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21.22.19 PA ONL Mount Alpha: Schedule of 
Landscape Values 

General Description of the Area 
The Mount Alpha PA comprises the northern and eastern slopes of Roys Peak (1,578m) and Mount Alpha 
(1,630m), a north-south oriented mountain range that extends from Damper Bay in the north to Cardrona Valley 
Road in the south. On the eastern side the PA includes the ‘lumpy’ glaciated land between Waterfall Creek and 
Damper Bay, and the upper Alpha fan immediately south of Wānaka township.   

There are four sub areas within the PA: 

• The mountain slopes; 

• The Waterfall Creek to Damper Bay area (from the toe of the mountains to the edge of Wānaka (Lake 
Wānaka); 

• The upper Alpha fan; and 

• The glacial outwash/alluvial terrace at the southern end of the PA. 

Physical Attributes and Values 
Geology and Geomorphology • Topography and Landforms • Hydrology • Vegetation • Ecology • Settlement 
• Development and Land Use • Archaeology and Heritage • Mana whenua   
 

Important landforms and land types:  
1. Mount Alpha range, a north-south oriented mountain range rising from the Cardrona Valley to a height of 

1,630m at Mount Alpha and 1,578m at Roys Peak before descending to Damper Bay. Forming part of the 
Harris Mountains, it comprises steep uplifted schist that is visibly scoured on the eastern faces by previous 
glaciations, resulting in characteristic horizontal striations and areas of exposed bedrock. Waterfall, 
Stoney and Centre creeks have carved deep valleys into the eastern mountainside, draining basins on 
the higher slopes. On the southern side, the range is dissected by stream gullies flowing to the Ōrau 
(Cardrona River). 
 

2. The upper Alpha fan, a prominent and distinctive wedge-shaped fan that has been truncated by river 
erosion (possibly as part of a Wānaka glacial event about 15,000-18,000 years ago). It is a composite 
alluvial fan system made up of numerous coalescing smaller fans from Centre and Stoney creeks and the 
other small water courses that drain the mountain slopes.  
 

3. The series of small roches moutonnées wrapping around the base of Roys Peak on the lake edge and 
reducing in scale and drama from Damper Bay to Wānaka township. The tallest (415m) and most 
distinctive is Ironside Hill. The schist outcrops rise steeply from the lake, with prominent bluffs on the 
Damper Bay headlands. 
 

4. An area of remnant Quaternary outwash/alluvial terrace in the southern part of the PA, with steep 
escarpments leading down to the Cardrona Valley. 

Important hydrological features:  
5. Waterfall Creek is the main water course on the eastern mountain faces, flowing from a wide basin 

catchment below the peak of Mount Alpha, through deeply eroded gorges and bluffs and across lower 
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ice-eroded flats to the lake. The waterfall the creek is named for is visible from Wānaka – Mount Aspiring 
Road and is a local landmark. 

6. Timber Creek drains the southern faces of the Alpha Range but most of its tributaries are outside the PA.  

7. Centre and Stoney Creeks originate above the Alpha fan. While ephemeral in nature, they carry significant 
debris from the mountain slopes during high rainfall events and contribute to ongoing aggradation on the 
Alpha fan. 

8. Small wetlands in the Damper Bay to Waterfall Creek area, where the elevated rocky outcrops on the lake 
edge block the drainage of surface water. 

Important ecological features and vegetation types: 
9. Particularly noteworthy vegetation types include: 

a. Snow tussock grasslands, cushionfields and herbfields above 1,100m; 

b. Remnant mountain and silver beech and indigenous shrublands in the gorged sections of 
Waterfall Creek; 

c. Early successional processes for native forest regeneration including rRegenerating kānuka 
shrubland along the lake edge landforms and on the lower mountain slopes near Wānaka;  

d. Areas of indigenous restoration planting along the Millennium Trail and on some adjoining 
private properties; 

e. Wetland vegetation (sedgelands, rushlands and reedland) in small wetlands in the Waterfall 
Creek to Damper Bay area, between Wānaka - Mt Aspiring Road and Lake Wānaka.  

10. Other characteristic vegetation types are: 

a. Improved or semi-improved pasture below 1,100m, with varying densities of bracken, matagouri, 
sweet briar and scattered kānuka, and occasional shelter trees and wilding pines; 

b. Irrigated pasture or cropping on the southern outwash terrace; 

c. Small scale forestry plantations and shelter belts on the escarpment faces around the southern 
outwash terrace, on some toe slopes of the mountain and in the Waterfall Creek to Damper Bay 
valley; ongoing management of wilding spread on the lower slopes. 

d. Deciduous exotic trees associated with rural living development and stock shelter in the 
Waterfall Creek to Damper Bay area. 

11. Beech forest remnants in Waterfall Creek, broadleaved shrublands and the rugged terrain provide suitable 
habitat for New Zealand falcon, South Island tomtit, bellbird, grey warbler, fantail and silvereye. The 
tussock grasslands and rocky areas in the sub-alpine and alpine zones provide suitable habitat for skinks 
and geckos, including Mount Roy gecko recorded in 1999, New Zealand falcon, New Zealand pipit and a 
range of invertebrate species. 

12. Plant pest species include wilding conifers, sweet briar and lupin. 

13. Animal pest species include ferrets, stoats, weasels, hares, rabbits, possums, mice and rats. 

Important land use patterns and features: 
14. Predominant land use is extensive pastoral farming (Hillend Station to the south, Alpha Burn to the north 

and Hawthenden Farm on the Alpha fan).  Roys Peak and the southern slopes of the range are part of 
the conservation estate. A wedge of conservation land also covers the upper basin catchment of Waterfall 
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Creek and extends down the ridge on the true left of Waterfall Creek, with a connection to Wānaka – 
Mount Aspiring Road.  

15. Apart from pastoral management, human modification on the mountain range is limited to farm and 
recreational tracks, fencing, airstrips, water tanks, and farm buildings and the use of fire and chemicals 
for vegetation control purposes. Telecommunication infrastructure on Roys Peak and on the ridge at 
Hillend and a large, sealed visitor carpark at the start of the Roys Peak track. Improved irrigated pasture 
and seasonal cropping on the upper Alpha fan and on the southern moraine plateau. 

16. Low density rural living and small farming/viticulture on lots of between 20 and 100 ha (with a few smaller 
4-8 ha lots) in the Waterfall Creek to Damper Bay area. There are 9 small undeveloped rural living lots 
around the southern moraine plateau on Hillend Station. Dwellings are largely set back from public roads 
and from the Millennium Trail and well integrated by landform and/or vegetation so that they are generally 
reasonably difficult to see from these public places. A few dwellings are clearly visible from Wānaka – 
Mount Aspiring Road, and some are visible along the lake edge from the surface of Lake Wānaka. 

Important archaeological and heritage features and their locations:  
17. Associated with the early pastoral use of Mount Alpha and surrounding land as part of the Wanaka Station, 

including historic homesteads at Hillend and Hawthenden. 

18. Scaife Plaque (QLDC ref. 511) on Mount Roy adjacent to the Roys Peak track, commemorating the grave 
site of Wallis Alan Scaife (who owned Glendhu Station in the early 20th century). 

Mana whenua features and their locations:  
19. The entire area is ancestral land to Kāi Tahu whānui and, as such, all landscape is significant, given that 

whakapapa, whenua and wai are all intertwined in te ao Māori. 

20. The ONL overlaps parts of mapped wāhi tūpuna 7, 11 and 34: Area surrounding Te Poutu Te Raki 
(Matukituki River delta, Glendhu Bay and Surrounds), Ōrau (Cardrona River) and Wānaka (Lake 
Wānaka). 

21. Lake Wānaka is highly significant to Kāi Tahu and is a Statutory Acknowledgement under the Ngāi Tahu 
Claims Settlement Act 1998. 

22. The ONL includes the entirety of the Lake Wānaka (Ruby Island Road) nohoanga, a contemporary 
nohoaka (camping site to support traditional mahinga kai activities) provided as redress under the Ngāi 
Tahu Claims Settlements Act 1998.    

Associative Attributes and Values 
Mana whenua creation and origin traditions • Mana whenua associations and experience • Mana whenua 
metaphysical aspects such as mauri and wairua • Historic values • Shared and recognised values • 
Recreation and scenic values •  
 

Mana whenua associations and experience: 
23. The whakapapa connections to whenua and wai generate a kaitiaki duty to uphold the mauri of all 

important landscape areas.  

24. The mapped area covers a vast area with kaika mahika kai which were once part of the extensive mahika 
kai network in the area. Tuna, kāuru, weka, kākāpō and aruhe were gathered throughout the area. 

25. Lake Wānaka is one of the lakes referred to in the tradition of “Ngā Puna Wai Karikari o Rakaihautu” which 
tells how the principal lakes of Te Wai Pounamu were dug by the rangatira (chief) Rakaihautu. Through 
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these pūrakau (stories), this area holds a deep spiritual significance both traditionally and for Kāi Tahu 
today. 

26. The Ōrau is a traditional ara tawhito (travel route) linking Whakatipu-wai-Māori Whakatipu Waimāori with 
Lakes Wānaka and Hāwea. It also provided access to the natural bridge on the Kawarau River.  

27. The mana whenua values associated with the Mount Alpha ONL include, but may not be limited to, kāika, 
mahika kai, ara tawhito, nohoaka, urupā and wāhi taoka. 

Important historic attributes and values: 
23. Significance as part of an early pastoral landscape, which later became part of the large Wanaka Station 

landholding. History maintained in the ongoing pastoral land use and in the naming of landscape features 
such as Roys Peak (presumably named after the early runholder, John Roy), Damper Bay and Ironside 
Hill. Damper Bay was named after ‘damper’ cooked there by an early settler, ‘Dublin’ Jack Shepherd. 
Slaughterhouse Creek near the unformed Lake Road was named after a nearby slaughterhouse that 
supplied Wānaka with fresh meat in the first half of the 20th century. 

Important shared and recognised attributes and values:  
24. Internationally recognised destination for recreation and for the spectacular panoramic views from Roys 

Peak. 

25. Very highly valued as part of the setting, scenic quality and sense of place of Wānaka township. 

Important recreation attributes and values:  
26. Internationally recognised walking track to Roys Peak, which is incredibly popular in the summer months 

and includes a large carpark and toilets located on the Wānaka Mt Aspiring Road; connecting tramping 
route along the Mount Alpha ridge to the Cardrona Valley (Spotts Creek Track).  

27. Walking, running and mountain biking on the Millennium Trail around the lake foreshore from Wānaka 
township to Glendhu Bay, with beaches at Ironside Hill and Damper Bay for picnicking.  

28. Backcountry tramping and hunting.  

29. Popular road biking routes along Wānaka - Mt Aspiring Road. 

Perceptual (Sensory) Attributes and Values 
Legibility and Expressiveness • Views to the area • Views from the area • Naturalness • Memorability • 
Transient values • Remoteness / Wildness • Aesthetic qualities and values   
 

Legibility and expressiveness attributes and values: 
30. Legibility of mountain uplift, glacial scarification and fluvial erosion along the eastern face of the range; 

series of striking ice-eroded landforms along lake edge; distinctive ‘wedge’ form of the upper Alpha fan; 
southern ridge of the mountain range that defines the entry to the Cardrona Valley. Formative processes 
of the PA are legible and highly expressive. 

Particularly important views to and from the area: 
31. Dramatic and highly valued panoramic views (very popular as ‘selfies’ and postcard images) from Roys 

Peak over Lake Wānaka and the Motatapu and Mātakitaki (Matukituki) valleys. 

32. Views from Wānaka township, where the distinctive eastern mountain faces and the upper Alpha fan are 
visually dominant. They form an important part of the scenic quality of the area, because of the massive 
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scale, rugged peaks, coherent appearance and strong contrast with the lake waters and flats. Ironside Hill 
is an important landmark along the western lakeshore, as together with the Damper Bay headlands it 
forms the visual boundary of Roys Bay to the west. 

33. Highly attractive views from Wānaka - Mount Aspiring Road to the close and dominating mountain slopes, 
with their natural patterns of bracken and shrubland regeneration and exposed schist outcrops and ridges, 
and across the farmland of the Waterfall Creek to Damper Bay valley to the series of hummocky ice-
eroded landforms and the more distant lake and mountains. The remaining openness and legibility of the 
series of roches moutonnées along the lake edge contributes to the high quality of these views. 

34. Spectacular views from popular trails on the slopes and summit of Mount Iron to the entire eastern extent 
of the Mount Alpha/Mount Roy range, including the distinctive wedge-shaped form of the upper Alpha fan, 
and to the distinctive ice-eroded landforms along the lake edge. The changing effects of light and shade 
on these landforms and the natural patterns of regenerating indigenous vegetation add to their aesthetic 
appeal. 

Naturalness attributes and values:  
35. High level of perceived naturalness, despite management of vegetation for pastoral farming. Very few 

built structures and only limited evidence of landform modification on the mountain slopes and Alpha fan. 
Presence of alpine tussocklands and areas of remnant or regenerating woodland and shrubland. 
Moderate level of naturalness in the Waterfall Bay to Damper Bay area. Natural elements of pasture, 
vegetation and wetlands remain dominant, but the presence of farming/viticultural land uses and rural 
living modifies perceptions of naturalness, particularly from Wānaka – Mount Aspiring Road. Users of the 
Millennium Trail perceive a higher level of naturalness, as their experience is dominated by the lake, 
relatively unmodified beaches and landforms, and indigenous regeneration around the trail. 

Memorability attributes and values:  
36. The visual dominance of the mountain range and the landmark qualities of the ice-eroded schist outcrops 

along the lake edge, contrasting with the lake surface, are significant and valued components of people’s 
remembered images of Wānaka.  

Transient attributes and values: 
37. Changing snow levels, light and shadow patterns on the open rugged slopes and roches moutonnées, 

and the changing colours of pasture areas, which are green in some seasons and tawny brown in others. 

Remoteness and wildness attributes and values: 
38. Due to its proximity to urban Wānaka and the farming or rural living land uses in the valley, the majority 

of the PA does not have a strong sense of remoteness. However, people using the Spotts Creek route 
over Mount Alpha to the Cardrona Valley experience a high level of remoteness and wildness.   

Aesthetic attributes and values:  
39. The experience of the attributes outlined above by a large local and visitor audience in Wānaka township, 

on public roads and on the Millennium and Roys Peak tracks. 

40. More specifically, this includes: 

a. The spectacular and dominating eastern faces of the range and their contrast with the lower ice-
eroded shelf and lake waters. 

b. The openness of the landforms and their resulting high level of expressiveness. 

c. The distinctive more gently sloping and smoother form of the upper Alpha fan.  

d. The striking series of unmodified schist outcrops along the lakeshore, enclosing Roys Bay. 
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e. The very high national and international profile of the Roys Peak track and the spectacular 
panoramic views available from the summit. 

f. At a finer scale, the following aspects contribute to the aesthetic appeal: 

i. the tussocklands and mosaic of indigenous vegetation on the mountain slopes, creek 
gullies and schist outcrops; 

ii. the play of light and shadow on the open topography of the mountain slopes and 
schist/moraine landforms; 

iii. the low-density rural character of the Waterfall Creek to Damper Bay area, with 
domestication largely screened from public places by topography or vegetation. 

Summary of Landscape Values 
Physical • Associative • Perceptual (Sensory) 
 

 
Rating scale: seven-point scale ranging from Very Low to Very High. 

very low low low-mod moderate mod-high high very high 
 

The physical, associative and perceptual attributes and values described above for PA ONL Mount Alpha come 
together and can be summarised as follows: 

(a) High physical values as a consequence of the largely unmodified mountainous landform, alluvial 
fans and roches moutonnées, the presence of indigenous tussocklands and regenerating shrublands, 
and the mana whenua features associated with the area.   

(b) Very high associative values relating to mana whenua associations, including kāika, mahika kai, 
ara tawhito, nohoaka, urupā and wāhi taoka, the ability to access and experience the landscape and 
the very strong shared and recognised values as part of the sense of place and aesthetic quality 
experienced by residents of and visitors to Wānaka.  

(c) Very high perceptual values relating to:  

i. The expressiveness values as a result of the open character and legible uplift, glacial and 
fluvial formative processes;  

ii. The high aesthetic and memorability values due to the proximity to urban Wānaka, the 
dominant scale, highly attractive character and visual coherence of the PA, and its contrast 
with urban areas and the lake waters.  

iii. An impression of high naturalness arising from the legible and unmodified landform and the 
limited extent of built structures.  

Landscape Capacity 

 
The landscape capacity of the PA ONL Mount Alpha for a range of activities is set out below. 

i. Commercial recreational activities – some landscape capacity for small scale and low-key activities 
that do not require built infrastructure on the mountain slopes and upper Alpha fan. Limited landscape 
capacity for infrastructure associated with commercial recreation in the Waterfall Creek to Damper Bay 
area and on the southern moraine plateau that is: co-located with existing consented facilities; designed 
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to be of a sympathetic scale, appearance and character; integrate appreciable landscape restoration and 
enhancement and enhance public access (where appropriate); and protects the area’s ONL values. 

ii. Visitor accommodation and tourism related activities – no landscape capacity on the mountain range 
or upper Alpha fan for visitor accommodation. Very limited landscape capacity in the Waterfall Creek to 
Damper Bay area and on the southern moraine plateau for visitor accommodation activities that are co-
located with existing consented activities, designed to be of a sympathetic scale, appearance and 
character; integrate appreciable landscape restoration and enhancement; enhance public access (where 
appropriate) and have a low key ‘rural’ character; and protect the area’s ONL values. No landscape 
capacity for tourism related activities. 

iii. Urban expansions – no landscape capacity. 

iv. Intensive agriculture – some landscape capacity in the Waterfall Creek to Damper Bay area and on the 
southern moraine plateau. Limited landscape capacity on the upper Alpha Fan. No landscape capacity 
on the mountain slopes. 

v. Earthworks – limited landscape capacity for earthworks that protect naturalness and expressiveness 
attributes and values and are sympathetically designed to integrate with existing natural landform patterns. 
Limited capacity for trails that are of a low-key rural character and are sympathetic to the landform 
patterns and protect the area’s ONL values. 

vi. Farm buildings – limited landscape capacity for modestly scaled buildings on lower mountain slopes, 
plateaus and flats that reinforce existing rural character. 

vii. Mineral extraction – very limited landscape capacity for small farm-scale extraction in the Waterfall 
Creek to Damper Bay area and southern moraine plateau that protects the area’s ONL values. 

viii. Transport infrastructure – very limited landscape capacity for modestly scaled and low key ‘rural’ 
roading and public parking in the Waterfall Creek to Damper Bay area that is positioned to optimise the 
integrating benefits of landform and vegetation patterns and protects the area’s ONL values.  

ix. Utilities and regionally significant infrastructure – limited landscape capacity for infrastructure that is 
co-located with existing facilities, buried or located such that it is screened from external view.  In the case 
of utilities such as overhead lines or cell phone towers which cannot be screened, these should be 
designed and located so that they are not visually prominent. In the case of the National Grid, limited 
landscape capacity in circumstances where there is a functional or operational need for its location and 
structures are designed and located to limit their visual prominence, including associated earthworks. 

x. Renewable energy generation – no landscape capacity for commercial scale renewable energy 
generation.  Limited landscape capacity for discreetly located and small-scale renewable energy 
generation in the Waterfall Creek to Damper Bay area and on the southern moraine plateau.  

xi. Production Forestry – very limited landscape capacity for small scale production forestry on toe slopes, 
plateaus and flats that is consistent with the area’s ONL values. 

xii. Rural living – no landscape capacity on the mountain slopes and upper Alpha fan. Very limited capacity 
for rural living development in the Waterfall Creek to Damper Bay area and on the southern moraine 
plateau that is: contained by landform and/or existing vegetation – with the location, scale and design of 
any proposal ensuring that it is generally not discernible from external viewpoints. Developments should 
be of a modest scale; have a low key ‘rural’ character; integrate landscape restoration and enhancement 
and enhance public access (where appropriate); and protect the area’s ONL values. 
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Blue highlighted text: captured in “Response to Submissions (version of) 21.22.19 Mount Alpha ONL Schedule”. New text to be underlined with black line, deleted text to be strike through.   

Red text relates to a submission point that has not been specifically captured in the “Response to Submissions (version of) 21.22.19 Mount Alpha ONL Schedule”.  This is typically because the submission point is general rather than confined to specific text 
amendments. Two examples identified.   

Green wash line: Submission point re-notified 22 June 2023. 

Submissions Summary: Landscape Comments  
 

Original 
Submission No Submitter Position Summary JH comments JH Recommendation 

OS 3.1 Rebecca Karamaena on behalf of Hawthenden 
Ltd 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
amended to acknowledge that the submitters land does 
not have landscape values. 

It is inappropriate to single out a different rating for 
landscape values for an individual site within a PA 
Schedule of Landscape Values.  
Further, Te Tangi a te Manu [5.07] states that all 
landscapes have values (not just limited to special 
landscapes).    
Relying on my knowledge of the area (including fieldwork) 
and careful review of GIS mapping resources (including 
contours, building platforms, resource consents and aerial 
imagery), I do not agree with the statement that the 
submitters land within the PA does not have landscape 
values.  
Landscape values - which in my opinion are many and 
varied, specifically within the Alpha Fan area are discussed 
in the schedule at [2], [7], [30], [32], [35], [36], and [41c]. In 
other places general statements are made about landscape 
values for Mount Alpha which include the Alpha Fan area.  
Further, the spatial extent of the Priority Area ONF/L 
mapping has been confirmed by the Environment Court 
(Topic 2 Decisions) and ONF/L mapping amendments (of 
the nature requested by the submitter) are beyond the 
scope of the Variation. 
I note that the Preamble to Schedule 21.22 explains that 
capacity ratings are assessed at a PA level and that site 
specific landscape assessments would be required as part 
of future resource consent applications that may identify 
varying landscape (values and) capacities. 

Reject submission. 

OS 3.2 Rebecca Karamaena on behalf of Hawthenden 
Ltd 

Oppose That the Outstanding Natural Landscaping designation 
is removed from the submitters land. 

Addressed in response to OS 3.1.  Reject submission. 

OS 3.3 Rebecca Karamaena on behalf of Hawthenden 
Ltd 

Oppose That the landscape schedule 21.22.19 Mount Alpha be 
amended to recognise that the submitters land has no 
identifiable landscape values in respect of this property. 

Addressed in response to OS 3.1. Reject submission. 

OS 3.4 Rebecca Karamaena on behalf of Hawthenden 
Ltd 

Oppose That Outstanding Natural Landscape boundary of the 
landscape schedule 21.22.19 Mount Alpha is amended 
to be located along a defensible geomorphological 
boundary. 

The spatial extent of the Priority Area ONF/L mapping has 
been confirmed by the Environment Court (Topic 2 
Decisions) and ONF/L mapping amendments (of the nature 
requested by the submitter) are beyond the scope of the 
Variation.  

Reject submission. 
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Original 
Submission No Submitter Position Summary JH comments JH Recommendation 

OS 3.5 Rebecca Karamaena on behalf of Hawthenden 
Ltd 

Oppose That the land located on the Mount Alpha fan be 
classified as a Rural Character Landscape due to being 
part of the inhabited and domesticated rural land below 
it rather than the mountain slopes above. 

Addressed in response to OS 3.4. Reject submission. 

OS 3.6 Rebecca Karamaena on behalf of Hawthenden 
Ltd 

Oppose That landscape schedule 21.22.19 Mount Alpha be 
amended to remove the submitters land. 

Addressed in response to OS 3.4. Reject submission. 

OS 3.7 Rebecca Karamaena on behalf of Hawthenden 
Ltd 

Oppose That landscape schedule 21.22.19 Mount Alpha be 
rejected as the restrictions outlined in the proposed 
variation are punitive, unjust and require full 
compensation to the landowner. 

Addressed by the reporting planner in the s42A Report. N/A. 

OS7.3 Florence Micoud Oppose That the Mount Alpha Outstanding Natural 
Landscape in landscape schedule 21.22.19 be 
extended to Cardrona Road to the east and Studholme 
Road to the north, or if this is not possible then that the 
triangle between Mount Alpha, Cardrona Road, and 
Studholme Road be protected as a priority area.  

The spatial extent of the Priority Area ONF/L mapping has 
been confirmed by the Environment Court (Topic 2 
Decisions) and ONF/L mapping amendments (of the nature 
requested by the submitter) are beyond the scope of the 
Variation.  

Reject submission. 

OS 20.1 Alison Devlin (Willowridge Developments 
Limited) 

Oppose That the functional requirements of rural properties are 
taken into consideration when assessing applications 
for earthworks and farm buildings taking place in 
landscape schedule 21.22.19 Mount Alpha. 

Addressed by the reporting planner in the s42A Report. N/A. 

OS 48.1   Jo Fyfe (JEA) on behalf of Second Star Limited Oppose That the landscape schedules be reassessed to include 
a further layer of capacity mapping that identifies areas 
within specific ONLs that have the capability to absorb 
some development, with specific reference to 
schedules 21.22.19 and 21.22.21. 

No technical evidence is provided in support of this 
submission point. 
The spatial extent of the Priority Area ONF/L mapping has 
been confirmed by the Environment Court (Topic 2 
Decisions) and ONF/L mapping amendments (of the nature 
requested by the submitter) are beyond the scope of the 
Variation. The Preamble to Schedule 21.22 explains that 
landscape capacity is evaluated at a PA level within the 
Schedule. A determination of capacity levels at scales 
smaller than this would form part of landscape 
assessments for resource consent and plan change 
applications. 
Ms Gilbert’s EiC addresses the question of finer scaled 
mapping in relation to the PA Schedules work.  

Reject submission. 

OS 48.3  Jo Fyfe (JEA) on behalf of Second Star Limited Oppose That landscape schedule 21.22.19 apply at a priority 
area level to guide future development but not preclude 
it. 

Addressed by the reporting planner in the s42A Report. 
Also addressed in the Response to Submissions Version of 
the Schedule 21.22 Preamble. 

N/A. 

OS 48.4  Jo Fyfe (JEA) on behalf of Second Star Limited Oppose That it is clear that that the capacity for landscape 
schedule 21.22.19 is not to be applied or interpreted at 
a site-specific scale. 

In agreement. 
The Preamble to Schedule 21.22 explains that landscape 
capacity is evaluated at a PA level within the Schedule. 
Further, the Preamble signals that the capacity descriptions 
should not be taken as prescribing the capacity of specific 
sites and that varying landscape (values and) capacity may 
be identified as part of a site specific assessment for a plan 
change or resource consent application.  

Accept submission. 

OS 48.5 
 

Jo Fyfe (JEA) on behalf of Second Star Limited Oppose That with regard to landscape schedule 21.22.19 that 
the benefits of visitor accommodation are recognised 
and appropriately anticipated, subject to appropriate 
design and comprehensive landscape assessment. 

No technical evidence is provided in support of this 
submission point. 
Relying on my knowledge of the area (including fieldwork), 
careful review of GIS mapping resources (including 
contours, building platforms, resource consents and aerial 

Reject submission. 
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Original 
Submission No Submitter Position Summary JH comments JH Recommendation 

imagery), I consider that the landscape capacity rating for 
visitor accommodation is appropriate and that the qualifiers 
regarding the location and character of such development 
is likely to be appropriate in the PA. 

OS 48.7  Jo Fyfe (JEA) on behalf of Second Star Limited Oppose That with regard to landscape schedule 21.22.19, any 
other consequential or alternative changes be made 
that are necessary to achieve the relief sought in the 
submission. 

Addressed by the reporting planner in the s42A Report. N/A. 

OS 62.1 Terry Drayton Oppose That the landscape schedule 21.22.19 Mount Alpha be 
extended to the Cardrona Road to the East and the 
ridge of Studholme Road to the North. 

The spatial extent of the Priority Area ONF/L mapping has 
been confirmed by the Environment Court (Topic 2 
Decisions) and ONF/L mapping amendments (of the nature 
requested by the submitter) are beyond the scope of the 
Variation. 

Reject submission. 

OS 67.8A Julian Haworth (Upper Clutha Environmental 
Society) 

Oppose Addressing Physical Values, the inclusion of weed and 
woodlot cover as ‘characteristic vegetation types” is 
questioned. The early successional processes for forest 
regeneration are an important value. Also, addressing 
“Land use Patterns and Features” the considerable use 
of fire and chemical as a management tools on the 
mountain slopes to impede natural forest regeneration 
has not as yet been recognised. 

Animal and plant pests are deliberately referenced in the 
PA Schedules as they have the potential to (negatively) 
influence landscape values. The identification of negative 
landscape aspects such as pest plants and animals, along 
with the reference to landscape restoration and 
enhancement in the discussion of landscape capacity for a 
range of land uses, signals the types of enhancement and 
remediation as part of development change that are likely 
to be appropriate within the PA ONL (noting that this is at a 
PA level, rather than a site-specific level). However, it is 
agreed that as currently drafted the Schedules are 
potentially confusing in this regard as these aspects of the 
landscape are negative rather than positive. A number of 
amendments are recommended in the Response to 
Submissions Version of the Preamble to Schedule 21.22 to 
address this matter. 
‘Woodlot cover' is not mentioned in the schedule, however 
‘small-scale forestry’ is at [10c], which is what the 
submitter’s comment likely refers to.  
I recommend the following changes to the schedule wording: 
[9c] Early successional processes for native forest 
regeneration including rRegenerating kānuka shrubland 
along the lake edge landforms and on the lower mountain 
slopes near Wānaka;  
and; 
[15] Apart from pastoral management, human modification 
on the mountain range is limited to farm and recreational 
tracks, fencing, airstrips, water tanks, and farm buildings 
and the use of fire and chemicals for vegetation control 
purposes. Telecommunication infrastructure on Roys Peak 
and on the ridge at Hillend and a large, sealed visitor 
carpark at the start of the Roys Peak track. Improved 
irrigated pasture and seasonal cropping on the upper Alpha 
fan and on the southern moraine plateau.  

Accept submission in part. 

OS 67.8 Julian Haworth (Upper Clutha Environmental 
Society) 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
generally supported but should be amended to refine 
the location and character of agricultural intensification 
and farm buildings. 

Relying on my knowledge of the area (including fieldwork), 
careful review of GIS mapping resources (including 
contours, building platforms, resource consents and aerial 
imagery), I consider that the landscape capacity rating for 
intensive agriculture and farm buildings is appropriate and 
that the qualifiers regarding the location and character of 
such development is likely to be appropriate in the PA.  

Reject submission. 



21.22.19 Mount Alpha PA ONL Schedule  | Submissions Summary | Landscape Comments 

 
4 

Original 
Submission No Submitter Position Summary JH comments JH Recommendation 

OS 67.9 Julian Haworth (Upper Clutha Environmental 
Society) 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
amended to change the capacity for rural living to 
'Extremely limited'. 

‘Extremely limited' is not a capacity rating used. 
However, the ‘qualifiers’ under ‘very limited’ capacity set 
out in Schedule 21.22.19 capacity (xii) also play an 
important role in this regard, as they serve to ‘curb’ the 
inappropriate proliferation of rural living development within 
the PA. 

Reject submission. 

OS 67.10 Julian Haworth (Upper Clutha Environmental 
Society) 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
amended so there is 'no' capacity for exotic forests. 

The submitter suggests the capacity for forestry be 
amended so there is ‘no’ capacity for exotic forests. In the 
capacity section of the schedule, (xi) has a 'limited' capacity 
with qualifiers. Relying on my knowledge of the area, 
fieldwork, careful review of the GIS mapping resources 
(including contours, and aerial imagery), there is a small 
area of production forestry in the PA. On this basis, I 
consider that the following amendments to Schedule 
21.22.19 Capacity are appropriate:  
(xi) Production Forestry – very limited landscape 
capacity for small scale production forestry on toe slopes, 
plateaus and flats that is consistent with the area’s ONL 
values. 

Accept submission in part. 

OS 70.37 Ainsley McLeod on behalf of Transpower New 
Zealand Limited 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
amended in its landscape capacity assessment point ix 
utilities and regionally significant infrastructure to 
include, 'In the case of the National Grid, limited 
landscape capacity in circumstances where there is a 
functional or operational need for its location and 
structures are designed and located to limit their visual 
prominence, including associated earthworks'. 

I consider that the following amendments to Schedule 
21.22.18 Capacity are appropriate: 
ix. Utilities and regionally significant infrastructure – 
limited landscape capacity for infrastructure that is co-
located with existing facilities, buried or located such that it 
is screened from external view.  In the case of utilities such 
as overhead lines or cell phone towers which cannot be 
screened, these should be designed and located so that 
they are not visually prominent. In the case of the National 
Grid, limited landscape capacity in circumstances where 
there is a functional or operational need for its location and 
structures are designed and located to limit their visual 
prominence, including associated earthworks.  

Accept submission.  

OS 73.2 Ian Greaves on behalf of Bike Wanaka Inc Oppose That landscape capacity 21.22.19 Mount Alpha be 
amended to remove reference to limited or very limited 
capacity for new trails.  

No technical evidence is provided in support of this 
submission point.  
Relying on my knowledge of the area (including fieldwork), 
careful review of GIS mapping resources (including 
contours, building platforms, resource consents and aerial 
imagery), and viewing the wider area from various locations 
in and around Wanaka township, including from elevated 
viewpoint locations such as Mount Iron, I do not consider it 
appropriate to remove the capacity reference for trails, as 
inappropriately located and/or designed trails have the 
potential to detract from ONL landscape values, particularly 
on the more visible slopes.  

Reject submission. 

OS 73.12 Ian Greaves on behalf of Bike Wanaka Inc Oppose That landscape capacity 21.22.19 Mount Alpha be 
amended to include the following - Walking and cycling 
trails: some landscape capacity for additional trails that 
are sympathetically designed to integrate with existing 
natural landform patterns.  

Addressed in response to OS 73.2.    Reject submission. 

OS 77.45 Michael Bathgate on behalf of Kai Tahu ki Otago Oppose That landscape schedule 21.22.19 Mount Alpha 
paragraph 26 be amended to correct the spelling from 
Lake Wakatipu to Whakatipu Waimāori.  

Amend spelling. Accept submission. 
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OS 99.2 John Wellington (Upper Clutha Tracks Trust) Oppose That landscape schedule 21.22.19 Mount Alpha be 
amended to state that there is development capacity for 
future public walking and cycling trails.  

Addressed in response to OS 73.12  Reject submission. 

OS 104.1 Willy Sussman on behalf of Apres Demain 
Limited 

Oppose That landscape schedule 21.22.19 Mount Alpha in its 
current form be deleted or that any consequential or 
alternative changes be made that are necessary to 
achieve the relief sought in the submission and 
including as a result of changes that may arise from 
other submitters.   

Addressed by the reporting planner in the s42A Report. 
Also addressed in the Response to Submissions Version of 
the Schedule 21.22 Preamble.  

N/A  

OS 188.45 Elisha Young-Ebert (Te Rūnanga o Ngāi Tahu) Oppose That landscape schedule 21.22.19 Mount Alpha 
paragraph 26 be amended to correct the spelling from 
Lake Wakatipu to Whakatipu Waimāori.  

Addressed in response to OS 77.45. Accept submission. 

OS 208.1 Maddy Familton on behalf of Off the Wagon 
Trading Company Limited 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
opposed and should be rejected as notified. 

Addressed by reporting planner in the s42A Report N/A 

OS 208.2 Maddy Familton on behalf of Off the Wagon 
Trading Company Limited 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
amended to clarify the circumstances in which 
applicants, Council planners and landscape architects, 
decision-makers and others involved in the Resource 
Management Act processes will utilise the information 
in the landscape schedules. 

Addressed by reporting planner in the s42A Report N/A 

OS 208.3 Maddy Familton on behalf of Off the Wagon 
Trading Company Limited 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
amended to clarify in what circumstances plan users 
processing resource consents will refer back to the 
Chapter 3 provisions and utilise the landscape 
schedules. 

Addressed by reporting planner in the s42A Report N/A 

OS 208.4 Maddy Familton on behalf of Off the Wagon 
Trading Company Limited 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
amended to clarify whether and application seeking 
consent under a district wide rule only will be required 
to address the matters in the landscape schedules. 

Addressed by reporting planner in the s42A Report N/A 

OS 208.5 Maddy Familton on behalf of Off the Wagon 
Trading Company Limited 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
amended to remove the rating of no capacity. 

No technical evidence is provided in support of this 
submission point.   
Relying on my knowledge of the area (including fieldwork) 
and careful review of GIS mapping resources (including 
contours, building platforms, resource consents and aerial 
imagery), I consider that the ‘no’ capacity ratings are 
appropriate from a landscape perspective within the PA.  
Removing the ‘no’ capacity rating from the schedule as 
sought by the submitter is not supported in my view as it 
would enable a level of development that would fail to 
protect landscape values, and in particular, perceptual and 
associative values. 
Of note, following further field work and review of the 
capacity ratings a fifth capacity rating of ‘very limited to no’ 
landscape capacity was introduced that may provide the 
submitter with some comfort.  
The rating for ‘no’ and ‘very limited to no’ landscape 
capacity is addressed in detail in the EiC of Ms Gilbert.    

Reject submission. 
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OS 208.6 Maddy Familton on behalf of Off the Wagon 
Trading Company Limited 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
amended to confirm the extent of the capacity rating 
scale within the landscape schedules themselves. 

Addressed by reporting planner in the s42A Report N/A 

OS 208.7 Maddy Familton on behalf of Off the Wagon 
Trading Company Limited 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
rejected as notified as the Section 32 Report is deficient 
in that it does not adequately evaluate the costs, 
benefits, efficiency and effectiveness of the options or 
of the landscape schedules' provisions, or method of 
implementation. 

Addressed by reporting planner in the s42A Report N/A 

OS 208.8 Maddy Familton on behalf of Off the Wagon 
Trading Company Limited 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
rejected as notified as the consultation undertaken for 
the schedules was deficient and sought public input on 
landscape values but did not seek meaningful input in 
relation to, for example, rating of the landscapes' 
capacities for change. 

Addressed by reporting planner in the s42A Report N/A 

OS 208.9 Maddy Familton on behalf of Off the Wagon 
Trading Company Limited 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
amended to remove the words 'co-located with existing 
consented facilities' from the landscape capacity 
assessment for infrastructure associated with 
commercial recreational activities in the Waterfall Creek 
and Damper Bay area. 

No technical evidence is provided in support of this 
submission point. 
Co-locating (which the submission seeks be deleted) is 
important to retain in my opinion as co-locating 
infrastructure and commercial recreation development and 
activities assists with the management of landscape 
effects.  

Reject submission. 

OS 208.10 Maddy Familton on behalf of Off the Wagon 
Trading Company Limited 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
amended to remove the words 'co-located with existing 
consented activities', include the words 'and tourism 
related activities', and remove the capacity assessment 
of 'no landscape capacity for tourism related activities'. 

No technical evidence is provided in support of this 
submission point. 
Co-location is addressed in response to OS 208.9. 
Relying on my knowledge of the area (including fieldwork) 
and careful review of GIS mapping resources (including 
contours, building platforms, resource consents and aerial 
imagery), tourism-related activities - defined as ‘resorts’ in 
the PA schedules, would in my opinion be an inappropriate 
activity in the PA. The ‘no’ capacity rating for tourism 
related activities is addressed at 208.5 above.   
Ms Gilbert’s EiC addresses the requirement for a ‘no’ 
capacity rating in the schedules.  

Reject submission. 

OS 208.11 Maddy Familton on behalf of Off the Wagon 
Trading Company Limited 

Oppose That the landscape schedule 21.22.19 Mount Alpha is 
amended to acknowledge that some activity terms 
(such as intensive agriculture) are a direct response to 
the Chapter 3 provisions that also use these terms. Any 
additional activities referred to in the landscape 
schedule, particularly those in the capacity assessment 
should utilise defined terms. 

Addressed by reporting planner in the s42A Report N/A 

OS 208.12 Maddy Familton on behalf of Off the Wagon 
Trading Company Limited 

Oppose That in the alternative to the adoption of the 
amendments included in this submission additional or 
consequential relief necessary or appropriate to 
address the matters raised and/or relief requested in 
this submission, including modifications to the 
landscape schedules or any such other combination of 
plan provisions, objectives, policies, rules and 
standards provided the intent of this submission are 
enabled. 

Addressed by reporting planner in the s42A Report N/A 
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OS 208.13 Maddy Familton on behalf of Off the Wagon 
Trading Company Limited 

Oppose That if the relief raised in this submission is not adopted 
that the landscape schedules are withdrawn or deleted. 

Addressed by reporting planner in the s42A Report N/A 

 
 


