31 March 2021
Landscape & Visual Amenity Effect Assessment Report
RC 190154 – PROPOSED SUBDIVISION AND PUBLIC RESERVE | WATER RACE HILL, LOT 4, TERRACE
STREET BANNOCKBURN.

EXECUTIVE SUMMARY + INTRODUCTION
Rough and Milne (r+m) have been requested to prepare a landscape and visual effects assessment in
regard to the potential landscape and visual effects of a proposed subdivision and public reserve at
Lot 4 DP339137, Water Race Hill, Terrace Street, Bannockburn. Rough and Milne, working with
Korowai Consulting and Landpro, have previously prepared a master plan strategy for the ‘whole site’.
That document sits in the background to this landscape comment on the current subdivision
application.
In preparing this preliminary landscape comment, we have considered the Kopuwai Consulting Report
– Heritage Impact Assessment for the Water Race Hill Subdivision (April 2021).
We (Rough and Milne Landscape Architects) have visited the subject site on several occasions between
June 2017 and October 2020. During these visits, the subject site has been considered from a number
of surrounding public locations. To assist in our appraisal of the application, we have also prepared
visual simulations from three salient viewpoints of indicative development that could result from the
current resource consent application. It is important to note that these simulations have been
prepared based on the recommendations contained within this comment.
The subject site is legally referred to as Lot 4, DP339137. It is approximately 17.6ha in area and located
within the Residential Resource Area 4 (RRA4) of the Central Otago District Council (CODC) Operative
District Plan (ODP). 1
The application site sits within and extends to the north west of the historic township of Bannockburn.
In terms of landscape, the site itself can be described as a large vacant (due to its undeveloped nature)
semi-rural property with landcover consisting of unmodified pasture grass, wild thyme, briar rose,
weeds and random groups of exotic trees. The landscape character of the site is also defined by its
location within Bannockburn township, significant historic elements, and the surrounding topography
of nearby hill and mountain ranges.
The aesthetic appearance of the site is derived by modification through previous human occupation
and use. The landscape has a moderate to low level of naturalness due to extreme levels of
modification associated with previous coal and gold mining activities. The site is unique and special,
its significance is related to historic and intrinsic values attached to past use of the site and includes
historic remnants.
The proposed subdivision is considered a non-complying activity as the proposed residential lots do
not comply with the 1,500m² minimum allotment size which applies in the Residential Resource Area
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(RRA(4)) and therefore does not satisfy Rule 7.3.5 (iv) of the CODP. Furthermore, CODC considers that
“…the proposed subdivision constitutes a significant breach of both the minimum and minimum
average lot sizes that apply to the Residential Resource Area (4).” 2 I agree with the CODC assessment.
Further to this there is a Building Line Restriction (BLR) that applies to a portion of the subject site.
The BLR controls new buildings, relocated buildings, and/or extended or substantially rebuilt buildings
within the area subject to the restriction. Land use consent as a restricted discretionary activity is
required for any lot where the buildable area is affected by the BLR and triggers Rule 12.7.7 (ii) of the
CODP.
The potential landscape and visual effects arising from the proposal that we have considered include
the following:
•

•

•

Effects in relation to the BLR - The visibility of the proposal from Cromwell township, including
Cromwell Historic Precinct, Kawarau River Bridge and Bannockburn Road, Bannockburn Inlet,
Cairnmuir Road, neighbouring properties, and from other public places which are frequented
by the public within the surrounding area (except any trail as defined in the CODC Operative
District Plan (ODP).
Effects of Subdivision Design - The scale, bulk, form and density of the proposed development
and relationship between the proposed built form, landform and landcover of the site. This is
in regard to the effect of the scale of the departures proposed by this application on the
specific characteristics of Bannockburn that are being sought to be protected by the rules
specific to RRA(4).
Visual amenity effects - Adverse effects on visual amenity from the proposed subdivision in
the context of Bannockburn and wider receiving environment.

There will also be potential effects on existing heritage values, archaeological features, and
recreational amenity. Refer to the Kopuwai Consulting report dated April 2021 for a full commentary
on archaeological, heritage and recreational amenity matters concerning the subject site and current
application.
Development of the application site will result in a reduced level of rural character, as anticipated by
its underlying zoning. The CODC promotes a relatively open form of development within RRA(4),
allowing for low density residential activity within the zone, so long as any such development
maintains the special character of Bannockburn.
The effects of the proposal on the existing landscape character and visual amenity of the site will
extend beyond the site but are relatively contained to the immediate surroundings. Views from the
east, from the Bannockburn Inlet and Boat Ramp are most relevant, as well as viewpoints from
Cairnmuir Road. However, for the most part, available views of the proposed subdivision will be
distant, viewed against a vast and complex landscape – including the evolving built form of
Bannockburn township, with the overall bulk, form and scale of the subdivision in context with this
receiving environment.
Following consideration of the current resource consent application, we suggest a number of
recommendations to the current proposal in order to avoid and/or mitigate potential adverse effects
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on the character and amenity of the locale that may arise from the proposed subdivision, and the
aforementioned non-compliances.
It is considered that if the recommendations are adopted then any potential adverse landscape effects
will be appropriately mitigated, as the nature and scale of the revised development will maintain the
landscape values and character of the Cromwell Basin. In the context of visual amenity effects, any
potential adverse effects will be contained to viewpoints immediately to the east of the site, from
which the revised proposal will be most visible. From these viewpoints, recommendations around
building platforms and dwelling heights will help to ensure built form is of a character consistent with
the surrounding landscape character and values.
Further to this, while the proposed subdivision layout acknowledges the historical significance of the
site and includes preservation of some historical elements, the Kopuwai Consulting report provides
further recommendations to ensure these values are retained. Given the previous work undertaken
together by r+m and Kopuwai Consulting, I concur with these recommendations.
An A3 Graphic Attachment (GA) dated 31 March 2021 accompanies this report and contains material
illustrating the receiving environment and the proposed development. The GA also includes viewpoint
photographs and ZTV mapping to support the visual assessment. It is to be read in conjunction with
this report.
THE PROPOSAL
The proposed development is a subdivision for the purpose of residential land use, the original
proposed subdivision plan is shown on Sheet 8 of the GA. The site consists of a 17.614ha parcel of
land, zoned Residential Resource Area 4 within the CODP and located at Water Race Hill, Terrace
Street, Bannockburn. The site is legally described as Lot 4 DP339137. Details of the original proposal
are as follows:
•
•
•
•

•
•

The proposal entails the subdivision of a 17.614ha parcel of land located in Terrace Street,
Bannockburn.
38 residential lots (1-38 ranging in size from 700m² and 2941m²)
A balance lot being 7.82ha - Lot 50.
Lot 100 – a 1.14ha area for roading and infrastructure to vest with the Council, comprising a
network of interconnecting roads and shared pedestrian and cycleways to provide a high
degree of permeability and connectivity.
Lot 200 – a 3.59ha public recreational reserve to vest with Council. This is to facilitate a
network of walking tracks, open space and connectivity to Bannockburn Inlet.
Vehicle access to and from the proposed subdivision will be via Terrace Street.

The proposed development breaches an existing BLR and constitutes a significant breach of both the
minimum and minimum average lot sizes that apply to the RRA(4).
RECOMMENDATIONS
In order to avoid or mitigate potential adverse effects on the character and amenity of the locale and
receiving environment that may arise from the proposed subdivision non-compliances, we make the
following recommendations, in addition to the relevant standards and rules contained within CODP:
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•
•
•

•
•

•
•
•
•
•
•

•
•

The number and size of lots should be amended by removal of at least three, being
lots 26, 27 and 32.
The land that was lot 26 should be included in Lot 200.
The land that was lots 27 and 32 should be absorbed by Lots 28-38 to reduce the
number of lots above the east escarpment, in the updated proposal these lots have
been renumbered to 26-35.
Building height limits on lots 2-8 should be limited to 4.2 metres.
Building height on lots 26-35 should not be permitted to breach the hilltop,
approximately contour 267masl. Any built form within a setback of 7m from the top
boundary line should be limited to 5 metres.
Designate 750m2 building platforms (including curtilage) on lots 26-35.
Introduce building design guidelines in regard to colours, cladding and reflectivity.
Fencing design controls – design control around style and height (1.2m).
No kerb and channel.
Protection of archaeological sites / features by making an integral part of Road
Reserve development.
Provide shared access points and / or easement for driveways into lots 26-35 to
reduce the number of interfaces with the road network and protect archaeological
features.
Recreation and Road Reserve walkway surface materials – schist stone, local
compacted gravel.
Plant palette – list of appropriate plant species.

These recommendations have been adopted in the updated proposed subdivision plan, refer to Sheet
9 of the GA.
To avoid confusion, through the rest of this report, “original proposal” refers to the 38 lot subdivision
that was included in the original consent application of April 2019, and “updated proposal” refers to
the updated subdivision design for a 35-lot subdivision which has adopted the above
recommendations. When specific lots are discussed the relevant version of the proposal is also
identified.
LANDSCAPE CONTEXT / BASELINE
Bannockburn is a small historic township located at the southern end of the Cromwell Basin, separated
by the Kawarau River, some 7kms southwest of Cromwell. The township lies at the bottom of the
Bannockburn Valley, surrounded by the Carrick Range to the west, Old Woman Range to the south,
and Cairnmuir Mountains to the east.
Bannockburn Road is a two-lane asphalt road which runs in a south west direction between Cromwell
and Bannockburn via the Kawarau River bridge. Bannockburn is surrounded by the rugged, semi-arid
and somewhat barren high-country environment, shaped in geological time by a combination of
glaciation and fluvial processes and more recently human activity in the form of mining, agriculture
and horticulture.
Current land use is predominately pastoral farming, viticulture, and horticulture, with some rural
lifestyle properties and holiday homes. Generally, vegetation is sparse, consisting of rough pasture
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grass, tussock, matagouri, wild thyme and sweet briar. Small groups of exotic poplar and willow trees
identify sites of early habitation. Drainage patterns are an intricate network of permanent and
ephemeral watercourses which drain into Bannock Burn and Kawarau River, confined to a steep sided
gorge to the north and Bannockburn Inlet to the east, separating Bannockburn from Cromwell.
Bannockburn Inlet recreational reserve and boat ramp are located within this sheltered area. The inlet
is popular for swimming and recreational activities and used extensively by locals and visitors.
The landscape character has been formed by a combination of natural and human forces.
Bannockburn has a rich mining history, with many sites of historical significance. Natural landforms of
rocky outcrops, steep gullies and alluvial terraces contrast with the patterns of human intervention remnants of sluicing’s, trails, water races and fence lines. There is a distinct change in landform
between the rugged high country landscape surrounding Bannockburn and gentler landform of lower
hillslopes and terraces of nearby Cairnmuir Road and the wider Cromwell Basin, which are highly
modified and intensively cultivated in the form of orchards and vineyards.
THE SUBJECT SITE
The subject site is a semi-rural property situated within the historic township of Bannockburn. The site
(Lot 4) is 17.614ha in area and is roughly parallelogram in shape, bounded by Bannockburn Road to
the west, ‘Slaughterhouse Hill’ to the north, Terrace Road to the South, with Cairnmuir Road, the
Kawarau River and Bannockburn Inlet located to the north and east. (Refer Sheet 7 of the GA).
The landform of the subject site is varied, consisting of alluvial schist gravels overlying schist rock
outcrops and sedimentary deposits of mud bound sounds. Manmade escarpments of vertical cliffs and
sludge channels within the site reflect previous mining activity. A deep gully bisects the centre of site
and descends through a steep escarpment to Bannockburn Inlet, providing an access point for
informal walking trails (albeit over private land). Terrain south of the gully consists of a large relatively
flat and low lying, area punctuated with numerous hillocks, holes and surrounded by steep cliffs and
terraces, while north of the gully, landform rises steeply to Slaughterhouse Hill at 270masl.
The landscape within the subject site displays a generally open rural character. Vegetation consists of
dryland pasture grass, thyme, briar rose, broom, and other weed species. There are groups of exotic
poplar and willow tree species growing throughout the site as well. No significant native vegetation is
known to exist on the subject site.
The subject site is characterised as semi-rural and has a moderate to low level of naturalness typically
associated with the extreme levels of human influence involved with mining activities. The open space
value of the site contributes to overall rural amenity. The site’s importance is related to the historic
and intrinsic values attached to the past use of the site including historic remnants in the form of water
races, sluice faces, sludge channels and old fence lines, together with stories of previous times and
former inhabitants.
Refer to the Kopuwai Consulting report dated 28 April 2020 for a full commentary on archaeological,
heritage and recreational amenity matters concerning the subject site and current application.
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STATUTORY CONSIDERATION
Under the CODP Operative District Plan (ODP), the subject site is zoned RRA(4). (Refer Sheets 5 – 6 of
the GA).
In regard to the proposed subdivision, consideration needs to be given to the objectives, policies,
rules, environmental results anticipated, and assessment matters contained in the following sections
of the CODC apply:
•
•
•
•

Section 6 – Urban Areas
Section 7 – Residential Resource Area
Section 12- District Wide Rules and Performance Standards
Section 16 – Subdivision

The proposed subdivision requires land use consent pursuant to Rule 12.7.7(ii) and (ii) for breach of
the building line restriction 3 and Rule 7.3.5 (iv) for breach of the minimum allotment size.
A Building Line Restriction (BLR) located within the site follows the ridgeline surrounding an area of
lower landform. It is my understanding that this was established in 1987 by the Transitional (Vincent
County) District Plan and initiated by a Plan Change. The original purpose of the BLR was to contain
Bannockburn within a ‘hollow’ so as not to be visible from the Cromwell Basin.
Regarding a breach of the BLR, Council shall restrict the exercise of its discretion to six matters 4. The
first two listed – The effect on the natural character of water bodies and their margins, and the effect
on amenity values of the neighbourhood in particular the character of the streetscape, are most
relevant to a landscape and visual assessment.
LANDSCAPE AND VISUAL ASSESSMENT
While landscape and visual effects are inter-related, landscape effects are generally accepted as
relating to changes to the landscape character, including natural character, as a result of proposed
development, whereas visual effects are generally accepted as relating to the changes that arise in the
composition of available views as a result of changes to the landscape and to the overall effects with
respect to visual amenity.
For the purposes of this assessment, the receiving environment is that which is potentially adversely
affected by the proposal. To help understand and define the extent of the receiving environment, and
to understand the visual prominence of the escarpment subject to the BLR, a ZTV Mapping exercise
has been undertaken to identify the area beyond the subject site potentially affected by the proposal,
or the approximate ‘extent of the effects’. (Refer Sheet 15-21 of the GA).
Please note a ZTV mapping exercise only considers landform and not its vegetative cover.
The following are ‘high level’ comments that respond to Councils RFI. 5

3

Central Otago District Plan (10 July 2014) Section 12 - District Wide Rules and Performance Standards – P12:24

4

Landpro Ltd (8 April 2019) – Application to CDOC for Subdivision Consent – Page 22

5

Refer to CODC Letter of Request for Further Information, 20 May 2019

CSF-125936-1-569-V1

LANDSCAPE SENSITVITY
Large-scale changes which introduce new or uncharacteristic features into the landscape or view are
likely to have a more significant effect than small changes involving features already present within
the landscape or view. Therefore, an appraisal of other existing modifications and patterns of
development within the existing environment is necessary to determine appropriateness, along with
consideration for the local planning context and activities expected within the zone.
In respect to receptor sensitivity, a person who lives locally will be more familiar with the existing
features of the landscape and will potentially notice developments more readily. Conversely, a tourist
who is unfamiliar with the surroundings will potentially be less sensitive and less likely to notice new
developments. However, in the context of Central Otago, tourists will most likely have an expectation
of scenic quality and specific locations where views to scenery are promoted. Locals will most likely
also have an appreciation for this scenery but will also be aware that some residential development
exists and is therefore not unexpected.
It is considered that the escarpment of the subject site facing the Bannockburn Inlet has a moderate high level of sensitivity to change particularly due to topography, aspect, and relative openness.
Therefore, carefully considered changes of an appropriate nature could potentially be absorbed into
this area of the subject site. It is worth noting, that these changes need to also be considered along
with the existing pattern of development within the immediate area.
LANDSCAPE EFFECTS
Landscape effects are changes in the landscape, its character and quality. They apply not only to the
site, but also the surrounding landscape. 6 Landscape effects are not always visible to the public or
neighbours, however, the extent of effects area described for the purposes of this landscape
assessment is an extent related purely to visibility and visual amenity matters.
The site is characterised as a relatively undeveloped area of semi-rural open space and has a moderate
to low level of naturalness due to extreme levels of modification associated with previous coal and
gold mining activities. However, the site possesses significant historical and cultural values.
Given the current zoning within the CODP, it is accepted the landscape of the subject site has the
capacity to be developed in line with the provisions for RRA(4). The CODC promotes an open form of
development within RRA4, allowing for low density residential activity within the zone so long as any
such development maintains the character of Bannockburn.
While it is acknowledged the proposed subdivision constitutes a breach of both the minimum and
minimum average lot sizes that apply to the Residential Resource Area (4), the question is whether
the layout of the proposed subdivision responds to and acknowledges the underlying landform and
sensitivity of the subject site. And, further to that, does it also respond to, and maintain the specific
characteristics of Bannockburn and the wider receiving environment.
The BLR located within the site follows the ridgeline surrounding an area of lower landform and was
established in 1987 by the Transitional (Vincent County) District Plan and initiated by a Plan Change.
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The original purpose of the BLR was to contain Bannockburn within a ‘hollow’ so as not visible from
the Cromwell Basin.
Since its inception, the township of Bannockburn has seen growth, extending beyond the original BLR,
particularly along the crest of Hall Road where dwellings are visible from the wider Cromwell Basin.
More recently, development beyond the BLR has been encouraged, with land along Hall Road and
Domain Road being rezoned by Council Plan Change to the CODP to enable residential development.
Residential development of Terrace Street has also occurred within the BLR overlay.
Further to this, the Cromwell Masterplan identifies Bannockburn as being a ‘node’ which can
accommodate future residential development 7. Therefore, it could be reasonable to conclude that
landscape change arising from the proposed development within the BLR is not a ‘new’ proposition
within the immediate setting.
The sensitivity of the elevated and exposed topography (escarpment) of the area of the subject site
within the BLR overlay requires careful design of the subdivision proposal. For this area of the subject
site, we have made recommendations for building placement, height controls and have recommended
reducing the number of lots within this area of the site. Following a review of the visual simulations,
further recommendations including planting mitigation could be considered.
The revised proposal includes designated building platform locations, building height restrictions, and
design guidelines to avoid or mitigate any potential adverse effects on the open natural character of
hills, ranges, skylines, prominent places, and natural features beyond the subject site. These controls
and guidelines will ensure the proposed development of the subject site will be in keeping with the
context of the adjacent residential form of Bannockburn, while cognisant of the historic character of
Bannockburn. As a result, it is considered that the specific characteristics being sought to be retained
by both the RRA(4) rules and the BLR can be, for the most part, achieved. The remaining issue is
primarily the visibility and relative prominence of a number of lots from a limited number of
viewpoints, this is discussed in detail in the Visual Amenity Effects section of this report.
It is also considered that the layout of the proposed subdivision acknowledges and seeks to maintain
where possible the heritage values of the subject site. The Kopuwai Consulting report provides further
recommendations to ensure these values are retained. Further to that the current proposal allows
the preservation of open space and public access to Bannockburn Inlet. The proposed subdivision
includes a 3.59ha area to be vested as public reserve. This is to preserve the gully area and walking
track as recreational open space and to ensure long term connectivity to Bannockburn Inlet for all
Bannockburn residents.
Although there will obviously be a substantial change to the existing semi-rural character of the site,
the proposed subdivision is generally anticipated by the CODP. Landscape effects arising from the
proposal will essentially be from a smaller lot size, increased density of built form and associated
earthworks within the BLR overlay. However, it is considered that from a land planning point of view,
a smaller lot size is an appropriate response to those areas of the site that are less sensitive to change
and can absorb a density greater than that anticipated by RRA(4).
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LANDSCAPE EFFECTS SUMMARY
The site is characterised as a relatively undeveloped area of semi-rural open space and has a moderate
to low level of naturalness due to extreme levels of modification associated with previous coal and
gold mining activities.
The proposed subdivision constitutes a breach of both the minimum and minimum average lot sizes
that apply to the Residential Resource Area (4) and residential housing that will breach the building
line restriction. This poses potential landscape effects on the open space, heritage, landscape, and
natural character values of the subject site and surrounding environment being sought to be
maintained by the current RRA(4) zoning.
The development envisaged by this subdivision proposal carries and builds upon the existing
development along Terrace Street. Therefore, one needs to consider that landscape effects will be in
the context of this adjacent, and, in places recent, residential development.
Given the recommended design controls and guidelines, it is considered the nature and scale of a
revised development proposal will better align with and not degrade or erode the overall landscape
values or landscape character of the wider Cromwell Basin, ensuring the unique character, sense of
place and heritage values of the subject site are acknowledged and retained where practicable.
ASSESSMENT OF EFFECTS ON VISUAL AMENITY
Amenity values are defined in the Resource Management Act (RMA) as meaning "those natural and
physical qualities and characteristics of an area that contribute to people's appreciation of its
pleasantness, aesthetic coherence and cultural and recreational attributes" 8.
Amenity values encompass a broad range of issues. The focus of the following landscape comment is
visual amenity, which is a measure of the visual quality of a landscape as experienced by people living
in, working in, or travelling through it.
Specifically, due to the BLR breach, an analysis of the receiving environment was carried out to
determine the visual baseline for the assessment of effects on visual amenity. The following public
viewpoints 1-7 represent views, as viewed by the public from Cromwell Historic Precinct, Kawarau
River Bridge, Bannockburn Inlet Recreation Reserve, Bannockburn Inlet Boat Ramp, and Cairnmuir
Road. These were selected as representative views based on those places where the proposed
subdivision will be most visible to the public and at varying distances.
Although, and it is my understanding, the genesis of the BLR was to contain Bannockburn within a
‘hollow’ so as not to be visible from the Cromwell Basin, in reality the proposed subdivision will not
be visible from most locations within the wider area. The extent of visual effects will, for the general
public, be confined to a select few locations located within a 5km radius to the north and east of the
site, including from around the Bannockburn Inlet.
The surrounding Bannockburn area has a high level of visual amenity and aesthetic value, derived from
the rugged rural landscape, permeated with a significant historic fabric and intrinsic cultural values.

8

Part I Section 2 of the Resource Management Act

CSF-125936-1-569-V1

Proposed development on the subject site will be seen in this context. From the aforementioned
viewpoints the escarpment of the subject site is the most visible part of the site.
Appendix A in this report, outlines the criteria applied when assessing the visual effects of the
proposed development. Appendix A also outlines the criteria applied when assessing the magnitude
of effects of the proposed development on the existing visual amenity 9.
ZTV Mapping and analysis has been undertaken to demonstrate the potential extent of visibility from
the following seven viewpoint locations. (Refer Sheets 15-21 of the GA).
VIEWPOINT 1: (SHEET 11 & 15 OF THE GRAPHIC ATTACHMENT)

From Cromwell Historic Precinct, as viewed when looking in a south westerly direction, approximately
5kms from the site. From this viewpoint at the Historic Museum, located within Cromwell Historic
Precinct, a complex panorama is experienced when looking in a south westerly direction across Lake
Dunstan towards Bannockburn and the surrounding mountainous landscape.
As a location frequented by locals and tourists alike for gathering and recreation and appreciated for
its connection to the history of Cromwell and the scenic quality of the junction of the Kawarau and
Clutha Rivers and the mountain peaks surrounding the Cromwell Basin, receptor sensitivity is
considered to be high.
Views from this location provide unobstructed views out towards Bannockburn and the subject site,
however given the distance, complex view panorama and mitigation afforded by surrounding
topography, view of the proposed subdivision and BLR breach will be barely noticeable and constitute
only a very small component of the view. The proposal will be readily absorbed by the surrounding
landscape and will be seen alongside recent adjacent residential development, as a result I consider
the magnitude of change in this view to be very low. From this viewpoint the proposed development
would blend in with the scale, landform and pattern of the landscape maintaining existing visual
amenity values. The resulting nature of the visual effect is considered to be neutral.

Guidelines for Landscape and Visual Impact Assessment, 2nd Edition, 2002, The Landscape Institute and the Institute of
Environmental Management and Assessment, Spon Press, New York.
9
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VIEWPOINT 2: (SHEET 11 & 16 OF THE GRAPHIC ATTACHMENT)

From the Kawarau River Bridge, as viewed when looking in a southerly direction, approximately 750m
from the site.
Receptors will include both locals and tourists. Although this view is generally experienced while
travelling in a vehicle, it is assessed that receptor sensitivity at this location is moderate-high as this
view is part of the sequence of arrival to Bannockburn and is one of few bridge crossings over the
Kawarau River.
This viewpoint is located on Bannockburn Road at the northern entrance of the Kawarau River Bridge,
prior to passing over the bridge and ascending a steep incline prior to entering Bannockburn township
located at the top of the hill.
There are no available views of the subject site due to its elevated position at the top of an escarpment
beyond Slaughterhouse Hill. Consequently, there will be no view of the proposed subdivision and so
there will be no visual effects of the proposal from Bannockburn Road and the Kawarau River Bridge.
VIEWPOINT 3: (SHEET 12 & 17 OF THE GRAPHIC ATTACHMENT)

From Bannockburn Recreation Reserve, as viewed when looking in a south westerly direction,
approximately 500m from the site. This viewpoint location is from Bannockburn Recreation Reserve
near the shoreline of Bannockburn Inlet. The gully walking track provides direct access to the area,
which is positioned below a steep escarpment located beyond the site boundary to the east.
Given that this location is popular with locals and visitors for recreation, it is considered that receptor
sensitivity from this location is high.
A visual simulation has been prepared for this viewpoint. Refer to the visual simulation supplement.
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Due to proximity and the nature of the topography there are only limited views of the subject site
from the Bannockburn Recreation Reserve. From this location, lots at the north end above the
escarpment (lots 26- 32 in the original proposal and 26-29 in the updated proposal) are potentially the
most visible. Beyond these, further lots are visible however these will be partly screened by landform
and vegetation in the foreground, therefore not as obvious. Based on the visual simulation prepared
of the updated proposal, it is expected that future dwellings located on the east facing slopes of these
lots will be partially visible and will potentially break the skyline from this location.
The magnitude of change for this view, given the close proximity to the site, is likely to be moderate
to high. I consider that adverse effects on visual amenity will be moderate – high, and this change will
constitute a partial loss of openness, naturalness and visual simplicity within the BLR. Buildings in this
location will be readily noticed by the observer, forming a visible and recognisable new element within
the overall scene.
If the recommendations contained within this landscape comment are adopted, it is considered that
adverse effects of the proposal on visual amenity will be moderate.
VIEWPOINT 4: (SHEET 12 & 18 OF THE GRAPHIC ATTACHMENT)

From Bannockburn Boat Ramp and Swimming Area, as viewed when looking in a westerly direction,
some 800m from the site.
The Bannockburn Inlet Boat Ramp is situated directly opposite the Recreation Area, at the eastern
edge of Bannockburn Inlet. It is a safe and sheltered area used by locals and visitors for boat launching
and swimming.
Given that this location is popular with locals and visitors for recreation, it is considered that receptor
sensitivity from this location is high.
A visual simulation has been prepared for this viewpoint. Refer to the visual simulation supplement.
From this viewpoint, there will be clear and unobstructed views of the lots above the east facing
escarpment (lots 26-32 in the original proposal and 26-29 in the updated proposal) within the
proposed subdivision due to the elevated position of these lots. Buildings situated within these lots,
will not break the skyline but will be readily noticed by the observer, forming a visible and recognisable
new element within the overall scene. Beyond these lots, other dwellings within the development,
particularly those on top of the terrace landform within the BLR will also be partly visible. The
magnitude of change, given the close proximity to the site, is likely to be moderate to high. I consider
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that adverse effects on visual amenity will be moderate – high, and this change will constitute a loss
of openness, naturalness and visual simplicity within the BLR.
If the the recommendations contained within this landscape comment are adopted, it is considered
that adverse effects of the proposal on visual amenity are likely to be moderate.
VIEWPOINT 5: (SHEET 13 & 19 OF THE GRAPHIC ATTACHMENT)

From Cairnmuir Road near Bald Hills Vineyard entry, as viewed when looking in a westerly direction,
some 2.4km from the site.
Cairnmuir Road is situated within the lower hills and terraces located east of the site and provides
access between Bannockburn and Cornish Point. The area is intensively farmed with many orchards
and vineyards within the surrounding area.
Receptors will include both locals and tourists. As this view would most likely be experienced while
travelling in a vehicle and is likely travelled less frequently than gateway roads, such as Bannockburn
Road, it is considered that receptor sensitivity at this location is moderate.
A visual simulation has been prepared for this viewpoint. Refer to the visual simulation supplement.
Elements of the proposed subdivision will be visible from this viewpoint location, some 2.4kms east
of the site. As demonstrated in the visual simulation, buildings within the BLR overlay will be visible
from this location and will form a visible and recognisable element within the overall scene. However,
the proposed built form will be viewed against a backdrop of foothills and mountain ranges.
Further to that, the view from this location is a wider panorama with the Kawarau River in the
foreground, and the context of productive land use and human settlement within the wider landscape.
Therefore, the magnitude of change for this view is likely to be low as the development is viewed from
a long distance and has a low degree of contrast with the surrounding patterns of settlement visible
from this viewpoint. As a result, I consider that adverse effects on visual amenity will be low.
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VIEWPOINT 6: (SHEET 13 & 20 OF THE GRAPHIC ATTACHMENT)

From Cairnmuir Road near Carrick Winery & Vineyards and Cairnmuir Motor Camp, as viewed when
looking in a westerly direction, some 900m from the site.
As described previously, Cairnmuir Road provides access between Bannockburn and Cornish Point.
This view is considered to be representative of views experienced by locals and visitors travelling on
Cairnmuir Road as well as visiting the Carrick Winery or using the Cairnmuir Motor Camp. As such,
receptor sensitivity is considered to be high.
From this viewpoint location, there will be clear views of the lots on the escarpment of the proposed
subdivision (lots 26-32 in the original proposal and 26-29 in the updated proposal), due to the elevated
position of these lots on the escarpment. It is also likely that some development may be partly visible
on the north slope, above the gully (lots 20 to 25, and 11 to 13 in both versions of the proposal), due
to the angle of the view which takes in the end of the landform and looks through the gully. Buildings
within the development will be seen against the backdrop of the landforms beyond and in the context
of residential development to the south west and north west, which can be seen through the gully
towards Bannockburn village centre. Buildings will be readily noticed by the observer, forming a visible
and recognisable element within the overall scene. Consequently, the magnitude of change for this
view is likely to be moderate to high. I consider that adverse effects on visual amenity will be moderate
– high, and this change will constitute a loss of openness, naturalness and visual simplicity within the
BLR.
If the the recommendations contained within this landscape comment are adopted, it is considered
that adverse effects of the proposal on visual amenity are likely to be moderate.
VIEWPOINT 7: (SHEET 14 & 21 OF THE GRAPHIC ATTACHMENT)
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South of Bannockburn Inlet Reserve, there is a second open space area with picnic tables and lawn
adjacent to the shoreline of Bannockburn Inlet. This site is visible from this area, when looking in a
westerly direction, approximately 200m from the site.
Given that this location is popular with locals and visitors for recreation, it is considered that receptor
sensitivity from this location is very high.
This viewpoint is located in close proximity to the site, which is elevated above the viewer, as a result
lots above the escarpment (lots 26-38 in the original proposal and 26-35 in the updated proposal) will
be visible from this viewpoint. It is anticipated that future dwellings located on these lots will be visible
and will potentially break the skyline from this location.
Given that there are no existing dwellings visible from this viewpoint, the close proximity to the site
and possibility for a dwelling to break the skyline from this location, I consider the magnitude of
change for this view to be moderate to high. I consider that adverse effects on visual amenity will be
moderate – high, and this change will constitute a partial loss of openness, naturalness and visual
simplicity within the BLR.
If the recommendations contained within this landscape comment are adopted, it is considered that
adverse effects of the proposal on visual amenity is likely to be moderate.
VISUAL EFFECTS SUMMARY
The effects arising from the non-compliances of the subdivision proposal on the visual amenity are
relatively contained to the immediate site surroundings, with some areas of the proposed subdivision
being clearly visible, in particular to the east from the Bannockburn Boat Ramp and Reserve
(Viewpoints 3, 4, 6 & 7).
The ZTV analysis and selected visual simulations illustrate that potential visual effects arising from the
proposed subdivision from locations to the north and east, in close proximity to the site, will be
moderate-high. In the wider context and from key viewpoints from Cromwell visual effects are low
and in some cases are not considered to be adverse as the development will not be readily noticeable
and will blend in with the context of existing built form.
If the proposed recommendations are adopted, then potentially the level of adverse effects will be
reduced. In the context of closer views, adverse effects will be reduced to moderate. Consequently,
when considering the visibility of the development from all assessed viewpoints I consider that
adverse effects on visual amenity overall will be reduced to moderate-low. For the most part, available
views of the proposed subdivision beyond the immediate site surrounds will be distant, viewed against
a vast and complex landscape, with the overall bulk, form and scale of the development being in
context with the surrounding environment.
CONCLUSION
In its current form, the scale of the departures proposed by this application on the specific
characteristics of Bannockburn that are being sought to be protected by the rules specific to RRA(4),
are substantial. However, there is the potential for these to be reduced if the recommendations
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contained within this comment, in combination with those as set out in the Kopuwai Consulting
Heritage Impact Assessment are adopted.
It is considered that if the recommendations are adopted then any potential adverse landscape effects
will be appropriately mitigated, as the nature and scale of the revised development will maintain the
landscape values and character of the Cromwell Basin.
In the context of visual amenity effects, any potential adverse effects will be contained to viewpoints
immediately to the east of the site, from which the revised proposal will be most visible. From these
viewpoints, recommendations around building platforms and dwelling heights will help to ensure built
form is of a character consistent with the surrounding landscape character and values. Other available
views of the proposed subdivision will be distant, viewed against a vast and complex landscape –
including the evolving built form of Bannockburn township, with the overall bulk, form and scale of
the subdivision in context with this receiving environment. Consequently, potential adverse landscape
and visual effects, from most public viewpoints, arising from the current proposal can be either
avoided or appropriately mitigated.
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APPENDIX A:
CRITERIA APPLIED TO ASSESSMENT OF LANDSCAPE AND VISUAL EFFECTS

Assessment of Landscape Effects 10
An assessment of landscape effects deals with the effects of change on biophysical characteristics,
sensory / aesthetic qualities and associate attributes of a landscape resource. This involves an
understanding of the value of the landscape and the ability of an area to absorb change without
adverse effects.
Establishing a baseline description of the existing biophysical features (eg. landform, landcover, land
use, hydrology), perceptual and experiential qualities (eg. sounds, smells, seasonal changes) and
aesthetic values (e.g. naturalness, openness) is required in order to determine the degree of effects
of the proposal. The landscape value which is derived from the importance that people and
communities attach to the landscape also has potential to be affected by development. This may
include identification as an Amenity Landscape and classifications of an area as an Outstanding Natural
Landscape. A landscape may also have value based on its biophysical, sensory and associate attributes
which are not formally recognised through ONL or SAL status.
The ability of a landscape area to absorb change considers the attributes of the receiving environment
as described above in context to the proposed change, existing patterns of development, zoning and
further anticipated development. The magnitude of change should be considered in the context of
both previous and proposed developments which may have a larger cumulative effect than one
proposed development on its own.

10

Supplementary Statement of Evidence of Bridget Mary Gilbert for Queenstown Lakes District Council, Topic 2-Rural
Landscapes, Annexure 2: Guidelines for the Assessment of Landscape and Visual Effects, 29 April 2019
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Table 1: Determining the Level of Landscape Effects 11
Contributing Factors
Susceptibility
to change

Higher

Lower

The landscape context has
limited existing landscape
detractors which make it
highly vulnerable to the type
of change which would result
from
the
proposed
development.

The landscape context has
many detractors and can
easily accommodate the
proposed
development
without undue consequences
to landscape character.

Nature of
Landscape
The value of The landscape
Resource
the landscape important

includes The landscape lacks any
important
biophysical,
sensory
or
associative
biophysical, sensory and
attributes. The landscape is
associative attributes. The
of low or local importance.
landscape
requires
protection as a matter of
national importance (ONF/L).

Size or scale

Total loss or addition of key
features or elements. Major
changes
in
the
key
characteristics
of
the
landscape,
including
significant
aesthetic
or
perceptual elements.

The majority of key features
or elements are retained. Key
characteristics
of
the
landscape remain intact with
limited
aesthetic
or
perceptual change apparent.

Geographical
extent

Wider landscape scale.

Site scale, immediate setting.

Magnitude
of Change

Duration and Permanent.
reversibility
Long term (over 10 years).

Reversible.
Short Term (0-5 years).

Table 2: Magnitude/Degrees of Effects on Landscape 12

11

Magnitude/Degrees

Use and Definition

Very Low

Negligible loss of or modification of key elements, features,
characteristics, and/or values of the baseline. Influence of new
elements on landscape character and/or landscape value is barely
discernible.

Landscape and Visual Effects Assessment Methodology, Appendix A, Boffa Miskell, 5 April 2018

Supplementary Statement of Evidence of Bridget Mary Gilbert for Queenstown Lakes District Council, Topic 2-Rural
Landscapes, Annexure 2: Guidelines for the Assessment of Landscape and Visual Effects, 29 April 2019
12
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Low

Very little material loss of or modification to key elements, features,
characteristics and/or values. New elements integrate seamlessly
into the pre-development landscape character and/or landscape
values.

Moderate-Low

Minor loss of or modification of one or more key elements, features,
characteristics and/or values. New elements are not uncharacteristic
within the receiving landscape and do not disturb the predevelopment landscape character and/or landscape values.

Moderate

Partial loss of or modification of key elements, features,
characteristics and/or values. The pre-development landscape
character and/or landscape value remains evident but is changed.

Moderate-High

Modifications of several key elements, features, characteristics
and/or values. The pre-development landscape character and/or
landscape values remain evident but materially changed.

High

Major modification or loss of most key elements, features,
characteristics and/or values. Little of the pre-development
landscape character remains and amounts to a significant change in
the landscape character and/or landscape values.

Very High

Total loss of key elements, features, characteristics and/or values.
Amounts to a very significant change in landscape character and/or
landscape values.

Assessment of Visual Effects 13
An assessment of visual effects describes the nature of the change including adverse, positive,
cumulative and temporary effects. It considers the sensitivity of the viewer at key locations
determined by understanding the value of each viewpoint. Photographs at key and representative
viewpoints assist with the assessment of effects.
Magnitude of visual change considers the visual effects that will result from views of a proposed
development. Magnitude of change could refer to the size or scale of the effect, the geographical
extent, viewing distances, the duration of change, such as temporary changes associated with
construction or earthworks as well as permanent changes.
Sensitivity of the viewer is determined by assessing the activity or experience of the person at each
viewpoint location, and the extent to which they may be focused on views of the surrounding
landscape. Individuals more susceptible to change would include visitors within areas that have an
expectation of scenic quality, such as tourist attractions, heritage areas and areas for outdoor
recreation. Local residents are susceptible to change that is visible from their indoor or outdoor living

Supplementary Statement of Evidence of Bridget Mary Gilbert for Queenstown Lakes District Council, Topic 2-Rural
Landscapes, Annexure 2: Guidelines for the Assessment of Landscape and Visual Effects, 29 April 2019
13
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areas and where views contribute to the ‘sense of place’ of a community or region. Residents will
notice new development more readily but may also have expectations that change will occur.
Criteria such as distance, elevation, size, context and weather conditions potentially affect the ability
of the landscape to absorb change and the degree of effects arising from the proposal.
Table 3: Criteria Applied to the Assessment of Visual Effects
Criteria

Definition

Distance

The greater the distance, the less detail is seen.

Elevation

Where a viewpoint is lower than the proposed development, it is
more likely to be viewed against the sky increasing its impact.

Size

The greater the proportion of the view is occupied by the
development or activity, the greater the impact. Colour and form can
also increase or diminish impact by drawing the eye or providing
camouflage.

Context

The degree to which the development is in character with the
context, whether urban or rural.

Weather Conditions

The clarity of the air and the angle and direction of the sun at
different times of year affect visibility. Haze may be frequently
present especially in views towards the mountains.

Activity

Where movement and light reflection change with movement, this
draws the eye and increases visual impact.

Change

The degree of change in the view.

Table 4: Determining the Level of Visual Effects 14
Contributing Factors

Nature of
the Viewing
Audience

14

Susceptibility
to change

Higher

Lower

Views from dwellings and
recreation areas where
attention is typically focussed
on the landscape.

Views from places of
employment and other
places where the focus is
typically incidental to its
landscape context. Views
from transport corridors.

Landscape and Visual Effects Assessment Methodology, Appendix A, Boffa Miskell, 5 April 2018
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Value
attached
views

Viewpoint is recognised by
to the community such as an
important
view
shaft,
identification on tourist maps
or in art and literature.

Viewpoint is not typically
recognised or valued by the
community.
Infrequent visitor numbers.

High visitor numbers.
Size or scale

Loss or addition of key Most key features of view
features in the view.
retained.
High degree of contrast with Low degree of contrast with
existing
existing landscape elements
(i.e. in terms of form scale,
landscape elements (i.e. in
mass, line, height, colour and
terms of form scale, mass,
texture.
line, height, colour and
texture).
Glimpse / no view of the
proposed development.
Full view of the proposed
development.

Magnitude
of Change
Geographical
extent

Front on views.

Oblique views.

Near distance views;

Long distance views.

Change visible across a wide Small portion of change
visible.
area.
Duration and Permanent.
reversibility
Long term (over 15 years).

Transient / temporary
Short Term (0-5 years).

Table 5: Magnitude/Degrees of Effects on Visual Amenity 15
Magnitude/Degrees

Use and Definition

Very Low

Negligible loss of or modification to key elements, features and/or
characteristics of the baseline. Visual influence of new elements is
barely discernible.

Low

Very little material loss of or modification to key elements, features
and/or characteristics. New elements integrate seamlessly into the
pre-development visual environment.

Moderate-Low

Minor loss of or modification to one or more key elements, features,
and/or characteristics. New elements are not uncharacteristic within

Supplementary Statement of Evidence of Bridget Mary Gilbert for Queenstown Lakes District Council, Topic 2-Rural
Landscapes, Annexure 2: Guidelines for the Assessment of Landscape and Visual Effects, 29 April 2019
15

CSF-125936-1-569-V1

the visual environment and do not disturb the pre-development
visual amenity.
Moderate

Partial loss of or modification to key elements, features, and/or
characteristics. The pre-development visual amenity remains evident
but is changed.

Moderate-High

Modifications of several key elements, features and/or
characteristics. The pre-development visual amenity remains evident
but materially changed.

High

Major modification or loss of most key elements, features and/or
characteristics. Little of the pre-development visual amenity remains
and amounts to a significant change in visual amenity values.

Very High

Total loss of key elements, features and/or characteristics, which
amounts to a very significant change in visual amenity.

Determining Nature of Effects
Effects on an environment are not always adverse, particularly where the level of sensitivity is low due
to existing level of human modification or intervention. For example, the removal of a group of trees
or a plantation might have a ‘substantial’ impact, but the effect on the landscape and views may be
beneficial. The process of determining effects requires an assessment of the level of sensitivity,
combined with an assessment of the magnitude of change. A greater level of effect is generally
associated with higher magnitude changes affecting an environment, or to an environment/ observer
with a higher level of sensitivity. However, it is important to note that the different levels of effect are
on a continuum so that there is a gradual transition between levels and the final evaluation comes
down to a professional judgement.
The nature of the viewer/receptor, distance from site and scale of the intervention affects sensitivity
i.e. an informed viewer looking for the application site will be able to see it but a casual observer is
less likely to see it given the application site’s scale within the view. Views typically range from 2.5km
to 4km away from the nearest proposed platform (as dictated by public access routes).
Table 6: Determining the Nature of Effects 16

16

Nature of Effect

Use and Definition

Adverse (negative)

The proposed development would be out of scale with the landscape
or at odds with the local pattern and landform which results in a
reduction in landscape and / or visual amenity values.

Landscape and Visual Effects Assessment Methodology, Appendix A, Boffa Miskell, 5 April 2018
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Neutral (benign)

The Proposed development would complement (or blend in with) the
scale, landform and pattern of the landscape maintaining existing
landscape and / or visual amenity values.

Beneficial (positive)

The proposed development would enhance the landscape and / or
visual amenity through removal or restoration of existing degraded
landscape uses and / or addition of positive elements or features.
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Viewpoint Photograph 1: Cromwell Heritage Precinct
Date: 09 July 2020
Time: Between 11:00 and 13:00
Camera: Canon EOS 7D Mark II 30mm Focal Length

Viewpoint Photograph 2: Kawarau River Bridge
Date: 09 July 2020
Time: Between 12:00 and 14:00
Camera: Canon EOS 7D Mark II 30mm Focal Length
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Viewpoint Photograph 3: Bannockburn Inlet Recreation Reserve
Date: 09 July 2020
Time: Between 13:00 and 15:00
Camera: Canon EOS 7D Mark II 30mm Focal Length

Viewpoint Photograph 4: Bannockburn Boat Ramp & Swimming Area
Date: 09 July 2020
Time: Between 13:00 and 15:00
Camera: Canon EOS 7D Mark II 30mm Focal Length
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Viewpoint Photograph 5: Cairnmuir Road
Date: 09 July 2020
Time: Between 13:00 and 15:00
Camera: Canon EOS 7D Mark II 30mm Focal Length

Viewpoint Photograph 6: Cairnmuir Road
Date: 04 August 2020 Time: Between 9:00 and 11:00
Camera: Olympus Digital Camera
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Viewpoint Photograph 7: Bannockburn Inlet Recreation Reserve
Date: 04 August 2020 Time: Between 9:00 and 11:00
Camera: Olympus Digital Camera

Viewpoint Photographs
rough & milne landscape architects

Proposed Subdivision | Water Race Hill, Lot 4, Terrace St, Bannockburn
31 March 2021 Rev C

SHEET

14

Viewpoint 1
Cromwell Heritage Precinct

LEGEND
Property Boundary
Visible ground surface areas from
viewpoint
Notes:
Visibility analysis is a calculation to determine
a set of unobstructed sight lines from a given
viewpoint with a 1.70m observation height
from the existing ground to the proposed
development
The highlighted are the surface areas visible
from the given viewpoint.
Visibility analysis calculation is based on ‘bare
earth’ terrain model and does not account
existing buildings, existing trees, atmospheric
elements and other surface elements that may
affect visibility at any point between the given
viewpoints and the proposed development.
Ground elevation data is sourced from Land
Information New Zealand (LINZ) 8m Digital
Elevation Model 2012.
Maximum viewing range taking account of
Earth’s curvature is 5km
The ZTV is shown with the 38-lot subdivision
plan.
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LEGEND
Property Boundary
Visible ground surface areas from
viewpoint
Notes:
Visibility analysis is a calculation to determine
a set of unobstructed sight lines from a given
viewpoint with a 1.70m observation height
from the existing ground to the proposed
development
The highlighted are the surface areas visible
from the given viewpoint.
Visibility analysis calculation is based on ‘bare
earth’ terrain model and does not account
existing buildings, existing trees, atmospheric
elements and other surface elements that may
affect visibility at any point between the given
viewpoints and the proposed development.
Ground elevation data is sourced from Land
Information New Zealand (LINZ) 8m Digital
Elevation Model 2012.
Maximum viewing range taking account of
Earth’s curvature is 5km
The ZTV is shown with the 38-lot subdivision
plan.
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Kawarau Bridge
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LEGEND
Property Boundary
Visible ground surface areas from
viewpoint
Notes:
Visibility analysis is a calculation to determine
a set of unobstructed sight lines from a given
viewpoint with a 1.70m observation height
from the existing ground to the proposed
development
The highlighted are the surface areas visible
from the given viewpoint.
Visibility analysis calculation is based on ‘bare
earth’ terrain model and does not account
existing buildings, existing trees, atmospheric
elements and other surface elements that may
affect visibility at any point between the given
viewpoints and the proposed development.
Ground elevation data is sourced from Land
Information New Zealand (LINZ) 8m Digital
Elevation Model 2012.
Maximum viewing range taking account of
Earth’s curvature is 5km
The ZTV is shown with the 38-lot subdivision
plan.
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Bannockburn Inlet
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LEGEND
Property Boundary
Visible ground surface areas from
viewpoint
Notes:
Visibility analysis is a calculation to determine
a set of unobstructed sight lines from a given
viewpoint with a 1.70m observation height
from the existing ground to the proposed
development
The highlighted are the surface areas visible
from the given viewpoint.
Visibility analysis calculation is based on ‘bare
earth’ terrain model and does not account
existing buildings, existing trees, atmospheric
elements and other surface elements that may
affect visibility at any point between the given
viewpoints and the proposed development.
Ground elevation data is sourced from Land
Information New Zealand (LINZ) 8m Digital
Elevation Model 2012.
Maximum viewing range taking account of
Earth’s curvature is 5km
The ZTV is shown with the 38-lot subdivision
plan.
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LEGEND
Property Boundary
Visible ground surface areas from
viewpoint
Notes:
Visibility analysis is a calculation to determine
a set of unobstructed sight lines from a given
viewpoint with a 1.70m observation height
from the existing ground to the proposed
development
The highlighted are the surface areas visible
from the given viewpoint.
Visibility analysis calculation is based on ‘bare
earth’ terrain model and does not account
existing buildings, existing trees, atmospheric
elements and other surface elements that may
affect visibility at any point between the given
viewpoints and the proposed development.
Ground elevation data is sourced from Land
Information New Zealand (LINZ) 8m Digital
Elevation Model 2012.
Viewpoint 5
Cairnmuir Road

Maximum viewing range taking account of
Earth’s curvature is 5km
The ZTV is shown with the 38-lot subdivision
plan.
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LEGEND
Property Boundary
Visible ground surface areas from
viewpoint
Notes:
Visibility analysis is a calculation to determine
a set of unobstructed sight lines from a given
viewpoint with a 1.70m observation height
from the existing ground to the proposed
development
The highlighted are the surface areas visible
from the given viewpoint.
Visibility analysis calculation is based on ‘bare
earth’ terrain model and does not account
existing buildings, existing trees, atmospheric
elements and other surface elements that may
affect visibility at any point between the given
viewpoints and the proposed development.
Ground elevation data is sourced from Land
Information New Zealand (LINZ) 8m Digital
Elevation Model 2012.
Maximum viewing range taking account of
Earth’s curvature is 5km
The ZTV is shown with the 38-lot subdivision
plan.
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Cairnmuir Road
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LEGEND
Property Boundary
Visible ground surface areas from
viewpoint
Notes:
Visibility analysis is a calculation to determine
a set of unobstructed sight lines from a given
viewpoint with a 1.70m observation height
from the existing ground to the proposed
development
The highlighted are the surface areas visible
from the given viewpoint.
Visibility analysis calculation is based on ‘bare
earth’ terrain model and does not account
existing buildings, existing trees, atmospheric
elements and other surface elements that may
affect visibility at any point between the given
viewpoints and the proposed development.
Ground elevation data is sourced from Land
Information New Zealand (LINZ) 8m Digital
Elevation Model 2012.
Maximum viewing range taking account of
Earth’s curvature is 5km
The ZTV is shown with the 38-lot subdivision
plan.
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Bannockburn Inlet
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