be set on an activity gross area 

basis is the ability to more accurately forecast residential yield, which is a 

critical outcome for planning and funding infrastructure in any large greenfield 

development.  It is also critical for the Resident and Owners Association or 

Council charged with maintaining said infrastructure or having to later upgrade 

capacity to meet the permitted entitlement. 

23 In summary, I believe the Jack’s Point Zone can and should provide for a 

balanced mix of housing types within a permitted net density of up to 24 

dwellings per net hectare or 18.5 dwellings per gross hectare. Development 

beyond such densities is not conducive to creating quality neighbourhoods for 

family living. Such developments are better located in the Village activity area 

which is subject to a Comprehensive Development Plan that addresses the 

many issues typically arising from higher density development. Mr Brett 

Thomson, a Landscape Architect and master planner that worked on the 

original Jack’s Point Village Master Plan, will address this point in greater detail 

in his evidence. 

COMPLETION OF THE ORIGINAL VISION FOR JACK’S POINT 

24 JPG controls 563ha being approximately 50 percent of the Zone's area.  Of the 

563ha approximately 500ha is to be managed in perpetuity as either golf course 

or protected natural open space managed primarily for low intensity recreation, 

conservation and appropriate low intensity grazing. 

25 An important final component is the development of Jack’s Point Village to 

create a single vibrant and sustainable community hub centrally located to 

service the surrounding residential neighbourhoods, and meet the needs of the 

growing numbers of residents and visitors to the Queenstown district. To create 

a successful village environment, it is essential that commercial activities such 

as hotels, visitor accommodation and mixed use buildings (those incorporating 

a mix of retail, restaurants, offices and residential living), should be restricted to 

the village precinct and not otherwise enabled in the surrounding residential 

activity areas. This restriction has always been in place in the Jack’s Point 

residential activities area and the same restriction should also apply to the 

Henley Downs residential activity areas.  This eliminates the risk of medium 

density housing defaulting into hotel use and its adverse effects on the quality 

of residential neighbourhoods.  Visitor accommodation is better located in the 
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central village precinct with its pedestrian character and its easy linkages to 

both public transport, open space networks and recreational amenities. 

26 Two key drivers of the first stage of the village are therefore the delivery of a 

higher density local living product from affordable entry level town houses or 

apartments through to retirement living options and visitor accommodations, all 

located within a cohesive pedestrian focused environment.  Brett Thomson’s 

evidence will expand upon several critical matters that have been raised in the 

context of the District Plan review that are essential to the delivery of a vibrant 

and sustainable community hub. 

27 Duane Te Paa’s evidence will address matters concerning the finalisation of the 

last phase of the Preserve Homesite programme.  Finalising this last element 

will enable a significant area of natural open space to be permanently held for 

open space protection and managed solely for its recreational, landscape, and 

conservation values. 

28 Confirmation of the final 22 Preserve Homesites; a consolidated one village 

activity area of approximately 26ha, and provision of 12ha of residential in place 

of the EIC activity area; remain consistent with the original vision for the Jack’s 

Point Zone and are important economic outcomes that allow a significant area 

of approximately 400ha to be dedicated as protected natural open space; a key 

component for completion of the Jack’s Point Master Plan.  

 

Dated this 3rd day of February 2017 

John Darby 
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APPENDIX 1 – JACK’S POINT ZONE OWNERSHIP PLAN 
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APPENDIX 2 - CONEBURN RESOURCE STUDY 2015 
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Coneburn Resource Study

2015 Update

Introduction

The Coneburn Area Resource Study was commissioned by the Queenstown Lakes District Council in October 

2002 with specialist input from ecologists, geologists, landscape architects, hydrologists and planners.  The study 

informed the then variation to the District Plan relating to Jacks Point over a wider catchment. The forthcoming 

review of the Queenstown Lakes District Plan and private plan change 44 have been the catalyst for a re-

examination of the outcomes of the Coneburn study to ensure that it remains relevant to present and future needs.

The purpose of this document is to record what elements of the environment (natural and physical) have been 

modified since the original study, how that has impacted on the findings and analysis of the Coneburn study and 

to present updated plans so that the study continues to provide the type of high level guidance relating to the 

management of change within this area.

This update reviews the Coneburn Study and is presented in a format that summarises the most significant 

changes that have occurred or that are proposed to occur within this environment. This update will support the 

evidence and changes to the Jacks Point area through Plan Change 44.

The original Coneburn Study outlined a detailed methodology for its formulation, involving the mapping of natural 

and cultural elements in the landscape, visibility, vegetation and the identification of landscape character areas 

and their ability to absorb change. 

Since this study was formulated, the zoning of the area has been confirmed through the operative district plan and

over a decade of residential development has occurred. That development has resulted in the construction of 

approximately 170 houses, together with the Jacks Point golf course, club house, reserves, open space and the 

installation of private infrastructure and roading access throughout the Jacks Point area. For the most part, 

development has generally followed the outcomes anticipated through the Coneburn study. The two parts of the 

Jacks Point area included within the original Coneburn study that have yet to undergo any significant development 

are the areas of Homestead Bay and Hanley Downs. 

This update to the Coneburn study is presented in three parts, as follows:

− Change within the Coneburn area

− Resource Analysis

− Updated Plans

Landscape Change and Existing Development within the Coneburn Area

In the decade since the development of the original Coneburn study, Jacks Point and the Queenstown Lakes 

District have undergone significant change in terms of population growth, the distribution of development and 

associated infrastructure.

In physical terms, Jacks Point has transformed from a working rural landscape to a significant community 

containing approximately 170 houses (constructed), an 18 hole championship golf course, club house and other 

recreation amenities and open space.  Development has modified the physical environment through the addition 

of road corridors and land modification to accommodate housing. This has included subtle changes to enhance 

natural landforms to reduce the visibility of development within Jacks Point, particularly when viewed from the 

State Highway. 

Within the development significant areas of new native planting have been implemented which helps to establish 

screening vegetation (State Highway) as well as enhancing areas throughout the settlement where planting builds

on natural patterns such as streams, gullies and terrace escarpments.

In addition, Jacks Point has created a manmade lake (Lake Tewa) at the centre of the settlement that provides the 

setting for waterfront development within a backdrop of surrounding open space and recreation activities.

The planning provisions for Jacks Point in this time have also changed to provide a focus on the containment of 

growth to within identified urban areas. The Council has driven the formulation of studies for Queenstown which 

has included Tomorrow’s Queenstown 2002 and the Growth Management Strategy 2007. These have resulted in 

a move towards policies of containment of urban growth through changes and updates to the District Plan. Jacks 

Point now fits within the broader Queenstown urban area and is subject to the policies which seek to manage 

change within that area. 

Many aspects of the physical environment have not changed and the following plans are unchanged through this 

update:

− Figure 5 – Hydrology and Overland Flow Paths 

Lake Tewa is not shown but is a new manmade feature that contributes towards the management of 

stormwater and overland water flows.

− Figure 6 – Geology

− Figure 7 – Soils Map

− Figure 9 – Slope Analysis

A more detailed description of the resource analysis and plans updated as part of this study are described below.

Land Tenure (Figure 3)

Landownership with the Coneburn area has changed considerably with the transformation of improved pasture 

and arable farmland converted into an urban area. The has resulted in a corresponding increase to residential and 

commercial  land uses as well as the introduction of new areas of recreation (golf) activity. Land tenure outside of 

the new urban areas have changed little. 

Within the period from 2001 to 2013, the usually resident population of the Queenstown Lakes District has growth 

from 17,043 to 28,224
1
.  Over the same period Jacks Point has growth from 57 people to 297, experiencing a 

54.7% rate of growth. That rate of growth is predicted to continue as available land capacity is taken up.
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Coneburn Resource Study

2015 Update

Introduction

The Coneburn Area Resource Study was commissioned by the Queenstown Lakes District Council in October 

2002 with specialist input from ecologists, geologists, landscape architects, hydrologists and planners.  The study 

informed the then variation to the District Plan relating to Jacks Point over a wider catchment. The forthcoming 

review of the Queenstown Lakes District Plan and private plan change 44 have been the catalyst for a re-

examination of the outcomes of the Coneburn study to ensure that it remains relevant to present and future needs.

The purpose of this document is to record what elements of the environment (natural and physical) have been 

modified since the original study, how that has impacted on the findings and analysis of the Coneburn study and 

to present updated plans so that the study continues to provide the type of high level guidance relating to the 

management of change within this area.

This update reviews the Coneburn Study and is presented in a format that summarises the most significant 

changes that have occurred or that are proposed to occur within this environment. This update will support the 

evidence and changes to the Jacks Point area through Plan Change 44.

The original Coneburn Study outlined a detailed methodology for its formulation, involving the mapping of natural 

and cultural elements in the landscape, visibility, vegetation and the identification of landscape character areas 

and their ability to absorb change. 

Since this study was formulated, the zoning of the area has been confirmed through the operative district plan and

over a decade of residential development has occurred. That development has resulted in the construction of 

approximately 170 houses, together with the Jacks Point golf course, club house, reserves, open space and the 

installation of private infrastructure and roading access throughout the Jacks Point area. For the most part, 

development has generally followed the outcomes anticipated through the Coneburn study. The two parts of the 

Jacks Point area included within the original Coneburn study that have yet to undergo any significant development 

are the areas of Homestead Bay and Hanley Downs. 

This update to the Coneburn study is presented in three parts, as follows:

− Change within the Coneburn area

− Resource Analysis

− Updated Plans

Landscape Change and Existing Development within the Coneburn Area

In the decade since the development of the original Coneburn study, Jacks Point and the Queenstown Lakes 

District have undergone significant change in terms of population growth, the distribution of development and 

associated infrastructure.

In physical terms, Jacks Point has transformed from a working rural landscape to a significant community 

containing approximately 170 houses (constructed), an 18 hole championship golf course, club house and other 

recreation amenities and open space.  Development has modified the physical environment through the addition 

of road corridors and land modification to accommodate housing. This has included subtle changes to enhance 

natural landforms to reduce the visibility of development within Jacks Point, particularly when viewed from the 

State Highway. 

Within the development significant areas of new native planting have been implemented which helps to establish 

screening vegetation (State Highway) as well as enhancing areas throughout the settlement where planting builds

on natural patterns such as streams, gullies and terrace escarpments.

In addition, Jacks Point has created a manmade lake (Lake Tewa) at the centre of the settlement that provides the 

setting for waterfront development within a backdrop of surrounding open space and recreation activities.

The planning provisions for Jacks Point in this time have also changed to provide a focus on the containment of 

growth to within identified urban areas. The Council has driven the formulation of studies for Queenstown which 

has included Tomorrow’s Queenstown 2002 and the Growth Management Strategy 2007. These have resulted in 

a move towards policies of containment of urban growth through changes and updates to the District Plan. Jacks 

Point now fits within the broader Queenstown urban area and is subject to the policies which seek to manage 

change within that area. 

Many aspects of the physical environment have not changed and the following plans are unchanged through this 

update:

− Figure 5 – Hydrology and Overland Flow Paths 

Lake Tewa is not shown but is a new manmade feature that contributes towards the management of 

stormwater and overland water flows.

− Figure 6 – Geology

− Figure 7 – Soils Map

− Figure 9 – Slope Analysis

A more detailed description of the resource analysis and plans updated as part of this study are described below.

Land Tenure (Figure 3)

Landownership with the Coneburn area has changed considerably with the transformation of improved pasture 

and arable farmland converted into an urban area. The has resulted in a corresponding increase to residential and 

commercial  land uses as well as the introduction of new areas of recreation (golf) activity. Land tenure outside of 

the new urban areas have changed little. 

Within the period from 2001 to 2013, the usually resident population of the Queenstown Lakes District has growth 

from 17,043 to 28,224
1
.  Over the same period Jacks Point has growth from 57 people to 297, experiencing a 

54.7% rate of growth. That rate of growth is predicted to continue as available land capacity is taken up.

District Plan Zoning (Figure 4)

The operative Queenstown Lakes District Plan identifies the area of the Jacks Point Resort Zone over most of the 

Coneburn area, west of State Highway 6, with all of the surrounding rural land remaining a part of the rural general 

zone. For the purposes of this study, the location of individual structure plan areas have been excluded. 

Ecology and Vegetation (Figure 8)

The ecology and vegetation within parts of the Jacks Point settlement has been affected through the addition of 

large areas of native planting along the interface with the State Highway 6 corridor to assist screening of 

development as well as through the current main vehicle access into the Zone at Maori Jack Road and with the 

areas of open space throughout the zone.

Based on our examination of this change, we have considered it necessary to update the following base plans 

describing the natural and physical resources within the Coneburn Area:

1 Statistics New Zealand, Census data 
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9.     Developed Farmland 
           i. low indigenous ecological value

10.   Residential Planting (mixed habitat type)

• Improved pasture

• Exotic shelter belts

• Pockets native scrub & trees
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Resource Analysis

Landscape Character (Figure 11)

Based on the nature of the changes to the natural and physical environment within the Coneburn Area described 

above, aspects of the resource analysis have also been affected. The landscape character areas described within 

Figure 11 remain as a relevant part of the historic record of the landscape prior to development, but with the 

development and growth of Jacks Point, large areas of the landscape are now urbanised. 

The landscape character in Figure 11 identifies the Hummocks/Township as a distinct area. 

Visibility (Figure 10)

The visibility analysis shown within Figure 10 was originally formulated on the basis of landform only (i.e. without 

planting) and identifies categories of visibility. For the purposes of this plan, visibility was mapped form the State 

Highway 6 corridor and Lake Wakatipu. 

The outcomes of this analysis remain relevant to this study because it provides an unaltered assessment of 

visibility prior to development and mitigation and is based solely on the landform. The addition of mitigation has,

however, altered visibility of development and the ability of the landscape to absorb change. This is discussed 

further below.

The Landscape Ability to Absorb Change (Figure 12)

The Coneburn Study identified areas of the landscape with ability to absorb change. This plan (Figure 12) was 

prepared on an analysis of the visibility combined with landscape character sensitivity.

The two key changes to Figure 12 relate to the areas of the Central Valley at the new entrance to the zone 

alongside Woolshed Road and in the two pockets located within the Peninsula Hill landforms. 

These changes can be summarised as follows:

State Highway Mitigation

Because of the role that mitigation provides on absorption of development in the landscape, this update to the 

Coneburn Study seeks to identify further the factors that can assist in the successful integration of change into the 

landscape, including:

i. The extent of landscape planting which has occurred through development to date (Figure 8);

ii. The nature of the State Highway mitigation developed through implementation of the Jacks Point 

Residential Areas ODP; and

iii. The addition of further landscape mitigation towards the northern edge of the zone alongside the Woolshed 

Road and the State Highway that would be implemented through PC44.

The State Highway mitigation is now shown on a new Figure 10.1.

The State Highway mitigation that has been incorporated into the outline development plans approved in relation 

to the residential activity areas are a key element of mitigation protected through resource consent conditions. The 

spatial planning for PC 44 also seeks to implement State Highway mitigation through the structure plan and 

related provisions seeking to implement those outcomes. On this basis, the State Highway mitigation described 

above can be relied on in a regulatory sense to mitigate development and influence the ability of the landscape to 

absorb change.

Peninsula Hill

This part of the existing landscape has remained relatively unmodified since the original study but has been 

impacted on through the development that has occurred around it as well as through the ongoing demands for 

farming management of this landscape.

Figure 10 identifies areas of this landform with no visibility from the Lake or State Highway 6 and this has not 

changed. Further analysis of the underlying landform has occurred to take into account:

i. The demands for ongoing land management through farming;

ii. The context of growth around the landform including the home sites located within the Tablelands and on 

the valley floor; and

iii. A further detailed desktop and on-site analysis of the small-scale terrain on the Peninsula Hill landform to 

assess its change absorption capacity.

The potential of a landscape to absorb change depends on two key factors:

(a) Its landscape character sensitivity; and

(b) Its visibility.

During the preparation of the original Coneburn Study the areas with lower landscape sensitivity (VAL areas) were 

assessed in detail regarding their visibility from the Lake or from State Highway 6 to determine the most suitable 

areas for development of Jacks Point Township. Due to the higher landscape sensitivity of the identified Peninsula 

Hill ONF, this area had not been analysed in more detail in the Study regarding the landform’s ability to absorb 

change based on visibility. For PC44 a more detailed assessment has been carried out on site on Peninsula Hill, 

which allowed for a visibility analysis at a localised scale, taking the broader-scale findings from the Coneburn 

Study into account. This site-based assessment highlighted that two distinctive folds in the roche moutonee 

landform provide a significantly higher capacity to absorb development than the remainder of the landform with its 

generally highly visible slopes.

Landuse and Landscape Management Strategy (Figure 14)

Changes include:

- Refinement of the SH6 Visual Corridor allowing for proposed visual mitigation treatment on the flat land at the 

north of Hanley Downs, while retaining the open rural landscape characteristics and views to distant mountain 

peaks; and

- Inclusion of areas with potential for rural living opportunities along the base of Peninsula Hill and enabling 

custodian protection and enhancement of areas with high natural value.
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Hummocks / Township Residential neighbourhoods nestled amongst a framework of 

indigenous scrub, trees and openspace.
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TEXT REVISION - JUNE 2015

Resource Analysis

Landscape Character (Figure 11)

Based on the nature of the changes to the natural and physical environment within the Coneburn Area described 

above, aspects of the resource analysis have also been affected. The landscape character areas described within 

Figure 11 remain as a relevant part of the historic record of the landscape prior to development, but with the 

development and growth of Jacks Point, large areas of the landscape are now urbanised. 

The landscape character in Figure 11 identifies the Hummocks/Township as a distinct area. 

Visibility (Figure 10)

The visibility analysis shown within Figure 10 was originally formulated on the basis of landform only (i.e. without 

planting) and identifies categories of visibility. For the purposes of this plan, visibility was mapped form the State 

Highway 6 corridor and Lake Wakatipu. 

The outcomes of this analysis remain relevant to this study because it provides an unaltered assessment of 

visibility prior to development and mitigation and is based solely on the landform. The addition of mitigation has,

however, altered visibility of development and the ability of the landscape to absorb change. This is discussed 

further below.

The Landscape Ability to Absorb Change (Figure 12)

The Coneburn Study identified areas of the landscape with ability to absorb change. This plan (Figure 12) was 

prepared on an analysis of the visibility combined with landscape character sensitivity.

The two key changes to Figure 12 relate to the areas of the Central Valley at the new entrance to the zone 

alongside Woolshed Road and in the two pockets located within the Peninsula Hill landforms. 

These changes can be summarised as follows:

State Highway Mitigation

Because of the role that mitigation provides on absorption of development in the landscape, this update to the 

Coneburn Study seeks to identify further the factors that can assist in the successful integration of change into the 

landscape, including:

i. The extent of landscape planting which has occurred through development to date (Figure 8);

ii. The nature of the State Highway mitigation developed through implementation of the Jacks Point 

Residential Areas ODP; and

iii. The addition of further landscape mitigation towards the northern edge of the zone alongside the Woolshed 

Road and the State Highway that would be implemented through PC44.

The State Highway mitigation is now shown on a new Figure 10.1.

The State Highway mitigation that has been incorporated into the outline development plans approved in relation 

to the residential activity areas are a key element of mitigation protected through resource consent conditions. The 

spatial planning for PC 44 also seeks to implement State Highway mitigation through the structure plan and 

related provisions seeking to implement those outcomes. On this basis, the State Highway mitigation described 

above can be relied on in a regulatory sense to mitigate development and influence the ability of the landscape to 

absorb change.

Peninsula Hill

This part of the existing landscape has remained relatively unmodified since the original study but has been 

impacted on through the development that has occurred around it as well as through the ongoing demands for 

farming management of this landscape.

Figure 10 identifies areas of this landform with no visibility from the Lake or State Highway 6 and this has not 

changed. Further analysis of the underlying landform has occurred to take into account:

i. The demands for ongoing land management through farming;

ii. The context of growth around the landform including the home sites located within the Tablelands and on 

the valley floor; and

iii. A further detailed desktop and on-site analysis of the small-scale terrain on the Peninsula Hill landform to 

assess its change absorption capacity.

The potential of a landscape to absorb change depends on two key factors:

(a) Its landscape character sensitivity; and

(b) Its visibility.

During the preparation of the original Coneburn Study the areas with lower landscape sensitivity (VAL areas) were 

assessed in detail regarding their visibility from the Lake or from State Highway 6 to determine the most suitable 

areas for development of Jacks Point Township. Due to the higher landscape sensitivity of the identified Peninsula 

Hill ONF, this area had not been analysed in more detail in the Study regarding the landform’s ability to absorb 

change based on visibility. For PC44 a more detailed assessment has been carried out on site on Peninsula Hill, 

which allowed for a visibility analysis at a localised scale, taking the broader-scale findings from the Coneburn 

Study into account. This site-based assessment highlighted that two distinctive folds in the roche moutonee 

landform provide a significantly higher capacity to absorb development than the remainder of the landform with its 

generally highly visible slopes.

Landuse and Landscape Management Strategy (Figure 14)

Changes include:

- Refinement of the SH6 Visual Corridor allowing for proposed visual mitigation treatment on the flat land at the 

north of Hanley Downs, while retaining the open rural landscape characteristics and views to distant mountain 

peaks; and

- Inclusion of areas with potential for rural living opportunities along the base of Peninsula Hill and enabling 

custodian protection and enhancement of areas with high natural value.
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Resource Analysis

Landscape Character (Figure 11)

Based on the nature of the changes to the natural and physical environment within the Coneburn Area described 

above, aspects of the resource analysis have also been affected. The landscape character areas described within 

Figure 11 remain as a relevant part of the historic record of the landscape prior to development, but with the 

development and growth of Jacks Point, large areas of the landscape are now urbanised. 

The landscape character in Figure 11 identifies the Hummocks/Township as a distinct area. 

Visibility (Figure 10)

The visibility analysis shown within Figure 10 was originally formulated on the basis of landform only (i.e. without 

planting) and identifies categories of visibility. For the purposes of this plan, visibility was mapped form the State 

Highway 6 corridor and Lake Wakatipu. 

The outcomes of this analysis remain relevant to this study because it provides an unaltered assessment of 

visibility prior to development and mitigation and is based solely on the landform. The addition of mitigation has,

however, altered visibility of development and the ability of the landscape to absorb change. This is discussed 

further below.

The Landscape Ability to Absorb Change (Figure 12)

The Coneburn Study identified areas of the landscape with ability to absorb change. This plan (Figure 12) was 

prepared on an analysis of the visibility combined with landscape character sensitivity.

The two key changes to Figure 12 relate to the areas of the Central Valley at the new entrance to the zone 

alongside Woolshed Road and in the two pockets located within the Peninsula Hill landforms. 

These changes can be summarised as follows:

State Highway Mitigation

Because of the role that mitigation provides on absorption of development in the landscape, this update to the 

Coneburn Study seeks to identify further the factors that can assist in the successful integration of change into the 

landscape, including:

i. The extent of landscape planting which has occurred through development to date (Figure 8);

ii. The nature of the State Highway mitigation developed through implementation of the Jacks Point 

Residential Areas ODP; and

iii. The addition of further landscape mitigation towards the northern edge of the zone alongside the Woolshed 

Road and the State Highway that would be implemented through PC44.

The State Highway mitigation is now shown on a new Figure 10.1.

The State Highway mitigation that has been incorporated into the outline development plans approved in relation 

to the residential activity areas are a key element of mitigation protected through resource consent conditions. The 

spatial planning for PC 44 also seeks to implement State Highway mitigation through the structure plan and 

related provisions seeking to implement those outcomes. On this basis, the State Highway mitigation described 

above can be relied on in a regulatory sense to mitigate development and influence the ability of the landscape to 

absorb change.

Peninsula Hill

This part of the existing landscape has remained relatively unmodified since the original study but has been 

impacted on through the development that has occurred around it as well as through the ongoing demands for 

farming management of this landscape.

Figure 10 identifies areas of this landform with no visibility from the Lake or State Highway 6 and this has not 

changed. Further analysis of the underlying landform has occurred to take into account:

i. The demands for ongoing land management through farming;

ii. The context of growth around the landform including the home sites located within the Tablelands and on 

the valley floor; and

iii. A further detailed desktop and on-site analysis of the small-scale terrain on the Peninsula Hill landform to 

assess its change absorption capacity.

The potential of a landscape to absorb change depends on two key factors:

(a) Its landscape character sensitivity; and

(b) Its visibility.

During the preparation of the original Coneburn Study the areas with lower landscape sensitivity (VAL areas) were 

assessed in detail regarding their visibility from the Lake or from State Highway 6 to determine the most suitable 

areas for development of Jacks Point Township. Due to the higher landscape sensitivity of the identified Peninsula 

Hill ONF, this area had not been analysed in more detail in the Study regarding the landform’s ability to absorb 

change based on visibility. For PC44 a more detailed assessment has been carried out on site on Peninsula Hill, 

which allowed for a visibility analysis at a localised scale, taking the broader-scale findings from the Coneburn 

Study into account. This site-based assessment highlighted that two distinctive folds in the roche moutonee 

landform provide a significantly higher capacity to absorb development than the remainder of the landform with its 

generally highly visible slopes.

Landuse and Landscape Management Strategy (Figure 14)

Changes include:

- Refinement of the SH6 Visual Corridor allowing for proposed visual mitigation treatment on the flat land at the 

north of Hanley Downs, while retaining the open rural landscape characteristics and views to distant mountain 

peaks; and

- Inclusion of areas with potential for rural living opportunities along the base of Peninsula Hill and enabling 

custodian protection and enhancement of areas with high natural value.
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