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MACKENZIE LIFESTYLE LIMITED 

Lot 1 Deposit Plan 441901 

This resource consent application has been prepared in accordance with the Fourth Schedule of the Resource 
Management Act 1991 in such detail as corresponds with the scale and significance of the effects that the activity 

may have on the environment. 

(1) An application for resource consent for an activity (the activity) must include the following: 
(a) A description of the activity 

It is proposed to subdivide Lot 1 DP 422901 (copy attached as [A]) into six rural-residential allotments and one 

rural allotment, and identify seven building platforms for associated residential and rural activity as follows:  

Lot  Approximate Area (ha) Building Platform (m2) 
1 7.0 1,200 

2 3.10 1,200 

3 2.20 1,200 

4 4.60 1,200 

5 4.90 1,200 

6 2.20 1,200 

7 222.00 (balance) 1,500 

A copy of the proposed subdivision is attached as [B].    

Lots 1 to 6 are proposed to be accessed from an existing access point onto the State Highway which was 

approved by Resource Consent RM070080 (copy attached as [C]) and formed accordingly.    

Lot 7 is proposed to be accessed from an existing access point RM070082 (copy attached as [D]).     

Land use consent is sought to erect a dwelling and shed within each lot. Specific building designs are not 

provided but parameters are set by way of building platforms and additional design restrictions. 
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The following restrictions are volunteered as part of the application.  It is anticipated that these restrictions will be 

recorded as consent notices on any resultant titles:  

o Lots 1 - 6 are each to contain a building platform 40 x 30m (1200m2) in area. The maximum building 
footprint of future built form within each platform is 600m2 in area. Lot 7 is to contain a building platform 50 x 
30m (1500m2) in area. The maximum building footprint of future built form within this platform is 750m2 in 
area. 

o Building platforms within Lots 1 – 7 have a building height restriction of 5.5m above existing ground level.  
o Building restrictions associated with the proposed building platforms within Lots 1 - 7 include: 

– Future buildings shall be of simple forms such as traditional gable cottage forms with no arches, 
turrets or dormers. 

– No temporary or relocated buildings are permissible. 
– Roof forms of future buildings shall be peaked or mono-pitched at angles between 0 and 25 

degrees. Curved roofs are prohibited. 
– Cladding of a future dwelling within any building platform shall be timber (painted or unpainted), 

cement composite weatherboards (Linea or similar), stacked stone, brick, corrugated iron or steel, 
solid plaster or a similar material approved by Mackenzie District Council. 

– Exterior roof cladding materials shall be finished in the natural range of browns, greens and greys 
with a light reflectance value (LRV) of 20% or less. 

– Exterior wall cladding materials shall be finished in the natural range of browns, greens and greys 
with a LRV of 36% or less. 

– Joinery, gutters and downpipes shall match or be darker than the selected roof or wall colours.   
– Cladding of future sheds within the building platforms shall be of the same materials as the dwelling 

or clad in Colorsteel finished in the colours Karaka or Ironsand which both have a LRV of 7%.  
o No vehicles shall be stored on site unless they are housed in a garage or a shed. A vehicle, in this instance, 

is any object that has, had, or will have road wheels. 
o The proposed layout plan (Appendix 2) outlines vegetation that is to be retained and/or planted within the 

vicinity of each of the proposed building platforms.  
o View lines to Mt Cook from each of the proposed building platforms shall be protected as follows: any 

vegetation exceeding 3m in height within any lot (excluding vegetation that is proposed to be retained or 
implemented as outlined on the proposed layout plan) that reduces views towards Mt Cook from any building 
platform shall be trimmed/topped to be below 3m in height or removed entirely.  

o Exterior lighting attached to a building shall not exceed 3m above ground level and be down lighting only. 
Exterior lighting that is not attached to a building shall not exceed 1m above ground level and be down 
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lighting only. There shall be no light spill beyond the property boundary. No external lighting shall be used to 
highlight or accentuate built forms, structural elements or any landscape features. 

o Fencing is restricted to standard post-and-wire farm fencing only. 
o The part of Lot 7 that lies within 600 metres from SH8 is proposed to be left in its current state as part of this 

application. However it is recognised that this area could accommodate a golf course, or other 
recreation/tourism activities in the future.  It is important to note that this application does not assess such 
future activities and does not preclude such activities from being applied for in the future.  The part of the Lot 
7 that is more than 600 metres from SH8 is to be managed by agricultural activities that include sheep and 
beef grazing, cropping, cultivation, potential topdressing, over-sowing and direct drilling and additional 

fencing.   .    

The proposed lots are proposed to be connected to reticulated water, electricity and telecommunications as 
approved for the site by resource consents RM070082, RM100013 and RM150004 (copies attached as [E] and 
[F] respectively).  Wastewater disposal will be on-site if a connection to the Council’s reticulated system is not 
available.    

Approval of this proposal would effectively replace the larger subdivision approved on the site.  It is therefore 
proposed that if this consent is approved it be subject to a condition requiring the surrender of RM070082, 
RM100013 and RM150004 pursuant to section 138 of the RMA.     

(b) A description of the site at which the activity is to occur 
 
The subject site is on the eastern side of the State Highway, opposite Twizel Township.  The site is legally 
described as Lot 1 DP 422901 as contained in identifier 489340.   

 
(c) The full name and address of each owner or occupier of the site 

 
Subject site: Lot 1 DP 16632 and Lot 3 DP 477149 
Owner:  High Country Rosehip Orchards Limited   

 Address: State Highway 8, Twizel 
 

A copy of the relevant Computer Freehold Registers is attached as [A]. 
 
(d) A description of any other activities that are part of the proposal to which the application relates 
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Not applicable. 

 
(e) A description of any other resource consents required for the proposal to which the application 

relates 
 

No other resource consents are required for the proposal to which this application relates. 
 

(f) An assessment of the activity against the matters set out in Part 2: 

 

Part 2 of the RMA States specifies the purpose of the Act as follows:  

Purpose 
(1)The purpose of this Act is to promote the sustainable management of natural and physical resources. 

(2) In this Act, sustainable management means managing the use, development, and protection of 

natural and physical resources in a way, or at a rate, which enables people and communities to provide 

for their social, economic, and cultural well-being and for their health and safety while— 

(a) sustaining the potential of natural and physical resources (excluding minerals) to meet the 

reasonably foreseeable needs of future generations; and 

(b) safeguarding the life-supporting capacity of air, water, soil, and ecosystems; and 

(c) avoiding, remedying, or mitigating any adverse effects of activities on the environment. 

The proposed subdivision will not adversely affect any of the above listed matters respective of sustainable 
management and is therefore consistent with this purpose.  

Matters of national importance 
In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to 

managing the use, development, and protection of natural and physical resources, shall recognise and 

provide for the following matters of national importance: 

(a) the preservation of the natural character of the coastal environment (including the coastal marine 

area), wetlands, and lakes and rivers and their margins, and the protection of them from inappropriate 

subdivision, use, and development: 
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(b) the protection of outstanding natural features and landscapes from inappropriate subdivision, use, 

and development: 

(c) the protection of areas of significant indigenous vegetation and significant habitats of indigenous 

fauna: 

(d) the maintenance and enhancement of public access to and along the coastal marine area, lakes, 

and rivers: 

(e) the relationship of Maori and their culture and traditions with their ancestral lands, water, sites, waahi 

tapu, and other taonga: 

(f) the protection of historic heritage from inappropriate subdivision, use, and development 

(g )the protection of protected customary rights. 

Sub-section (a) is relevant to the extent that the property borders the Twizel River to the west.   All 
development has been set back from the river so as to preserve the natural character of the river and its 

margin.    

Sub-section (b) is relevant to the extent that the Environment Court has found the entire Mackenzie Basin to 
be part of an Outstanding Natural Landscape.  The proposal has been assessed in this context and it is 
concluded that the proposed development, in combination with surrendering resource consents RM070082, 
RM100013 and RM150004, is appropriate subdivision, use and development of the subject site.     

Sub-section (c) is not relevant to the extent that there is no significant indigenous vegetation and significant 

habitats of indigenous fauna located on the property.     

Sub-section (d) is a relevant matter.  It is noted that a pedestrian easement was created down the western 
border of the site (adjacent to the Twizel River) as part of the land tenure review.  Part of the alignment of the 

trail changes as a result of this application, however improved direct access is maintained to the River.    

Sub-sections (e) to (g) are not relevant to this application.  

Overall, it is considered the proposal provides for all of the matters of national importance in achieving the 

purpose of the RMA.    

Other matters 
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In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to 

managing the use, development, and protection of natural and physical resources, shall have particular 

regard to— 

(a)kaitiakitanga: 

(aa)the ethic of stewardship: 

(b)the efficient use and development of natural and physical resources: 

(ba)the efficiency of the end use of energy: 

(c)the maintenance and enhancement of amenity values: 

(d)intrinsic values of ecosystems: 

(e)[Repealed] 

(f)maintenance and enhancement of the quality of the environment: 

(g)any finite characteristics of natural and physical resources: 

(h)the protection of the habitat of trout and salmon: 

(i)the effects of climate change: 

(j)the benefits to be derived from the use and development of renewable energy. 

This activity is not considered to affect matters of kaitiakitanga or the ethic of stewardship, and will not 
detrimentally affect the intrinsic values of ecosystems or climate change matters.  Overall, the proposal is 
consistent with the other matters listed above and is an efficient use of the land without adversely affecting 

the wider surrounds. 

(g) An assessment of the activity against any relevant provisions of a document referred to in 
section 104(1)(b). 

Section 104(1)(b) of the RMA states:  

104 Consideration of applications 

(1)  When considering an application for a resource consent and any submissions received, the consent 

authority must, subject to Part 2, have regard to– 

… 

(b) any relevant provisions of— 

(i) a national environmental standard: 

(ii) other regulations: 

(iii) a national policy statement: 
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(iv) a New Zealand coastal policy statement: 

(v) a regional policy statement or proposed regional policy statement: 

(vi) a plan or proposed plan; and … 

The relevant provisions are (i) a National Environmental Standard (NES), (ii) the Environment Canterbury 
Regional Policy Statement and Plans, and (iii) the Mackenzie District Plan (as amended by PC13).   Each of 
these will be discussed in turn.    

104(1)(b) (i) - NES for Assessing and Managing Contaminants in Soil to Protect Human Health 

All applications for resource consents are required to be considered under the National Environmental 
Standard (NES) for Assessing and Managing Contaminants in Soil to Protect Human Health.  Under these 
regulations, land is considered to be actually or potentially contaminated if an activity or industry on the 
Hazardous Activities or Industries List (HAIL) has been, or is more likely than not to have been undertaken on 
that land.  The land use history is the trigger in determining whether land requires further assessment under 

the NES. 

Attachment G of the Hazardous Activities or Industries List includes:  

G Cemeteries and waste recycling, treatment and disposal 
1. Cemeteries 

2. Drum or tank reconditioning or recycling 

3. Landfill sites 

4. Scrap yards including automotive dismantling, wrecking or scrap metal yards 

5. Waste disposal to land (excluding where biosolids have been used as soil conditioners) 

6. Waste recycling or waste or wastewater treatment 

Section 1 SO 18355 contains the Twizel Wastewater Treatment Plant within the site.  While the treatment 
facility is entirely located within its own site, water does drain from the site over the subject land.    

The proposal to subdivide the subject site and identify a residential building platform on this lot is a permitted 
activity under the National Environmental Standard for Assessing and Managing Contaminants in Soil to 
Protect Human Health (NES) as the requirements listed in section 8(4) of the NES listed below have been 

met: 
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“8(4) Subdividing land or changing the use of the piece of land is a permitted activity while the following 

requirements are met: 

(a) a preliminary site investigation of the land or piece of land must exist; 

(b) a report on the preliminary site investigation must state that it is highly unlikely that there will be a 

risk to human health if the activity is done to the piece of land; 

(c) the report must be accompanied by a relevant site plan to which the report is referenced; 

(d) the consent authority must have the report and the plan.” 

A review has been undertaken of all the MDC consents registered against the lots subject to this application.  
The review identified that the Mackenzie District Council applied for a HAIL Site under RM150075 for the 
sewerage treatment lot and the outfall drain which runs through the subject site.  It is understood that 

RM150075 is on hold.   

I have not been able to obtain a copy of the application at the time of undertaking this assessment.  However 
it is assumed that this application covers the subject site and there is no need to replicate this application as 

part of this application.    

In conclusion, subject to the outcome of RM150075, it is considered unlikely that there would be a risk to 

human health resultant from the development proposed in this application. 

104(1)(b) (ii) –Other Regulations, 104(1)(b) (iii) – National Policy Statement and 104(1)(b) (iv) – NZCPS  

No other regulations or NPS’s are relevant to this proposal.    

104(1)(b) (v) - Canterbury Regional Council  Plans 

Environment Canterbury manages air, land and water matters on a regional scale. Activities on the Site will 
therefore also need to be assessed under the Canterbury Natural Resources Regional Plan (“NRRP”) and the 
Canterbury Proposed Land and Water Regional Plan (“PLWP”). 

 
If connection to the public wastewater system is not available, then domestic wastewater treatment and 
discharge will be required to be provided on site (i.e. sewage tank). The discharge of domestic wastewater 
from on-site treatment systems is a Controlled Activity under Rule WQL12 provided the discharge meets a 
range of conditions relating to discharge volume, and discharge location and depth. 
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If the discharge does not meet any of the above standards, it will be considered a Discretionary Activity. 
 
The discharge of domestic wastewater from on-site treatment systems (if required) is a Permitted Activity 
under Rule 5.8 provided the discharge meets a range of conditions relating to discharge volume, and 
discharge location and depth. 
 
If the discharge does not meet permitted activity conditions, it will be considered a Restricted Discretionary 
Activity. 

 
With respect to Objectives and Policies, it is considered not necessary to include within assessment as the 
Operative District Plan and Plan Change 13 deals with all the relevant matters in more detail. 

104(1)(b) (vi) - Mackenzie District Plan (including Plan Change 13) 

The Mackenzie District Plan, including amendments sought by Plan Change 13, are discussed at length 

under Part (2) of this assessment.    

(2) The assessment under subclause (1)(g) must include an assessment of the activity against –  
(a) Any relevant objectives policies or rules in a document; and 

 

(a)  Operative District Plan Assessment   

(i) Objectives and Policies 

The proposal has been considered in light of both the Rural Zone (Section 7) objectives and policies and the 
Subdivision and Development (Section 12) objectives and policies. Relevant objectives and policies are 

discussed below.  

Objective 1 states: 

Rural Objective 1 - Indigenous Ecosystems, Vegetation And Habitat 
To safeguard indigenous biodiversity and ecosystem functioning through the protection and 

enhancement of significant indigenous vegetation and habitats, riparian margins and the maintenance of 

natural biological and physical processes. 
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Objective 1 is to be met by the following policies: 

Rural Policy 1A - Department Of Conservation And Landholders 
To promote the long-term protection of sites with significant conservation values by encouraging: 

- landholders and relevant agencies to pursue protection mechanisms and agreements; 

- tenure review processes under the Land Act and Crown Pastoral Land Act 1998; 

- implementation of the Conservation Management Strategy and the Management Plan for the 

Aoraki/Mount Cook National Park. 

Rural Policy 1B - Identification And Protection Of Special Sites 
To identify in the District Plan sites of significant indigenous vegetation or habitat (in accordance with the 

criteria listed in the Reasons below), and significant geological or geomorphological features, and to 

prevent development which reduces the values of these sites or features. 
Rural Policy 1C - Natural Character And Ecosystem Functions 
To avoid, remedy or mitigate adverse effects on the natural character and indigenous land and water 

ecosystem functions of the District, including 

i land form, physical processes and hydrology; 

ii remaining areas of significant indigenous vegetation and habitat, and linkages between these 

areas; 

iii aquatic habitat and water quality and quantity. 

The site is not known to have any significant conservation value, or areas of significant indigenous vegetation 
or habitat or geological or geomorphological features therefore Policies 1A and 1B are not affected. The 
proposal will have only a minor effect on the landscape as detailed in the Landscape Assessment report 

attached as ‘G’. The proposal is therefore considered consistent with this objective and associated policies.  

The second objective for the Rural Zone is: 

Rural Objective 2 - Natural Character Of Waterbodies And Their Margins 
The preservation of the natural character and functioning of the District's lakes, rivers, and wetlands and 

their margins, and the promotion of public access along these areas. 

It is to be met by the following policies: 

Rural Policy 2A - Controlling Adverse Effects 
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Managing by way of standards, guidelines and good management techniques, the adverse effects of 

activities such as earthworks, vegetation clearance, tree plantings and buildings that have the potential 

to threaten the survival of riparian vegetation and habitat, or to have significant adverse effects on public 

access and recreation, river, lake or wetland ecology, natural character, maintenance of bank stability, 

or water quality and quantity. 
Rural Policy 2B - Riparian Margins 
To encourage the protection of natural character and conservation values of riparian areas and adjacent 

water bodies and the provision of public access along riparian margins. 

The proposal will not directly impact on the Twizel River. It is considered that this objective and policy will not be 
affected by the proposal. 

The third objective for the Rural Zone relates to landscape, as follows: 

Rural Objective 3 - Landscape Values 
Protection of outstanding landscape values, the natural character of the margins of lakes, rivers and 

wetlands and of those natural processes and elements which contribute to the District's overall character 

and amenity. 

It is to be met by the following policies: 

Rural Policy 3A - Lakeside Landscapes 
To avoid or mitigate the effects on lakeside landscapes by controlling the scale, appearance and 

location of buildings. 

 Rural Policy 3B - Important Landscapes And Natural Features 
To limit earthworks on steeper slopes, high altitude areas, and on land containing geopreservation sites 

to enable the landforms and landscape character of these areas to be maintained. 

 Rural Policy 3C - Scenic Viewing Areas 
To limit structures and tall vegetation within scenic viewing areas to enable views of the landscape to be 

obtained within and from these areas. 

 Rural Policy 3D - Impacts Of Subdivision Use And Development 
Avoid or mitigate the effects of subdivision, uses or development which have the potential to modify or 

detract from areas with a high degree of naturalness, visibility, aesthetic value, including important 

landscapes, landforms and other natural features. 
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Rural Policy 3E - Tree Planting 
To control the adverse effects of siting, design and potential wilding tree spread of tree planting 

throughout the District, to enable forestry to be integrated within rural landscapes and to avoid screening 

of distant landscapes. 
 Rural Policy 3F - In Harmony With The Landscape 

To encourage the use of guidelines for the siting and design of buildings and structures, tracks, and 

roads, tree planting, signs and fences. 

To encourage the use of an agreed colour palette in the choice of external materials and colours of 

structures throughout the district, which colours are based on those which appear in the natural 

surroundings of Twizel, Tekapo and Fairlie. 

Policies 3A to 3C are not relevant to the proposal.  

The subject site does not have a high degree of naturalness or aesthetic value.  It is, however, highly visible from 
the State Highway.  The effects of visibility are proposed to be avoided or mitigated as detailed in the Landscape  

Report  attached as ‘G’ consistent with Policy 3D.        

A number of tree planting is proposed for screening and privacy.  The applicant is happy for a condition to be 
imposed on the consent requiring these trees not to have wilding characteristics consistent with Policy 3E.    
With respect to wilding pines growth on the site, Dr Lloyd notes in paragraph 4.5 of his Ecological assessment 

the following:  

“There are several clumps of planted trees on the outwash plain near State Highway 8, which are a mix 

of Corsican pine, larch (Larix decidua), and Populus deltoides. Curiously, the Corsican pine trees in 

these clumps do not appear to be spreading, whereas the mature Corsican pine trees on the Twizel side 

of the State Highway have at times been associated with significant spread onto the property (John 

Lyons, pers. comm.).” 

It is considered that more intensive subdivision as proposed will assist in controlling any wildings tree spread. 

The matters detailed in Policy 3F have been considered in the volunteered conditions and design of the 

subdivision as detailed in the Landscape Report attached as ‘G’.   

The fifth objective is as follows: 

Rural Objective 5 - Downlands And Plains Soils 
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Cultivation and livestock management on downlands and plains areas which minimizes potential soil 

loss and loss in quality of soil. 

It is to be met by the following policy: 

Rural Policy 5A - Land Use Practices 
To promote land use practices on the down lands and plains which do not accelerate erosion or 

depletion of soil quality and which therefore are appropriate for sustainable land management 

It is not likely that the current proposal will accelerate erosion or depletion of soil quality and as such it is 
considered consistent with this policy and objective.  

The sixth objective guiding the Rural Zone is: 

Rural Objective 6 - Rural Amenity And Environmental Quality 
A level of rural amenity which is consistent with the range of activities anticipated in rural areas, but 

which does not create unacceptably unpleasant living or working conditions for the District's residents or 

visitors, nor a significant deterioration of the quality of the general rural and physical environment. 

It is to be met by the following relevant policies: 

Rural Policy 6B - Setback Of Buildings 
To require residential dwellings to be setback from property boundaries to reduce the probability of the 

residents of these dwellings being exposed to significant adverse effects from an activity on a 

neighbouring property, and to maintain the visual character of the rural area particularly as viewed from 

the state highways. 
Rural Policy 6D - General Amenity Controls 
To encourage and/or control activities to be undertaken in a way which avoids, remedies or mitigates 

adverse effects on the amenities and physical environment of rural areas. 

All building platforms have been set back from property boundaries to control reverse sensitivity effects.  The 

subdivision has been designed avoid, remedy or mitigate effects on the amenity of the rural area.    

Objective 7 reads as follows: 
 

Rural Objective 7 - Natural Hazards 
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Minimal loss of life, damage to assets and infrastructure, or disruption to the community of the District, 

from natural hazards. 

And is to be met by one policy: 

Rural Policy 7A - Proximity To Waterways 
To control the proximity of buildings to waterways to limit potential loss of life and damage to property. 

The site is not known to be subject to any natural hazards. No buildings are proposed by this application. The 
proposal is consistent with this objective and policy. 

Objectives 8 and its policy relate to surface of waterways and are not considered relevant to this proposal. 

Similarly, objective 9 and its policy relating to aviation, and Objective 10 and associated policies relating to 

Aoraki/Mt Cook National Park are not relevant to this proposal. 

Objective 11 for the Rural Zone is as follows: 

Rural Objective 11 - Rural Infrastructure 
Rural infrastructure which enables the District and the wider community to maintain their economic and 

social wellbeing. 

This objective is to be met by the following policy: 

Rural Policy 11A – Rural Infrastructure 
To recognise the economic and social importance of transportation, electricity generation and 

transmission, and rural servicing infrastructure and, consistent with other objectives and policies of this 

Plan, to provide for its upgrading, maintenance and enhancement 

As mentioned previously there are power pylons which dissect proposed Lot 7. It is not anticipated that the 

pylons will be affected by this proposal and as such it is considered that the proposal is not contrary to the above.   

With respect to Subdivision and Development Objectives and Policies, the first relevant objective is as follows:  

Objective 1 - Subdivision Servicing 
The provision of necessary services including safe and efficient access to subdivided allotments in 

anticipation of the likely effects of land use on those allotments. 
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This objective is to be met by 13 policies: 

1  To integrate subdivision roading with the existing roading network in an efficient manner which 

reflects expected traffic levels and the safe management of vehicles and pedestrians. 

2  To achieve safe and effective vehicular access to properties in subdivisional developments. 

3  To achieve provision of pedestrian and amenity linkages where useful linkages can be further 

developed. 

4  To minimise the adverse visual and physical effects of subdivision roading. 

5  To require that water supplies to subdivided allotments are of a sufficient capacity and of a 

drinkable standard. 

6  To require upon subdivision, that all new lots be provided with a means of connection to a 

reticulated water supply system, where water from such a system is available. 

7  To require that the provision of any necessary additional water supply, stormwater control or 

sewage disposal infrastructure and the upgrading of existing infrastructure  is undertaken or 

contributed to by subdividers where appropriate, in recognition of the scale and nature of the 

anticipated land users. 

8  To encourage the retention of natural open waterways for stormwater to ensure disposal in a 

manner which maintains or enhances the quality of surface and ground water. 

9  To require that stormwater is disposed of in a manner that avoids inundation of land within or 

adjoining the subdivision. 

10  To require, upon subdivision, that anticipated development is provided with a means of 

disposing of sanitary sewage in a manner which is consistent with maintaining public health 

and minimises adverse effects on the environment. 

11  To require upon subdivision, that all new lots be provided with a means of connection to a 

reticulated sanitary system, where such a system is available. Where a reticulated system is 

not available, on site or stand alone communal treatment systems may be installed, subject to 

any discharge consents required. 

12  To require that provision be made for trade waste disposal upon subdivision of land for 

anticipated industrial use. 

13   To require that adequate provision is made for the supply of reticulated energy and 

communication facilities and that the method of reticulation is appropriate to the amenities of 

the area. 
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Safe and efficient access is proposed, in accordance with the designs stipulated by NZTA under RM070080 
(subject to further consultation with NZTA).   No new roads are proposed.  Water is proposed to be connected to 
reticulated supply in the same or similar manner to what is approved by RM070082.  Wastewater is proposed to 

be disposed of on-site if reticulation is not available.      

The second objective is: 

 Objective 2 - Cost Of Services To Be Met By Subdividers and Developers 

The costs of the provision of existing services, new services or the upgrading of services which are 

necessitated by subdivision or development, is to be met by the subdividers and/or developers. 

It is to be met by the following policies: 

1  To require subdividers and developers to meet the costs of new or upgraded services 

(including head works), which are attributable to the impacts of the subdivision or development, 

including where applicable: 

• roading and access; 

• water supply; 

• sewage disposal; 

• stormwater disposal; 

• trade waste disposal; 

• provision of electricity; and 

• provision of telecommunications. 

2  To require contributions for creation of new allotments and multi-unit residential development 

for the purpose of recouping costs of existing public utility services provided by the Council that 

serve the land in the subdivision or development. 

3  To provide for any contributions to be in accordance with the methods of determination 

specified in the Rules. 
 
Connection to any reticulated supplies will be at the applicant’s expense consistent with this objective and 
policies.  
 
 Objective 3 – Recreation and Reserves 
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A conveniently distributed and accessible range of public open space and recreational areas and 
facilities to meet the diverse needs of residents and visitors to the District. 

It is to be met by the following policies: 

1  To encourage, and where possible, provide for a range of recreation opportunities within the 

District. 

2  To ensure the provision of open spaces and recreational areas within or in reasonable 

proximity to new residential subdivisions to meet the needs of the future community. 

3  To require contributions towards public open space and recreation areas from residential 

subdivision and from any major residential, business or community development to provide for: 

i Additional parks, walkways and cycleways needed as a result of additional 

household and/or visitor growth. 

ii Additional open space needed for visual relief or enhancement. 

iii Development and maintenance of neighbourhood parks and local open space to a 

level at which they are useable and enjoyable. 

No new reserves are proposed by the proposal.  It is noted that walking tracks exist through the property at 
present and it is proposed to amend the alignment creating a slightly shorter, more direct access to the Twizel 

River.  

The fourth objective relates to esplanade provision as follows: 

 Objective 4 - Esplanade Provision 
Development of a system of esplanade areas adjacent to important waterways, and access strips to 

these esplanade areas, which: 

• enables protection of the margins and retaining of the natural character of lakes and rivers; 

• maintains or enhances the natural functioning of lakes and rivers, their water quality and aquatic 

habitats; 

• provides for public access to and along, and the recreational use of the margins of lakes and rivers, 

where it is appropriate in terms of conservation values and public safety; and 

• mitigating natural hazards. 

It is to be met by the following policy: 
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1  Where appropriate, taking into account the requirements of Section 6(d) of the Act, and the 

purposes of esplanade provision contained in Section 229, to require esplanade strips or 

esplanade reserves along waterways when allotments are created. 

As already mentioned, no provision for esplanade provision is proposed as part of this application as this was 

dealt with as part of the tenure review. The proposal is not contrary to this objective and policy.  

The fifth objective relating to Subdivision and Development is as follows: 

 Objective 5 - Avoidance Of Natural Hazards 
The avoidance of subdivision in localities where there are significant natural hazards, unless these can 

be mitigated without significant adverse effects on the environment. 

And is to be met by the following three policies: 

1  To ensure that subdivision is either restricted, subject to mitigation measures, or avoided in 

areas subject to risk from flooding, subsidence or slippage. 

2  To ensure that mitigation measures do not give rise to unnecessary adverse impacts on the 

environment. 

3  Require esplanade provision be made to mitigate natural hazards. 

The site is not known to be subject to any significant natural hazards and is therefore not likely to require any 
such mitigation. As such the proposal is not considered to be contrary to this policy.  

The final objective reads as follows: 

Objective 6 – Design And Location 
The avoidance of adverse environmental effects associated with subdivision design and location. 

It is to be met by the following policy: 

1  To require that the creation of new allotments take into account as far as possible underlying 

topography and the maintenance of the integrity of any significant nature conservation site; and 

that any adverse effect on landscape, nature conservation values and amenity are avoided or 

mitigated. 
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The lots have been designed so as to take into account the underlying topography. No adverse effects on 
landscape, nature conservation values or amenity are likely. In my opinion the proposal meets the intention of 
this objective and policy.  

(ii) Operative Plan Rules and Standards  

Section 12 – Subdivision and Development 

There is no permitted activity subdivision in the District, any subdivision which complies with all Primary and 
Secondary Subdivision Standards is a controlled activity pursuant to Rule 3 Section 12, with Council retaining 

control in respect of the following matters: 

o Allotment Size and Dimensions 
o Subdivision Design 
o Property Access 
o Esplanade Provision 
o Natural and Other Hazards 
o Water Supply 
o Stormwater Disposal 
o Sanitary Sewage Disposal  
o Trade Waste Disposal  
o Energy Supply and Telecommunications 
o Vegetation and Landscape 
o Easements 
o Building Location 

o Design within 20 metres of Transmission Lines 

The proposed subdivision achieves compliance with the Primary and Secondary Subdivision Standards as 

follows: 

6 Primary Subdivision Standards Compliance 
6.a  Allotment Size – Residential Zones N/a – applies only to Residential Zones 

6.b Water Supply N/a – applies only to Residential and 
Business Zones 

6.c Sanitary Sewage Disposal N/a – applies only to Residential and 
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Business Zones 

6.d Energy Supply and Telephone 

 Systems 

N/a – applies only to Residential and 
Business Zones 

6.e Preservation of Vegetation N/a – there are no heritage or notable trees 
on this property 

 

7 Secondary  Subdivision 
 Standards 

Compliance 

7.a Allotment Dimensions 

 … 

 All allotments created by 

 subdivision in Rural Zones shall 

 have a frontage with a minimum 

 length of 5m. 

 … 

Complies – the proposed lots all have a 
minimum frontage width of 5m.  

7.b Property Access 

7.b.i   All new roads shall be laid out and 

 vested in the Council, in  

 accordance with the standards set 

 out in the table below. 

(Requires All Rural Zone Roads to be a 
minimum of 15m and a maximum of 20m; 
minimum carriageway width of 6.2m and 
maximum of 6.5m. No requirement for kerb 
and channel or footpaths). 

N/a. No new roads are proposed as part of 
this application.   

7.b.ii  The carriageway of all new roads 

 laid out and vested in accordance 

 with 7.b.i above shall be formed 

 and sealed. 

N/a. No new roads are proposed as part of 
this application.   

7.b.iii  Footpaths shall be constructed as N/a. There is no requirement for footpaths in 
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 a sealed strip of 1.5m width within 

 the berm. All areas of berms not 

 sealed in footpath are to be formed 

 in grass. 

 … 

Rural Zones 

7.b.iv  If a corner lot is included in any 

 subdivision, the corner at the road  

 intersection shall be splayed with a 

 diagonal line reducing each 

 boundary by at least 6m from the 

 corner in a Rural or Residential 

 Zone and at least 3m in a Business 

 zone. The corner rounding or splay 

 shall be vested in the Council. 

N/a. The proposal does not create any corner 
lots. 

7.b.v  All new roads vested upon 

 subdivision of land shall be given 

 distinctive names not already 

 in use with the area covered 

 by the District Council. The 

 name shall be  agreed to by the 

 Council. 

N/a. No new roads are proposed as part of 
this application.   

7.b.vi  Where any new road or road 

 extension is to be vested in the 

 Council or a named private access 

 is provided, the  applicant shall 

 pay to the Council a financial 

 contribution for the manufacture 

 and erection of all necessary name 

 plates which must be displayed at 

 the intersections of  all other roads. 

 The financial contribution shall be 

 the actual cost of the name plate. 

N/a. No new roads are proposed as part of 
this application.   
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7.b.vii  Any subdivision of land within Pt 

 Res 5177 (CT 38B/189) Sec 53 Blk 

 X Tekapo Village, or Lot 1 DP 

 63170 (Ex MVWD Depot, Lake 

 Tekapo  Village) shall provide for 

 a road linking Greig Street and 

 Murray Place which road shall be 

 to the same standard of Murray 

 Place and Greig Street. 

N/a 

7.b.viii  All subdivisions shall comply with 

 the relevant rules for access in 

 Section 14. 

The proposal has been assessed against 
these rules and can comply. This assessment 
is provided in the table below. 

7.b.ix  Where land to be subdivided with 

 frontage to a State Highway has 

 practical legal access to an 

 alternative road there shall be no 

 access to the State Highway. 

Complies – there is no practical legal access 
to an alternative road.  

7.c Esplanade Provision 

7.c.i  The Council may require an 

 esplanade strip or esplanade 

 reserve of up to 20 metres to 

 be created or vested when an 

 allotment is created along the bank 

 of any river or the margin of any 

 lake. In considering such a strip or 

 reserve the Council  shall take into 

 account the purposes of esplanade 

 strips and reserves in section 229 

 of the Act, Part II of the Act, 

 Objective 4 and the relevant 

 assessment matters. 

No esplanade strip or reserve is proposed as 

part of this proposal. 
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 Any esplanade reserve shall meet 

 the requirements of Section 231 of 

 the Act. The creation of any 

 esplanade strip shall be in 

 accordance with section 232 of the 

 Act. 

7.c.ii  Where a subdivision is: 

 a.  for a minor adjustment to 

  an existing cross-lease or 

  unit title due to the 

  increase in the size of the 

  allotment by alterations to 

  the building outline or 

  the addition of accessory 

  buildings; 

 b.  for a minor adjustment to 

  an allotment involving an 

  alteration of no more than 

  10% of the allotment area; 

 c.  solely due to land being 

  acquired or created for a 

  road designation, public 

  utility or reserve; or 

 d.  for the conversion of 

  cross-lease titles to 

  freehold titles  

N/a  



   
 

Mackenzie Lifestyle Limited | Subdivision and Land-Use Application 25 
 

 the  requirements in 7.c.i  above 

 shall not apply. 

7.d  Provision of Land for Open Space and Recreation  

Rate of Contribution - Residential  

Purposes 

Where any subdivision creates separately 

saleable, additional allotments for residential 

or visitor accommodation purposes in 

Residential zones, Business zones, Special 

Purpose zones or the Rural zone, other than 

in the Aoraki/Mount Cook National Park,, a 

cash contribution shall be made to the 

Council towards the provision of land for 

open space in the locality, land for 

recreational facilities and maintenance of 

recreational facilities and open space based 

on the following rates: 

 i  Vacant allotments, 

 including vacant parts of allotments 

 for cross-leases and unit titles; 

 and 

 ii  Allotments created after 

  the erection of a  

  household unit, or where 

  the subdivision and 

  building consent for the 

  household unit are issued 

  in conjunction with one 

A contribution is likely.   
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  another: 

 In the Rural Zone 5% of the 

 average value of 1500m2 of each 

 lot assessed as a site for a 

 residential unit. 

 In all other zones 5% of the 

 average cash value of the 

 allotments in the subdivision, 

 excluding the area of allotments for 

 roads, utilities, reserves, access 

 and similar purposes. 

 All contributions shall be to the 

 Council in cash, unless negotiated 

 land purchases are made in 

 conjunction with the subdivision. 

 iii  This rule shall not apply to 

  any subdivision for the 

  purposes of farm worker 

  accommodation. 

Method of Calculation: 

d.  All existing allotments, including 

 those already created for cross-

 lease or unit titles, which when 

 created (either pursuant to a 

 resource consent or consent 

 pursuant to previous legislation) 

 complied with the minimum 

 standards for their respective zone 

 or the standards contained in this 
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 Plan, at the date of public 

 notification of this Plan, shall be 

 deemed to have a credit of 5% of 

 the cash value of their allotment 

 area. 

e.  The credit for existing allotments, 

 including those already created for 

 crosslease or unit title, shall be 

 deducted from the assessment 

 made in accordance with the rates 

 specified above. 

c.  The value of land for the purposes 

 of determining the average cash 

 value of allotments shall reflect the 

 value of the lots in the completed 

 development. 

Where, within the preceding 10 years: 

• a subdivision of land creating the 

allotment(s) has made provision for land for 

open space and/or conservation in excess 

of a previous contribution assessment; or 

• building(s) erected on the allotment(s) 

have paid a financial contribution towards 

the provision of land for land for open space 

and recreation the excess contribution or the 

financial contribution from the building 

development shall be assessed as a credit 

and deducted from the value of the 

subdivision contribution. 
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7.e Opuha Dam Zone - Allotment Area 

… 

N/a  

The proposed subdivision also has been assessed against the Transportation Rules for the District. The 
Standards are listed in section 2 of this chapter as follows: 

Standards Compliance 
2.a Minimum Parking Space 

 Requirements 

(Requires 2 car parks per residential unit). 

The proposed building platforms create ample 
room for car parking.  

2.b Assessment of Parking Areas 

… 

N/a. 

2.c Size of Parking Spaces 

… 

 No specific car parking spaces are proposed 
as part of this application.  

2.d Car Spaces for People with 

 Disabilities 

… 

No specific car parking spaces are proposed 
as part of this application. 

2.e Cash-in-Lieu 

… 

No specific car parking spaces are proposed 
as part of this application. 

2.f Reverse Maneuvering 

… 

Complies - there is ample room for on-site 
maneuvering. 

2.g Residential Parking Spaces 

(Requires dimensions of 2.5 by 5.0) 

No specific car parking spaces are proposed 
as part of this application. 

2.h Queuing  

… 

No specific car parking spaces are proposed 
as part of this application. 
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2.i Loading Areas 

… 

N/a. 

2.j Surface and Draining 

…  

No specific car parking spaces are proposed 
as part of this application. 

2.k Landscaping 

 Landscaping shall not adversely 

 affect the visibillty of motorists 

 leaving a site or create an unsafe 

 environment for persons using the 

 car park or adjacent footpath.… 

No landscaping is proposed that adversely 
affects the visibility of motorists.  

2.l Standards of Vehicle Crossing 

Vehicle access to any site shall be by way of 

a vehicle crossing constructed pursuant to 

Council standards, from the roadway to the 

road or service lane boundary of the site, 

and shall be at the owners expense. Vehicle 

crossings shall be constructed to the 

following standards: 

 i  For 10 or less residential 

  units or activities which 

  generate fewer than 100 

  normal car traffic  

  movements per day: 

  standard vehicle culverts 

  and crossings to carry car 

  traffic i.e. 225mm 

 ii Drive-in accesses 

Complies – the applicant is agreeable to 
upgrading the existing access if required by 
NZTA.   
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2.m Length of Vehicle Crossings 

The following vehicle crossing lengths shall 

apply: 

(Requires a minimum of 3m and maximum 

of 6m). 

The length of culverts and crossings shall be 

the actual length of channel covers or the 

length of the fully dropped curb. 

Complies – again, the applicant is agreeable 
to upgrading the access if required  by NZTA. 

2.n Distance of Vehicle Crossings from 

 Intersections 

(Table requires a maximum 200m 
separation from intersections). 

The access point of Lots 1 to 6 is within 200 
metres of the northern Twizel intersection.     

2.o Access onto State Highways – All 

 Zones 

i Permitted Activities 

Accesses onto State Highways which 

comply with the following  standards: 

 a) No vehicle access shall 

 generate more than 100 vehicles 

 per day. 

 

 b) The minimum distances 

 between successive accesses on 

 both sides of the State Highway 

 shall be: 

Access to Lots 1 – 6 complies in that:  

– the access will not generate more 
than 100 vehicle movements per 
day; 

– the allotment does not have frontage 
to a side road;  

– the applicant is agreeable to 
upgrading the existing access if 

necessary.  

It does not comply in that: 

– the access is not located at least 

200m from the nearest access. 
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  (i) 40 metres where the 

  posted speed is 70 

  kilometres per hour 

  (ii) 100 metres where the 

  posted speed is 80 

  kilometres per hour 

  (iii) 200 metres where the 

  posted speed is 100 

  kilometres per hour 

 

 c) Where an allotment in a Rural 

 Zone has frontage to a side road, 

 all access shall be from the lesser 

 road in the roading hierarchy. 

 d) Accesses shall be designed and 

 constructed in accordance with 

 Diagram C (crossing treatment for 

 accesses on state highways with 

 traffic generation less than 30 

 vehicle movements per day) or 

 Diagram D (Localised road 

 widening and crossing treatment 

 for accesses on state highways 

 with traffic generation between 30 

 and 100 vehicle movements per 

 day) in Appendix D. 

 e) For the purpose of this rule the 

 measurement of the distance 

 between successive accesses shall 
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 be taken from the centre points of 

 both accesses measured along the 

 centreline of the frontage road. 

 f) Where the boundaries of a site 

 which existed as a separate 

 Certificate of Title before 1 

 February 1997 do not allow the 

 provision of any vehicle crossing 

 whatsoever in conformity with this 

 provision, a single vehicle crossing 

 may be constructed provided it is 

 located in a position which most 

 nearly complies with this provision. 

ii Controlled Activities 

Accesses onto state highways which met 

standards 2.o.i.a, b and c but do not comply 

with the design standards in 2.o(i)(d). 

iii Discretionary Activities 

Access onto state highways which do not 

comply with standards 2.o.i.a, b or c. 

2.p Visibility from Accesses 

All private accesses shall be located to 

ensure continuous visibility up to the 

minimum sight distances in the following 

table are achieved 

(Shows table which requires 250m site 

distance) 

Complies – the required 250m sight distance 
is achieved from the existing access. 
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… 

2.q Private Vehicle Access 

All private vehicular access to fee simple 

title allotments, cross leases, unit titles or 

leased premises shall be in accordance with 

the standards set out in the table below. 

(Shows table which requires a legal width of 

5m and carriage-way width of 4m) 

… 

Complies - proposed Lots 2 and 3 are 
proposed to be access via a right of way over 
proposed Lot 1.  The proposed right of way 
will be constructed to meet these dimensions.    

2.r Standard of Vehicle Access 

 Rural  Zone 

Accessways in the Rural zone shall: 

-  be designed to minimise edge 

 break; 

-  be designed to ensure that vehicles 

 using the access do not reduce the 

 safe and efficient functioning of the 

 adjacent road; 

-  be formed, sealed and maintained 

 to an all weather standard with the 

 first 5.5 metres of the access (as 

 measured from the formed road 

 surface) being formed to ensure 

 that material such as mud, stone 

 chips, or gravel is not carried onto 

 the road.  

Complies - the access can be upgraded in 
accordance with this standard if necessary.   
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 For the purpose of this rule 'all 

 weather standard' means sealing of 

 accesses on sealed roads and 

 compacted level metal surfacing on 

 unsealed roads. 

-  be designed to ensure that the 

 efficient drainage of surface flows 

 in the road reserve is not impeded. 

 This will be achieved by the 

 provision of culverts where 

 necessary, being adequately sized, 

 of sufficient length to limit 

 blockages, and with properly 

 formed inlets and outlets. 

For the purpose of this rule safe and 

efficient functioning of the adjacent road 

requires that where there is likely to be an 

average of at least 30 heavy vehicle 

movements in or out of the access (i.e. 15 

visits) per month over three consecutive 

months during a 12 month period, the 

access shall be designed and maintained so 

that a truck and semi-trailer or such larger 

vehicle which regularly uses the access, will 

not leave the formed carriageway or the 

formed access when entering or leaving the 

property. 

The diagrams contained in Appendix C 

specify the swept paths of a truck and semi-

trailer and other heavy vehicles. A sample 

access design (Diagram E) which meet the 
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above standard, is shown in Appendix D. 

… 

Overall, under the ODP this proposal is assessed as a controlled activity, as it meets all of the necessary 
primary and secondary standards for subdivision and other rules.  

(b)  Plan Change 13 Assessment   

Plan Change 13 to the operative District Plan was publicly notified on 19 December 2007 and the hearings 
held in early September 2008, followed by the hearing of the submissions in early November 2008. 

The purpose of the Plan Change is to introduce provisions into the Mackenzie District Plan to provide greater 
protection of the landscape values of the Mackenzie Basin from inappropriate subdivision, use and 
development.  

The Commissioner’s decision on the proposed Plan Change was issued on 18 August 2009. It was 
recommended that the proposed Plan Change be accepted in part and that the amendments to the 
subdivision and transportation rules are adopted. The decision has been subject to a number of appeals and 

an Environment Court Hearing has been held and a number of interim decisions have been released.       

Under Plan Change 13 as decided by the Council, the subject site is located within the Mackenzie Basin 
Subzone of the wider Rural Zone.  

PC13 Objectives and Policies – As Publicly Notified  

Under Plan Change 13, the subject site is contained within the Mackenzie Basin Subzone of the Rural Zone. 

The relevant objectives and policies are contained in Section 7 of the District  Plan and are stated below:  

Policy 3D- Adverse Effects of Sporadic Development 
To control non-farming buildings and subdivision in the Mackenzie Basin (outside of existing farm base 

areas) to ensure adverse effects on the environment of sporadic development and subdivision are 

avoided and to sustain existing and likely future productive use of farm holdings  
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The proposal, which includes the surrender on RM070082, will not result in sporadic subdivision.  A large portion 
of the site (being Lot 7) is being retained for farming activity.   Significantly less land would be retained for farming 
under the existing consents.    

Policy 3F – Design and Appearance of Buildings 
To control the design, scale, appearance and location of residential buildings, and other buildings 

where reasonable, with regard to the purpose of the buildings, within the Mackenzie Basin to avoid, 

remedy or mitigate adverse impacts on the landscape and heritage values of the Basin Subzone. 

The proposed design controls (refer to Landscape Report attached as ‘G’) restrict the design of future buildings 
within the proposed building platforms consistent with this policy in order to avoid, remedy or mitigate adverse 

landscape and visual amenity effects.     

 Policy 3H – Views from Roads 
To require buildings to be set back from roads, particularly state highways, and to encourage the 

sensitive location of structures such as large irrigators to avoid or limit screening of views of distinctive 

and outstanding landscapes of the Mackenzie Basin.  

All future buildings will be well set back from existing roads (which in this case is the State Highway) consistent 
with this policy. 

 Policy 3B – Economy, Environment and Community 
To encourage a healthy productive economy, environment, and community within, and maintain the 

identity of the Mackenzie Country.  

The proposal is for a mix of lots for both rural residential living and farming. The mix of uses proposed enables a 
healthy, productive economy consistent with this policy.  

Objective 3C – Landscape Values 
Protection of the natural character of the landscape and margins of lakes, rivers and wetlands and of the 

natural processes and elements that contribute to the District’s overall character and amenity.  

It is considered that the proposed landscape plan and building design controls assist to protect the natural 
character of the landscape and the natural character of the margin of the Twizel River.  

Policy 3O - Tree Planting 
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To control the adverse effects of siting, design and potential wilding tree spread of tree planting 

throughout the District, to enable forestry to be integrated within rural landscapes and to avoid screening 

of distant landscapes. 

The proposal will not give rise to any adverse effects associated with proposed tree planting/future  outcomes of 

landscaping. 

Rural Policy 3P - In Harmony with The Landscape 
To encourage the use of guidelines for the siting and design of buildings and structures, tracks, and 

roads, tree planting, signs and fences. To encourage the use of an agreed colour palette in the choice of 

external materials and colours of structures throughout the district, which colours are based on those 

which appear in the natural surroundings of Twizel, Tekapo and Fairlie where appropriate. 

It is considered that those conditions volunteered to be registered as a covenant on the pertinent Certificates of 
Title will provide for the proposal to be consistent with this policy. 

PC13 Objectives and Policies – As Amended by the Draft Section 293 application 

The Mackenzie District Council has been directed by the Environment Court to prepare the rules package in 
accordance with their interim decision findings. Once this has been done the Mackenzie District Council is 
required to consult on what it has prepared with other parties on the appeal.  The Council have now commenced 
consultation on the rules package and it is understood the section 293 application will be lodged with the 

Environment Court on 27 May 2016.  

The purpose of this section of the assessment is to assess the proposal against the relevant objectives and 
policies of the draft section 293 application – the most current thinking of the Council in terms of managing 

resources of the Mackenzie Basin.   While this has no statutory weight, it is a worthwhile assessment.    

It is noted the Council’s section 293 application only relates to new objectives, policies and rules that 
are yet to be decided by the Court.  Some Objectives and Policies that have been decided (via interim 
decisions) by the Court are included below. I understand that these Objectives and Policies are beyond 
challenge (but not beyond amendment) and have noted this in the discussion.      

Objective 3A – Landscape Values 



   
 

Mackenzie Lifestyle Limited | Subdivision and Land-Use Application 38 
 

Protection of the natural character of the landscape and margins of lakes, rivers and wetlands and of the 

natural processes and elements that contribute to the District’s overall character and amenity. 

The Objective is to be met by the following relevant policies:  

Rural Policy 3A1 – Important Landscapes and Natural Features 

To limit earthworks on steeper slopes, high altitude areas and on land containing geo-preservation sites 

to enable the landforms and landscape character of these areas to be maintained. 

Earthworks will be required for access way construction and servicing trenches.  This is all on flat land, therefore 
not on steeper slopes, high altitude area or a  geo-preservation site.  

Rural Policy 3A2 – Scenic Viewing Areas 

To limit structures and tall vegetation within scenic viewing areas to enable views of the landscape to be 

obtained within and from those areas. 

The proposal is not within a Scenic Viewing Area.   Nevertheless the subdivision, including building platform 
location and associated design controls, has been designed to take account of the wide landscape views to the 
west from the State Highway.  The protection of the view to the south of the southern access road to has 
previously been identified by Mr Densem as being important (due to the distant view of Lake Benmore).  The 
proposal does not affect that view.  The proposal to surrender the existing resource consents is positive in this 
respect.         

Rural Policy 3A3 – Impacts of Subdivision Use and Development 

Avoid or mitigate the effects of subdivision, uses or development which may have the potential to modify 

or detract from areas with a high degree of naturalness, visibility, aesthetic value, including important 

landscapes, landforms and other natural features. 

In my view the proposal to surrender the existing consents in lieu of six rural-residential lots and one rural lot will 
maintain a high degree of naturalness and views across the site as discussed above.   While the existing 
subdivision was set some distance back from the State Highway, a substantial amount of built form would be 
visible from the state highway, including a road servicing the subdivision.   The proposal is surrender the 
consents which approve that subdivision, and instead, allow a smaller rural residential type subdivision closer to 

existing development and mature trees.   In my view the proposal will result in positive effects.  

Rural Policy 3A4 – Tree Planting 
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To control the adverse effects of siting, design and potential wilding tree spread of tree planting 

throughout the District, to enable forestry to be integrated within rural landscapes and to avoid screening 

of distant landscapes. 

More intensive subdivision around the existing trees is likely to, in my opinion, result in =better management of 

the land in respect of wilding pine control consistent with this policy.  

Rural Policy 3A5 – In Harmony with the Landscape 

To encourage the use of guidelines for the siting and design, buildings and structures, tracks and roads, 

tree planting, signs and fences. 

To encourage the use of an agreed colour palette in the choice of external materials and colours of 

structures throughout the District, which colours are based on those which appear in the natural 

surroundings of Twizel, Tekapo and Fairlie. 

The siting, design and location of buildings has been carefully considered.  It is proposed to control location and 
design through consent notices on the titles.   The proposal is consistent with this policy.  

Objective 3B – Activities in the Mackenzie Basin’s outstanding natural landscape 

(1) Subject to (2)(a), to protect and enhance the outstanding natural landscape of the Mackenzie Basin 

Subzone in particular the following characteristics and/or values: 

(a) the openness and vastness of the landscape; 

(b) the tussock grasslands; 

(c) the lack of houses and other structures; 

(d) residential development limited to small areas in clusters; 

(e) the form of the mountains, hills and moraines, encircling and/or located in, the Mackenzie Basin; 

 (b) elsewhere within the Mackenzie Basin Subzone so as to achieve objective (1) above. 

In my opinion, the proposal to surrender the existing consents in lieu of the proposal will assist in protecting the 
openness and vastness of proposed Lot 7, cluster development at a much smaller scale at the northern end of 

the site consistent with this policy.  

(3) Subject to objective (1) above and to rural objectives 1, 2 and 4: 

(a) to enable pastoral farming; 

(b) to enable pastoral intensification, including cultivation and/or direct drilling and high intensity 

(irrigated) farming, in Farm Base Areas and areas for which irrigation consent was granted prior to 14 
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November 2015 and the effects on the outstanding natural landscape have been addressed through the 

regional consenting process; and elsewhere, to manage pastoral intensification; 

(c) to enable rural residential subdivision, cluster housing and farm buildings around existing  

homesteads (where they are outside hazard areas). 

Proposed Lot 7 is to be used for farm consistent with this policy.  It is possible that Lots 1 to 6 could also be used 
for small scale (hobby) farms.  There are no existing homesteads to cluster development around on the property.   

Policy 3B1- Recognition of the Mackenzie Basin’s distinctive characteristics 

To recognise and identify that within the Mackenzie Basin’s outstanding natural landscape there are: 

(a) Many areas where development beyond pastoral activities is either generally inappropriate or should 

be avoided; 

(b) Some areas with greater capacity to absorb different or more intensive use and development, 

including areas of lesser visual vulnerability and identified Farm Base Areas. 

 

The subject site is not one of the many areas where development past pastoral activities is inappropriate or 
should be avoided.  This is due to the fact there are a number of existing consents authorizing subdivision and 
development on the property, which will be exercised if this alternative proposal is not accepted by the Council.     

 

Policy 3B2 – Subdivision and Building Development 

To ensure adverse effects, including cumulative effects, on the environment of sporadic development 

and subdivision are avoided or mitigated by: 

(1) Managing residential and rural residential subdivision and housing development within defined Farm 

Base Areas (refer to Policy 3B3); 

(2) Enabling farm buildings in Farm Base Areas and in areas of low visual vulnerability subject to bulk 

and location standards and elsewhere managing them in respect of location and external appearance; 

(3) Ensuring new residential or rural residential zones in areas of low or medium visual vulnerability 

achieve Objectives 1, 2, 4, 7, 8 and 11 of the Rural chapter and satisfy Policy 3B4 below; 

(4) Strongly discouraging residential units elsewhere in the Mackenzie Basin. 

 

The proposal ensures cumulative effect of development is avoided by surrendering the consents which form part 
of the receiving environment.  The proposal is unique in terms of history that is unlikely to ever be replicated 
elsewhere in the District.   
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Policy 3B5 – Landscape Aspects of Subdivision 

(1) In order to minimise its adverse effects, subdivision in the Mackenzie Basin Subzone will not be 

encouraged except in Farm Base Areas; 

(2) There should be a minimum lot size of 200 hectares (except in Farm Base Areas); 

(3) Further subdivision of Lakeside Protection Areas (except for existing Farm Base Areas), Scenic 

Viewing Areas and Scenic Grasslands will not be allowed; 

(4) All subdivision shall address the need to remove exotic wildings from the land being subdivided; 

(5) All subdivision should have regard to topographical and ecological constraints. 

The proposal seeks to minimize the effects of development  by surrendering the consents which form part of the 
receiving environment.  The proposal is unique in terms of history that is unlikely to ever be replicated elsewhere 

in the District.   

Policy 3B7 – Views from State Highways and Tourist Roads 

(a) To avoid all buildings, other structures, large irrigators and exotic trees in the Scenic Grasslands and 

the Scenic Viewing Areas; 

(b) To require buildings to be set back from roads, particularly state highways, and to manage the 

sensitive location of structures and large irrigators to avoid or limit screening of views of the outstanding 

natural landscape of the Mackenzie Basin; 

(c) To avoid clearance, cultivation or oversowing of Scenic Viewing Areas and Scenic Grasslands, 

including tussock grasslands, adjacent to and within the foreground of views from State Highways and 

the tourist roads; 

(d) Subject to Policy 3B13, to minimise the adverse visual effects of irrigation of pasture adjacent to the 

state highways or tourist roads. 

All buildings are proposed to be set back from the State Highway.    

Policy 3B9 – Reverse Sensitivity  

To avoid, remedy or mitigate adverse revers sensitivity effects of non-farm development and residential 

activity on rural activities and activities such as power generation, transmission infrastructure, state 

highways and the Tekapo Military Training Area. 

The proposal has been designed to separate development within the rural residential lots from the rural lot.  The 
proposal has also been designed will set back from the sewerage ponds consistent with this policy.      
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Policy 3B14 – Wilding Trees 

To manage wilding trees and their spread by prohibiting the planting of wilding prone trees and, where 

possible, by requiring their removal: 

(a) at the time of subdivision; 

(b) when consent is required for housing or development; 

(c) when new zones are proposed. 

 

Dr Lloyd concludes the following with respect to Wilding trees:  

“There are several clumps of planted trees on the outwash plain near State Highway 8, which are a mix 

of Corsican pine, larch (Larix decidua), and Populus deltoides. Curiously, the Corsican pine trees in 

these clumps do not appear to be spreading, whereas the mature Corsican pine trees on the Twizel side 

of the State Highway have at times been associated with significant spread onto the property (John 

Lyons, pers. comm.).” 

While some of the planted trees on the site have wilding characteristic, there does not appear to be a 
significant wilding tree spread issue on the site.  Nevertheless the applicant is willing to have a condition 
imposed on the consent requiring the removal of wilding trees that are not necessary for screening and 
future management of the lots to prevent future wilding spread.   

The Council’s draft section 293 application includes a number of proposed rules.  The Court has made 
a number of interim decisions with respect to some of the rules, but no final decisions.  As such all of 
the rules are subject to the section 293 application.    

The proposed rules regime are summarised as follows:  

Area Farm Buildings Residential/Other Buildings 
Farm Base 
Areas 

Env Court MDC Env Court MDC 

All Farm Base 

Areas 
Permitted Permitted 

Rule 3.1.2 

 

------------------- 

 

Restricted 

Discretionary 

Rule 3.3.7 
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Farm Base Areas in 

Low Visual 

Vulnerability (LVV) 

areas 

------------------- 

 

------------------- 

 

Restricted 

Discretionary/ 

Controlled 

------------------- 

 

Farm Base Areas in 

Medium Visual 

Vulnerability 

(MVV) 

areas 

------------------ 

 

------------------- 

 

Restricted 

Discretionary/ 

Controlled 

 

------------------- 

 

Farm Base Areas in 

High Visual 

Vulnerability (HVV) 

areas 

------------------- 

 

------------------- 

 

Restricted 

Discretionary 

 

------------------- 

 

Outside Farm 
Base Areas 

    

Outside Farm Base 

Areas 
------------------- 

 

------------------- 

 

Non-complying Non-complying 

Rule 3.4.5 

LVV Controlled  Controlled Rule 

3.2.2 

------------------- 

 

------------------- 

 

MVV Restricted 

Discretionary 

Discretionary 

Rule 3.3.3 

------------------- 

 

------------------- 

 

HVV Discretionary Discretionary 

Rule 3.3.3 

------------------- 

 

------------------- 

 

Under this draft section 293 application the proposal will require a non-complying activity pursuant to Rule 3.4.5.  
A reasonable level of weighting can be afforded to this status given the Environment Court have indicated the 

same through the interim decisions.    

(b) Any relevant requirements, conditions, or permissions in any rules in a document; and  
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(3) An application must also include an assessment of the activity’s effects on the environment that 
–  

(a) Includes the information required by clause 6; and 

Clause 6 states:  

6  Information required in assessment of environmental effects 

(1)  An assessment of the activity's effects on the environment must include the following 

information: 

(a)  if it is likely that the activity will result in any significant adverse effect on the environment, a 

description of any possible alternative locations or methods for undertaking the activity: 

(b)  an assessment of the actual or potential effect on the environment of the activity: 

(c)  if the activity includes the use of hazardous substances and installations, an assessment of 

any risks to the environment that are likely to arise from such use: 

(d)  if the activity includes the discharge of any contaminant, a description of— 

(i)  the nature of the discharge and the sensitivity of the receiving environment to 

adverse effects; and 

(ii)  any possible alternative methods of discharge, including discharge into any other 

receiving environment: 

(e)  a description of the mitigation measures (including safeguards and contingency plans 

where relevant) to be undertaken to help prevent or reduce the actual or potential effect: 

(f)  identification of the persons affected by the activity, any consultation undertaken, and any 

response to the views of any person consulted: 

(g)  if the scale and significance of the activity's effects are such that monitoring is required, a 

description of how and by whom the effects will be monitored if the activity is approved: 

(h)  if the activity will, or is likely to, have adverse effects that are more than minor on the 

exercise of a protected customary right, a description of possible alternative locations or 

methods for the exercise of the activity (unless written approval for the activity is given by the 

protected customary rights group). 

(2)  A requirement to include information in the assessment of environmental effects is subject 

to the provisions of any policy statement or plan. 

(3)  To avoid doubt, subclause (1)(f) obliges an applicant to report as to the persons identified 

as being affected by the proposal, but does not— 
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(a)  oblige the applicant to consult any person; or 

(b)  create any ground for expecting that the applicant will consult any person. 

6(1)(a) Significant Adverse Effects  

It is unlikely the proposed activity will result in any significant adverse effect on the environment.   No alternative 

locations or methods have therefore been considered.    

6(1)(b) Assessment of Actual or Potential Effect on the Environment  

This part of the assessment has been prepared in accordance with the matters over which council reserves 
control for controlled subdivision activities, and guided by the assessment matters set out at the end of the 

subdivision chapter. 

(a)  Allotment Size and Dimensions 

Lot sizes arrange from 2.2 hectares to 222 hectares.   The subdivision has been designed so that Lots 2 – 5 and 
7 have direct access onto the Twizel River.  Lots 1 and 6 have pedestrian access to the river.   All lots proposed 
are of a sufficient size to retain a high level of rural amenity without compromising wider, open views, across the 

site towards Lake Benmore.    

 (b)  Subdivision Design 

The allotments are located on a flat area and area of sufficient size to maximize solar advantage. Stormwater can 
be disposed of on site. No adverse effects are likely with respect to subdivision design. 

(c)  Property Access 

Lots 1 to 6 are proposed to access the site from the existing crossing point at the northern corner of proposed Lot 
1.   This access point was created through the three lot subdivision approved as part of RM070000.  
Correspondence to NZTA dated 24 July 2008 advises that any further subdivision of these lots will be required to 
be reassessed at that stage.   NZTA have been sent a copy of this application and their views on the proposal will 
be forwarded to Council on receipt.  

The proposal will increase the number of traffic movements onto the State Highway from this existing access 
point from one residential unit to seven residential units.  This equates to approximately 54 traffic movements per 
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day.   In our assessment the proposed access point has good visibility in both directions and the proposed 

development will result in no more than minor effects on the State Highway.     

It is noted that this access point also serves to give MDC access to the sewerage ponds. I understand this 
access in infrequent.  The access point also provides for informal car parking in the road reserve for users of the 

walking trail.  Again this use is infrequent. 

Proposed Lot 7 will be accessed from an existing crossing point 24 some distance south of the Twizel township 
intersection.  This crossing place is the approved access point for the 49 Lot rural – residential subdivision 
(RM070082).  The proposal is to surrender that consent which approves an access point for 49 lots and replace it 
with one single dwelling.  It is noted that this access point also serves Lot 3 DP 422901 to the south of the subject 

site.         

Overall the proposal significantly reduces the potential access onto the State Highway (by as much as 336 traffic 

movements per day).    

 (d)  Esplanade Provision 

The provision of esplanade reserves as been addressed as part of the recent tenure review undertaken by the 

Crown.  No changes to those esplanade reserves are proposed by this application.  

(e)  Natural and Other Hazards 

The site is not known to be subject to any natural hazards. No adverse effects are anticipated.  

(f)  Water Supply 

It is proposed to service the subdivision by connecting to the Council’s reticulated water supply.  It is noted that 
the 49 lots approved as part of RM070082 approved connecting to this reticulated supply.  The proposal 
surrenders RM070082 in lieu of the seven lots sought by the application.  This results in a reduction of 42 

allotments requiring connection of the reticulated water supply.    

 (g)  Stormwater Disposal 

All stormwater is proposed to be disposed of on site.    

(h)  Sanitary Sewage Disposal  
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Sewage is proposed to be disposed of on site or alternatively connected to the reticulated supply.     

(i)  Trade Waste Disposal 

 Not applicable.  

(j)  Energy Supply and Telecommunications’ 

Power and phone services have been confirmed to the larger subdivision (RM070082).  The surrender of that 
consent, as part of this proposal, indicates an adequate supply for this subdivision.  

 (k)  Vegetation and Landscape 

An ecological assessment has been prepared Wildlands Consultants attached as ‘H’.  Dr Lloyd concludes in the 

report:  

“Most of the site lies on an outwash plain which is an originally rare ecosystem, but there is relatively little 

indigenous vegetation remaining on this landform within the subject property. Thus clearance of the small 

areas of indigenous open shrubland, short tussock grassland, and cushion and mat vegetation within the site 

would be permitted activities for the Rural Zone of the Mackenzie Basin Subzone under the Mackenzie 

District Plan.” 

I agree with and rely on Dr Lloyd’s findings.    

Landscape effects are discussed below with respect to Building Location.    

(l)  Easements 

A number of easements will be required to be created to service the subdivision.  This will include access and 
service easements.  It is proposed that the consent be subject to the condition requiring the easements be 

registered through this subdivision process.   

(m)  Building Location 

Seven building platforms are sought as part of the application. The position, design and detail of the platforms 
have been described previously in this assessment and the landscape and visual effects assessed by Mr Smith 

as follows:  
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“The proposed development will significantly reduce the amount of rural living development within the 

site, when compared with the consented situation. The proposed rural living development is located 

within a heavily treed area which provides a better opportunity to absorb development of this type into a 

rural setting. The majority of the site will retain its open character although increased agricultural activity 

will be provided for. Overall, I consider that the proposed development will result in a positive change to 

the landscape character of the site; landscape character will be less modified and more rural than under 

the consented situation.  

 In relation to visual effects: 

• The proposed development will be experienced from a 3.2km stretch of SH8. Building 

platforms 1 – 6 will form a cluster of rural living development, parts of each building platform will be 

visually experienced from an approximate 600m stretch of SH8 to the north of the site’s shelterbelt. 

When experienced from the 1.7kms of SH8 that lie to the south of the shelterbelt, sweeping views over 

the open paddocks that form the majority of the site will be dominant, although there will be some 

glimpses to parts of building platforms 6 and 7. While under the proposed situation there will be 

development that is more visually prominent from the section of highway north of the site’s shelterbelt, 

overall there will be considerably less development and more retention of visual openness. 

• The proposed development will be experienced from the western fringes of Twizel township, 

particularly from roads. The proposed development will appear in the foreground of views gained over 

the site. The proposed development will also be more visually evident as it can be experienced from a 

stationary position. But significant screening and visual softening by vegetation is included. 

• The proposed development, when compared with the consented development, will result in a 

significant reduction in built form that is potentially visible from Twizel River and its margins and 

associated trails, and neighbouring properties.  

• When compared with the consented development, I consider that the proposed development 

will result in a positive change in the visual effects that will be experienced by users of the surrounding 

public and private places. 

 Overall, I consider the proposed development will result in a significant reduction and relocation of the 

rural living development. Subsequently the proposed development will result in a positive effect to 
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landscape character and visual amenity as experienced by users of the surrounding public and private 

places. 

I note that it is proposed that a consent notice be registered on each of the allotments requiring all future 
buildings to be located within the approved building platforms.  I agree with and adopt the assessment of Mr 

Smith.  

(n)  Design within 20 metres of Transmission Lines 

No development is proposed within 20 of the transmission lines that traverse the site.     

6(1)(c) Hazardous Substances 

No use of hazardous substances are proposed as part of this proposal.  

6(1)(d) Discharge of Contaminants 

No discharge of any contaminants are proposed as part of this proposal.  

6(1)(e) Mitigation Measures 

No mitigation measures are considered necessary in addition to consent conditions.  

 6(1)(f) Affected Parties  

As stated previously, NZTA are an affected parties and a copy of this application has been sent to them for 

comment.  No other parties are considered affected by the proposal.  

6(1)(g) Monitoring 

The scale and significance of the effects of the proposal does not necessitate any monitoring above a normal 

subdivision process.    

6(1)(h) Customary Rights 

The proposal is unlikely to affect any customary rights.    

6(2) Requirement to Provide Information in AEE  
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In addition to above, the receiving environment and permitted baseline are relevant to AEE.    

The Receiving Environment 

The subject site is a 246 hectare property located on the opposite side of State Highway 8 from the Twizel 
township. The property is bound by State Highway 8 to the west, the Twizel River to the east and the Tekapo 

River to the south.  

There are no buildings on the property.  The Twizel Oxidation Ponds (Designation 42 in the MDC District Plan) is 
located in the northern part of the property also, and is screened by trees. A row of power pylons intersect the 
property, beginning at the Twizel Substation (Designation 6) adjacent to State Highway 8, crossing the subject 
property in an east-west direction across the Twizel River and beyond.  These structures form part of the 

receiving environment when viewing the site from the State Highway and Twizel River margins.   

As noted in reasons for decision in RM150004, both RM070082 (the 49 lots rural-residential subdivision) and 
RM100013 (land-use consent for 35 houses) also form part of the receiving environment.  To that extent, 

RM150004 also forms part of the receiving environment (i.e. an additional 5 houses).    

Importantly, part of this application is to surrender the consents which form part of the receiving environment and 
replace them with a modified and significantly lesser proposal.   I understand that if this consent application is not 

granted as proposed, that these receiving environment consents will be exercised.    

 Activities Permitted by the Plan 

Section 104(2) of the Act states that when forming an opinion for the purposes of subsection 104(1)(a), a consent 
authority may disregard an adverse effect of the activity on the environment if the plan permits an activity with 

that effect.   

With respect to this application, the visual effect of fencing and the planting of non-wildings trees is a permitted 

activity under the District Plan.  

(b) Addresses the matters specified in clause 7; and 
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Clause 7 states: 

7  Matters that must be addressed by assessment of environmental effects 

(1)  An assessment of the activity's effects on the environment must address the following matters: 

(a)  any effect on those in the neighbourhood and, where relevant, the wider community, including 

any social, economic, or cultural effects: 

(b)  any physical effect on the locality, including any landscape and visual effects: 

(c)  any effect on ecosystems, including effects on plants or animals and any physical disturbance 

of habitats in the vicinity: 

(d)  any effect on natural and physical resources having aesthetic, recreational, scientific, 

historical, spiritual, or cultural value, or other special value, for present or future generations: 

(e)  any discharge of contaminants into the environment, including any unreasonable emission of 

noise, and options for the treatment and disposal of contaminants: 

(f)  any risk to the neighbourhood, the wider community, or the environment through natural 

hazards or the use of hazardous substances or hazardous installations. 

 
7(1)(a) any effect on those in the neighbourhood and, where relevant, the wider community, including any 
social, economic, or cultural effects 
 
The proposal, to surrender the consent for 49 rural-residential lots in favor of 6 rural-residential allotments and 
one farm allotment will have a social and economic effect in terms of less rural-living options around Twizel and 
less building construction.       
 
7(1)(b) any physical effect on the locality, including any landscape and visual effects 
 
The proposed building platforms have been positioned over 300 metres from the sewerage ponds.   No reverse 
sensitivity effects are therefore anticipated to occur.   
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Landscape and visual effects have been assessed in a separate report.  I rely on the findings of that report.  
 
7(1)(c) any effect on ecosystems, including effects on plants or animals and any physical disturbance of 
habitats in the vicinity 
 
Ecological effects have been assessed in a report by Wildlands Consulting Limited attached as ‘H’.  I rely on the 
findings of that report.  
 
7(1)(d) any effect on natural and physical resources having aesthetic, recreational, scientific, historical, 
spiritual, or cultural value, or other special value, for present or future generations  
 
The proposal does not adversely affect any aesthetic, recreational, scientific, historical, spiritual, or cultural value, 
or other special value, for present or future generations.  Access to the Twizel River is maintained.   
 
7(1)(e) any discharge of contaminants into the environment, including any unreasonable emission of 
noise, and options for the treatment and disposal of contaminants 
 
No discharge of contaminants are proposed.  
 
7(1)(f) any risk to the neighbourhood, the wider community, or the environment through natural hazards 
or the use of hazardous substances or hazardous installations. 
 
No natural hazards exist on the site, a no use of hazardous substances or installations are proposed.  
 

(c) Includes such detail as corresponds with the scale and significance of the effects that the activity 
may have on the environment 

 
All adverse effects of the proposed subdivision can be effectively avoided, remedied and mitigated as proposed, 
or by means of consent condition. 

3  Additional information required in some applications 

An application must also include any of the following that apply: 
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(a)  if any permitted activity is part of the proposal to which the application relates, a description of 
the permitted activity that demonstrates that it complies with the requirements, conditions, and 
permissions for the permitted activity (so that a resource consent is not required for that activity under 
section 87A(1)): 

(b)  if the application is affected by section 124 or 165ZH(1)(c) (which relate to existing resource 
consents), an assessment of the value of the investment of the existing consent holder (for the purposes 
of section 104(2A)): 

(c)  if the activity is to occur in an area within the scope of a planning document prepared by a 
customary marine title group under section 85 of the Marine and Coastal Area (Takutai Moana) Act 2011, 
an assessment of the activity against any resource management matters set out in that planning 
document (for the purposes of section 104(2B)). 

The application does not trigger the provision of additional information as outlined above. 

Conclusion 

In conclusion, I consider the proposal will result in a better environmental outcome than the exercise of the 
receiving environment consents.   I agree with Dr Lloyd that there is relatively little indigenous vegetation 
remaining on the property and no significant wilding tree spread issue. I also agree with Mr Smith that the 
proposed development will result in a positive effect to landscape character and visual amenity as 

experienced by users of the surrounding public land and private places.    

 

REPORT COMPLETED BY:            
CAREY VIVIAN  
PLANNER 
VIVIAN+ESPIE LIMITED  
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LIST OF ATTACHMENTS 

[A] COPY OF CERTIFICATES OF TITLE, CONSENT NOTICES, COVENANTS AND 

ENCUMBRANCES  

[B] PROPOSED SUBDIVISION  PLAN 

[C] COPY OF RM070080 

[D] COPY OF RM070082 

[E] COPY OF RM100013 

[F] COPY OF RM150014 

[G] LANDSCAPE ASSESSMENT REPORT 

[H]  ECOLOGICAL ASSESSMENT REPORT  
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 [B] PROPOSED SUBDIVISION PLAN 
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[C] COPY OF RM070080 
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[G] LANDSCAPE ASSESSMENT REPORT 
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INTRODUCTION  
1 This report identifies and quantifies the landscape and visual effects likely to arise from a 

proposal to surrender Resource Consents RM070082, RM100013 and RM150004 and to 
undertake a seven lot subdivision within Section 1, SO 384036, State Highway 8, Twizel (the 
site). 

2 The methodology for this assessment has been guided by the landscape related Objectives, 
Policies and Assessment Matters of the Mackenzie District Council, by the Guidelines for 
Landscape and Visual Impact Assessment produced by the UK’s Landscape Institute and 
Institute of Environmental Management and Assessment1, and by the New Zealand Institute of 
Landscape Architects “Landscape Assessment and Sustainable Management” Practice Note2. 

THE EXISTING RESOURCE CONSENTS 

3 Appendix 1 is a copy of the approved subdivision and building platform layout plans that were 
approved by Resource Consents RM070082, RM100013 and RM150004. In brief, the consented 
situation provides for the following: 

• Resource Consent RM070082 resulted in the granting of a 53 lot subdivision. Lot sizes 
range between 10,400m2 – 27,100m2 in area and the balance lot is 202,700m2 in area. 

• At the time of the subdivision, building platforms were not approved. Resource Consent 
RM100013 resulted in the granting of 35 building platforms within 35 lots. Resource 
Consent RM150004 resulted in the granting of 5 building platforms within 5 lots.  

• The subdivision is accessed off the eastern side of SH8 via an existing farm access way 
(to be upgraded) located approximately 830m south of the Ostler Road and SH8 
intersection. 

                                                      
 
 
 
1  Landscape Institute and Institute of Environmental Management and Assessment; 2013; ‘Guidelines for Landscape and Visual Impact Assessment – 3rd 
Edition’; Routledge, Oxford.   
2  New Zealand Institute of Landscape Architects Education Foundation; 2010; Best Practice Note 10.1 ‘Landscape Assessment and Sustainable 
Management’.   
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4 It is proposed that the resource consents relating to the approved development within the site 
will be surrendered on the basis that the proposed development will be granted.  

DESCRIPTION OF THE PROPOSAL 

5 The details and layout of the proposed activities are set out in the resource consent application 
and its various appendices including a proposed layout plan. That I attach to this report as 
Appendix 2. The following are summary points that are relevant to an assessment of landscape 
issues: 

• It is proposed to subdivide the site into 7 allotments. 

• Lots 1 - 6 vary in size between approximately 2.20ha – 7.00ha in area. Lot 7 is 
approximately 222ha in area. 

• Land use consent is sought to erect a dwelling and shed within each lot. Specific building 
designs are not provided but parameters are set by way of building platforms and 
additional design restrictions.  

• Lots 1 - 6 are each to contain a building platform 40 x 30m (1200m2) in area. The 
maximum building footprint of future built form within each platform is 600m2 in area. Lot 7 
is to contain a building platform 50 x 30m (1500m2) in area. The maximum building 
footprint of future built form within this platform is 750m2 in area. 

• Building platforms within Lots 1 – 7 have a building height restriction of 5.5m above 
existing ground level. Building restrictions associated with the proposed building platforms 
within Lots 1 - 7 include: 

 Future buildings shall be of simple forms such as traditional gable cottage forms with 
no arches, turrets or dormers. 

 No temporary or relocated buildings are permissible. 

 Roof forms of future buildings shall be peaked or mono-pitched at angles between 0 
and 25 degrees. Curved roofs are prohibited. 
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 Cladding of a future dwelling within any building platform shall be timber (painted or 
unpainted), cement composite weatherboards (Linea or similar), stacked stone, brick, 
corrugated iron or steel, solid plaster or a similar material approved by Mackenzie 
District Council. 

 Exterior roof cladding materials shall be finished in the natural range of browns, 
greens and greys with a light reflectance value (LRV) of 20% or less. 

 Exterior wall cladding materials shall be finished in the natural range of browns, 
greens and greys with a LRV of 36% or less. 

 Joinery, gutters and downpipes shall match or be darker than the selected roof or wall 
colours.   

 Cladding of future sheds within the building platforms shall be of the same materials 
as the dwelling or clad in Colorsteel finished in the colours Karaka or Ironsand which 
both have a LRV of 7%.  

• No vehicles shall be stored on site unless they are housed in a garage or a shed. A 
vehicle, in this instance, is any object that has, had, or will have road wheels. 

• The proposed layout plan (Appendix 2) outlines vegetation that is to be retained and/or 
planted within the vicinity of each of the proposed building platforms.  

• View lines to Mt Cook from each of the proposed building platforms shall be protected as 
follows: any vegetation exceeding 3m in height within any lot (excluding vegetation that is 
proposed to be retained or implemented as outlined on the proposed layout plan) that 
reduces views towards Mt Cook from any building platform shall be trimmed/topped to be 
below 3m in height or removed entirely.  

• Exterior lighting attached to a building shall not exceed 3m above ground level and be 
down lighting only. Exterior lighting that is not attached to a building shall not exceed 1m 
above ground level and be down lighting only. There shall be no light spill beyond the 
property boundary. No external lighting shall be used to highlight or accentuate built forms, 
structural elements or any landscape features. 
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• Fencing is restricted to standard post-and-wire farm fencing only. 

• The part of Lot 7 that lies within 600 metres from SH8 is proposed to be left in its current 
state as part of this application. However it is recognised that this area could 
accommodate a golf course, or other recreation/tourism activities in the future.  It is 
important to note that this application does not assess such future activities and does not 
preclude such activities from being applied in the future. The part of the Lot 7 that is more 
than 600 metres from SH8 is to be managed by agricultural activities that include sheep 
and beef grazing, cropping, cultivation, potential topdressing, over-sowing and direct 
drilling and additional fencing. 

6 In summary, the proposed building restrictions are very similar to the consented building 
restrictions that were approved by Resource Consents RM100013 and RM150004 allowing for a 
similar size and style of future built form within each proposed building platform. Additional 
farming is sought over the bulk of proposed Lot 7. 

7 The future activities associated with this proposal will most likely develop through the following 
stages: 

i. Earthworks to upgrade an existing access-way and the creation of all access-ways 
to each lot and building platform. 

ii. The implementation of the proposed vegetation as outlined on the proposed layout 
plan.  

iii. Construction of future dwellings and sheds within each of the 7 building platforms. 
iv. The ongoing operation of each lot and building platform and their associated 

outdoor areas on a day to day basis and the seasonal farming of Lot 7.  

8 In relation to the mitigation of potential effects, mitigation measure involve the following: 

i. Locating the proposed building platforms behind existing vegetation as much as is 
practical, as to provide visual screening of the proposed building platforms when 
experienced from the State Highway. 

ii. Proposed vegetation will be adjacent to and add to these areas of existing 
vegetation, also providing visual screening of the proposed building platforms 
when experienced from SH8. 
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iii. Exterior cladding of a future built form within each building platform will be of dark 
recessive colours.  
 

LANDSCAPE CHARACTER 

Existing Landscape Character 

9 The site is approximately 246ha in area and is located on an old outwash plain, now used for 
agricultural activities, located between the Twizel River, the Ohau River and SH8.  

10 The site is bordered to the west by SH8 and further west is Twizel township. Twizel is a small 
town accessed off the main state highway. Twizel has relatively flat topography, similar to the 
surrounding area. 

11 The north-east boundary of the site is adjacent to the Twizel River. Twizel River is formed by a 
number of small rivers that start on the southern end of the Ben Ohau range. Twizel River runs 
south from the Ben Ohau Range, adjacent to the sites north-east boundary, and ultimately 
feeding Lake Benmore. 

12 The site’s south-west boundary is not defined by any topographical features or land marks. The 
southern boundary follows a small escarpment face. South of the site is another farming property 
(similar to the site) that is also contained to the outwash plain located between Twizel River, 
Ohau River and SH8. This southern neighbouring property includes considerable irragation. 

13 Twizel townships oxidation ponds are located within the northern half of the site (on Council 
owned land). Two large stands of conifer trees are located immediately west of the oxidation 
ponds. A mature conifer hedgerow runs in an approximate east to west direction through the site 
between SH8 and the largest stand of trees adjacent to the oxidation ponds. North and south of 
this hedgerow are a large number of groups of mature conifer trees. All of this mature conifer 
vegetation is located within 600m of SH8. Vegetation patterns within the remainder of the site 
are primarily of dryland pastoral paddocks. 

14 Two lines of power pylons, that form part of the national power supply grid, run in an 
approximate east to west direction through the southern half of the site. These power lines start 
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from the power station immediately south-west of the site and extend north and east to 
Christchurch and Timaru respectively. 

15 The site is largely free of any built form. Existing built form within the site primarily consists of 
post-and-wire farm fences, farm gates and gravel access tracks.      

16 As discussed above and outlined on Appendix 1 of this report, Resource Consents RM070082, 
RM100013 and RM150004 provide for a 53 lot subdivision, 40 building platforms and their 
associated activities within the southern half of the site. A number of conditions of consent place 
restrictions on the height and appearance of future dwellings within this subdivision. 

17 The site is located within the Mackenzie Basin; it is on the Mackenzie District Planning Map 38 
and is located within the Rural Zone. The character of the Mackenzie Basin landscape, the 
values associated with it, and the significance of this landscape in relation to the Act are issues 
that have been examined by the Environment Court in relation to Proposed Plan Change 13 
(PPC13). The Court’s interim decision in relation to these proceedings (2011 NZEnvC 387) finds 
the entire Mackenzie Basin including the site to be part of an outstanding natural landscape 
(ONL), and this finding is now final. 

18 The situation with regard to the relevant planning documents that relate to the proposal is 
somewhat unusual. The Mackenzie District Plan (MDP) is operative, however PPC13 was 
approved by the Mackenzie District Council in September 2009. This decision was appealed to 
the Environment Court, which issued its interim decision in December 2011, however zone 
provisions are yet to be finalised. I understand that the Council is proposing final zone provisions 
via a section 293 application, however that application is still at the consultation stage. 

19 Therefore, it is uncertain how the proposal sits in relation to the MDP. Weight cannot be given to 
the pre-PPC13 MDP provisions since it seems inevitable that these will change. Full weight 
cannot be given to the provisions proposed by PPC13 since these are yet to be finalized. I have 
therefore taken little guidance from the MDP in terms of my assessment of effects of the 
proposed activity. I have simply assessed its effects in relation to the existing environment and 
report my findings below.  
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Effects of the Activities on Landscape Character 

20 When describing effects, I will use the following hierarchy of adjectives: 

• Nil or negligible; 

• Slight; 

• Moderate; 

• Substantial; 

• Severe. 

21 Landscape effects are the effects that an activity may have on the landscape as a resource in its 
own right. I give my findings and opinions in the subsequent paragraphs. 

22 The proposed development will surrender the consented rural living subdivision within the 
southern half of the site, create six rural living type lots with associated building platforms and 
locate a building platform within the seventh larger lot.  

23 The proposed subdivision is located within the northern corner of the site, within close proximity 
of a property (owned by the applicant) similar in size and scale to the six proposed lots. 
Additionally, similar rural living lots continue to the north, on both sides of SH8. The proposed 
subdivision has been located and designed around the existing stands of conifer vegetation 
within the site. The existing vegetation within this part of site, when compared with the southern 
two thirds of the site, reduces the open character and provides a better opportunity to absorb 
development of this type into a rural setting. It will also retain the open pastoral paddocks that 
form the dominant landscape character of the site. 

24 The proposed development when compared to the consented development, will allow built form 
and domesticating elements being located within close proximity of SH8. Under the consented 
situation, the north-west part of the site would retain its treed and semi open character and act 
as a buffer between users of SH8 and Twizel township and the rural living subdivision within the 
southern half of the site. As discussed above, I consider that the southern two thirds of the site 
form the most dominant landscape character of the site; very open and uniform. Under the 
proposed situation this part of the site will remain open but will be able to be cultivated, cropped 
and/or grazed. I understand that this could occur under the operative district plan in any event.  
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25 The proposed development will result in a small amount of rural living properties, very similar to, 
but at a significantly smaller scale to what is currently consented within the site. The majority of 
the area that is to contain the proposed development is separated from the majority of the site by 
existing mature areas of conifer vegetation and the oxidation ponds. I consider that these 
features will adequately contain the potential spread of development and locate it in a logical 
vicinity that is adjacent to similar development. 

26 The proposed building platforms are relatively large but an additional restriction relates to the 
maximum foot print of all buildings within each platform. Furthermore, the outdoor storage of 
vehicles is prohibited. The overall result of these restrictions is that each building platform is 
likely to contain a dwelling and a shed in a configuration that is relatively clustered together. The 
sheds will be relatively uniform in appearance and therefore will bring some homogeneity in 
terms of character and visual effect and will reduce potential outdoor clutter. Therefore I consider 
that the proposed restrictions are positive mitigation measures in relation to potential character 
effects.     

27 Under the consented situation, the southern part of the site would accommodate a large rural 
living development. Under the proposed situation this southern part of the site may 
accommodate farming in the form of grazing, cropping, cultivation etc, as set out on Appendix 2. 
While irrigation is not provided for, a farming use of the proposed sort will change the surface of 
the land such that it potentially becomes greener or occupied by some crop. This part of the site 
would perhaps become more orderly. This would reduce the unoccupied, empty quality and 
increase human modification, albeit in a rural way. These farming activities would not be 
provided for over the part of the site within 600m of SH8. 

28 I consider that this farming activity will alter the character of the relevant part of the site in that it 
will be more occupied and modified. However, this character change will be considerably less 
than the character change that would occur under the consented situation, in which the relevant 
part of the site would become a rural living area. 

29 In summary, the proposed development will result in a significant reduction to the amount of rural 
living activity that can occur within the site. It will locate future rural living development within an 
area that is more capable of absorbing change and retain the majority of the open and rural 
character of the site, albeit in a way that brings about a more modified rural state.  
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30 Overall, the proposed development will change the landscape character of the site less than the 
consented situation. I consider that the proposed development will result in a positive change to 
landscape character in that an overall rural character will remain and more openness will be 
preserved.     
 

THE VISUAL EFFECTS OF THE PROPOSAL 

Existing views and visual amenity 

31 The area from which the site and the proposed development is potentially visible (zone of 
theoretical visibility, ZTV) includes parts of nearby public roads, public and private areas with 
Twizel township, public land associated with Twizel River, and a small number of neighbouring 
private properties.   

32 I have not accessed the neighbouring private properties to assess the effects of the proposed 
development.  

33 Observers within the ZTV that are potentially affected by the proposal (visual receptors) include: 

• Users of State Highway 8. 

• Users of public and private areas within Twizel Township.  

• Users of the Twizel River. 

• Users of neighbouring private properties. 

34 The subject site currently provides visual open space on the eastern side of SH8 that 
counterbalances the urban area of Twizel. The site is most commonly visually experienced from 
SH8. It reads as relatively flat, open, empty plains, typical of the Mackenzie Basin and thereby 
providing visual amenity. The northern part of the site is less visually open due to mature 
evergreen trees and the dwelling on the property to the immediate north. 

35 From the Twizel River corridor, the site is more difficult to see into due to topography. However a 
public trail provides access adjacent to the subject site’s eastern boundary by way of an 
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easement over the subject site. From this trail, broad views are available across the site. Again, 
the site reads as open and empty and provides a relatively wild form of visual amenity. 

36 The consented development would change the visual amenity that is available from both the 
highway and the riverside trail. From the highway, the road into the consented development 
would be readily apparent, although dwellings themselves would be distant ad visually softened 
by vegetation. A highway user would be visually aware that the land to the east is not empty 
farm country. From the riverside trail, the consented development would be visually prominent. A 
trail user would feel they are travelling immediately adjacent to a rural living neighbourhood. 

Effects of the activities on views and visual amenity 
37 Visual effects are the effects that an activity may have on specific views and on the general 

visual amenity experienced by people. Paragraph 32 sets out the observers that experience 
views that are potentially affected by the proposal. I discuss the potential visual effects brought 
about by the proposal from these locations below: 

Users of State Highway 8 

38 SH8 forms an important part of the main highway system within the South Island connecting 
Christchurch, Geraldine, Tekapo, Twizel, Omarama, Crowell, Wanaka and Queenstown. SH8 is 
adjacent to the site’s western boundary and is located immediately east of Twizel township. The 
length of SH8 adjacent to the site is highly used by people who live within the area and people 
travelling between the above listed towns and cities.      

39 Users of an approximately 3.2km long stretch of SH8 between Glen Lyon Road and Max Smith 
Drive gain views of the site and/or visibility of the mature conifer trees within the site. Visibility of 
the proposed development is potentially gained from the same 3.2km stretch of road.  

40 Users of this stretch of road, that are south of Old Iron Bridge Road, primarily gain visibility of the 
mature conifer trees that are proposed to be retained for visual screening purposes. It is difficult 
for a user of this southern part of the relevant stretch of SH8 to gain a visual understanding of 
the proposed development. No built form would be visible. 

41 Users travelling south gain views into the site and visibility of parts of building platforms 1 – 6 
and their associated activities when ascending the slight rise in the road south from Twizel River 
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near the intersection with Glen Lyons Road. A highway user continues to have views of the 
platforms for approximately 600m until they reach the shelterbelt within the site, as can be seen 
on Appendix 3, Viewpoint Locations 1, 2 and 3. 

42 Building platforms 1 and 5 are located immediately north of the shelterbelt within the site. A 
future dwelling, shed and their associated domestic activities will be experienced from the 
majority of this 600m northern stretch of SH8 that is adjacent to the site, as can be seen on 
Appendix 3, Viewpoint Locations 1, 2 and 3.  

43 Building platforms 2 and 3 are located east of existing stands of conifer vegetation that are 
proposed to be retained and areas of proposed vegetation. The existing and proposed 
vegetation will provide visual screening of the majority of building platforms 2 and 3 from SH8. 
However, future built form within Lots 2 and 3 will be visible from an approximate 300m stretch of 
SH8 south of Glen Lyon Road, as can be seen on Appendix 3, Viewpoint Locations 1, 2 and 3.    

44 Building platform 4 is located east of an existing stand of conifer vegetation that is proposed to 
be retained and south of building platform 2. Existing and proposed vegetation and future built 
form within Lot 2, and existing vegetation within Lot 4 will visually screen a future dwelling, shed 
and their associated domestic activities from the majority of SH8. Future built form within Lot 4 
will be potentially visible from an approximate 100m stretch of SH8 immediately south of Glen 
Lyons Road and an approximate 200m stretch of SH8 immediately north of the shelterbelt, as 
can be seen on Appendix 3, Viewpoint Locations 1, 2 and 3.    

45 Building platform 6 is located immediately south of the shelterbelt. It is proposed to remove a 
small part of the shelterbelt so a future user of building platform 6 can gain views to the north, 
including views to Mt Cook. The gap in the shelterbelt will provide visual access to parts of a 
future dwelling, shed and associated domestic activities from part of SH8 to the north of the 
shelterbelt, as can be seen on Appendix 3, Viewpoint Locations 1, 2 and 3.  

46 Subsequently, a user of this 600m stretch of SH8 that lies north of the site’s shelterbelt will gain 
visual access to parts of future built form and domestication within Lots 1 – 6. This built form will 
appear as a small rural living cluster of development spread over approximately 44ha of land. 
Pastoral paddocks, tall trees, and domestic built form will form part of the foreground view 
gained from this stretch of highway, similar to the property immediately north of the site. Visibility 
of the proposed development is most easily gained from this 600m stretch of SH8. If we consider 
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this stretch of SH8 that is north of the shelterbelt in isolation, then I consider the proposed 
development will have a moderate adverse visual effect when experienced by users of SH8.  

47 As a user continues south along SH8, past the shelterbelt, they gain visual access to parts of 
building platform 7, as can be seen on Appendix 3, Viewpoint Location 5. The eastern end of a 
future dwelling and/or a shed, finished in dark recessive colours, as it is furthest from the 
surrounding vegetation will be the most visible part of future built form. Amenity planting north of 
a future dwelling may reduce the visual prominence of built form. However, in either situation, 
visual domestication associated with building platform 7 will be experienced from a short stretch 
of SH8.    

48 Also, once south of the shelterbelt, a user travelling along SH8 will gain views over the open 
paddock land that forms the majority of the site and surrounding area. Under the consented 
situation, as discussed above, the southern half of the site will accomodate a large rural living 
subdivision. While the buildings of this subdivision will be distant and relatively screened, an 
observer will be visually aware of the development. Under the proposed situation, the southern 
part of the site that is more than 600m from SH8 may be farmed and improved. While some of 
this farming modification may be distantly evident, I consider that the proposed situation will 
maintain visual amenity much more than the consented situation for highway users that are 
south of the shelterbelt. 

49 As a user travels north along SH8, as the pass the power station, they gain long open views over 
the site and neighbouring properties to the east and north-east. Views directly north are more 
enclosed by the stands of mature conifers that are dotted throughout the site and the conifer 
shelterbelt running east to west between SH8 and the oxidation ponds. As mentioned, the 
proposed development has utilised the existing stands of conifer vegetation to provide visual 
screening of the proposed building platforms and retains views over open paddocks within the 
site.  

50 The proposed access way to building platform 7 will be the first visible sign of the proposed 
development, as can be seen on Appendix 3, Viewpoint Location 6. This is the vehicle entry 
point that would be upgraded to a substantial road to provide access to the consented 
development. Under the proposed situation, the access way would be upgraded only to a gravel 
formation. The proposed access way runs relatively parallel to SH8 behind a number of existing 
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stands of conifer trees and through a gap in a row of conifers to building platform 7. The access 
way will have a gravel finish and will have a very similar appearance to other access ways within 
the site. The access way will not be highly visible; however, I consider a vehicle travelling along 
it will be visually prominent.  

51 Building platform 7 is located north and east of a number of stands and a row of existing conifer 
vegetation, as can be seen on Appendix 3, Viewpoint Location 5 and 6. This vegetation, for the 
most part, will provide visual screening of a future dwelling, shed and associated domestic 
activities within building platform 7 when experienced by users travelling north along SH8.  

52 Building platform 6 is located immediately south of the shelterbelt within the site and is north and 
east of existing stands of conifer vegetation that are proposed to be retained. Parts of a future 
dwelling, shed and associated domestic activities will be intermittently visible behind existing 
vegetation from an approximate 200m stretch of SH8 within the vicinity of the Ostler Road 
intersection, as can be seen on Appendix 3, Viewpoint Location 4 and 5.    

53 When travelling north along SH8 building platforms 1 - 5 will be experienced differently to a user 
travelling south. The existing and proposed vegetation, when experienced by a user travelling 
north, provides immediate visual screening of the majority of future built form and domestic 
elements within Lots 1 - 5. For the most part, a user of SH8 travelling north, once past this 
existing and proposed vegetation, will have to turn around more than 90 degrees to their right to 
gain visual access of parts of future built form. When doing so they will gain similar visual access 
as a user travelling south, as discussed above.    

54 In summary, visibility of the proposed development will generally be experienced from a 
relatively close proximity. For the most part, visibility will be restricted to highway users that are 
north of the site’s shelterbelt. The proposal will provide visual access over the open paddocks 
that make up the majority of the site. I consider that the visual effects resulting from the 
proposed development, when compared with the consented development, will be more 
prominent, but will be contained to a significantly smaller area of the site. In terms of visibility 
from SH8, there will be a significantly less amount of built form and associated activities and 
there will be an increase in visibility of the open paddocks that form the majority of the site and 
part of the foreground to the wider vistas east of SH8. 
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55 Overall, when compared to the consented situation, I consider that the proposed development 
will increase visual effects on SH8 users that are north of the site’s shelterbelt but decrease 
visual effects for users that are south of the shelterbelt. I consider that the proposed 
development will result in less overall visual modification and will be visually more in keeping 
with existing patterns in the landscape.  

Users of public and private areas within Twizel Township 

56 The proposed development, when compared with the consented development, is located within 
close proximity of users of public and private areas within Twizel township.  

57 The consented development within the site is visible at distances exceeding approximately 
700m. The consented development is visible from a relatively small catchment of the western 
edge of Twizel, within the vicinity of the Ostler Road and SH8 intersection. The northern part of 
the consented development and an increase in vehicles and human movement will be readily 
visible from this vicinity. 

58 Visibility of the proposed development will be experienced from the western fringes of Twizel 
township including public and private places along Glen Lyon Road, Ruataniwha Road, Wairepo 
Road, and Ostler Road. For the most part, the proposed development will appear in the 
foreground in views to the east when experienced from these areas of Twizel. 

59 Users of private properties, public parks or similar spaces have the opportunity to experience the 
proposed development from a stationary position. Due to this, I consider the proposed 
development will be more visually evident and will have a greater visual effect, on a user of a 
stationary position compared with a user experiencing the proposed development from a moving 
vehicle. 

60 In summary, the proposed development will result in future development being located within a 
relatively close proximity of Twizel township. The proposed development even though 
significantly smaller in size and scale, when compared with the consented development, will be 
more readily visible. However, there are relatively few properties or dwellings in the relevant 
Glen Lyon, Ruataniwha, Wairepo, Ostler Road vicinity. Furthermore, the western edge of SH8 is 
substantially planted in conifers that screen visibility.   
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61 Overall, I consider that the proposed development will have a slight adverse visual effect on 
users of the western fringes of Twizel township. Rural living amenity will be evident but only 
primarily from roads and it will be visually softened and partially screened by vegetation and will 
be in keeping with its setting.  

Users of the Twizel River 

62 Twizel River runs in a north-west to south-east direction adjacent to the sites north-east 
boundary. The Twizel River is accessed via the water’s surface and rough tracks adjacent to 
SH8, and via an existing public walking and cycling trail that goes through the northern part of 
the site and adjacent to the eastern boundary (it is proposed to re-align this public access 
alignment, as outlined on Appendix 2).  

63 The water’s surface and associated gravel beach areas are lower down than the ground level of 
the site. The consented development will allow future dwellings to be located within close 
proximity of Twizel River and are located along approximately half the length of the north-east 
boundary of the site. The consented development will result in a number of dwellings and 
domestic elements being visible from the Twizel River. As discussed, the consented rural living 
development would be very prominent to users of the riverside trail, which passes close to the 
consented development.    

64 The proposed building platforms are all located at a minimum distance of approximately 80m 
from the Twizel River, building platform 3 being the closest. The rural living part of the proposed 
development that is within close proximity of the Twizel River is relatively short, approximately 
250m. Parts of proposed building platforms 2 - 4 are potentially visible from the stretch of the 
Twizel River that is within close proximity. I consider visibility will be of the upper parts of dark 
recessive roof lines and domestic vegetation.  

65 The proposed development, when compared with the consented development, will result in a 
significant reduction to the amount of built form that is potentially visible from the Twizel River 
and its associated public land and trail. Locating the proposed development within the vicinity of 
an existing dwelling and closer to Twizel will result in the majority of the southern two thirds of 
the site remaining in its open state. A user of the river surface, as they travel down the Twizel 
River, or walk along its margins, will experience some buildings on the outskirts of Twizel 
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township and once they pass this, south of the oxidation ponds, will experience an agricultural 
and natural rural environment, albeit one that involves farming activity.      

66 Overall, I consider that the proposed development will result in a positive change in the visual 
effects that will be experienced by users of the Twizel River and the nearby trail.    

Users of neighbouring private properties    

67 Neighbouring properties, excluding those within Twizel Township, include the neighbour to the 
immediate north (owned by the applicant), a large farming property to the immediate south and 
the power station to the south.  

68 The proposed development, when compared with the consented development, will result in a 
significant reduction in rural living activity. The resultant rural dwellings will be located at an 
increased distance from the properties south of the site. Proposed mitigation measures will result 
in the majority of the proposed development being visually screened from these properties. The 
majority of the site, when experienced from these properties will remain in a rural state.  

69 Overall, I consider that the proposed development will result in a positive change in the visual 
effects that will be experienced by users of neighbouring private properties. 
 

CONCLUSIONS 
70 It is proposed to surrender Resource Consents RM070082, RM100013 and RM150004 which 

provide for a 53 lot subdivision, with 40 building platforms located in the southern half of the site 
and undertake a 7 lot subdivision with 7 building platforms located in the northern corner of the 
site. 

71 The proposed development will significantly reduce the amount of rural living development within 
the site, when compared with the consented situation. The proposed rural living development is 
located within a heavily treed area which provides a better opportunity to absorb development of 
this type into a rural setting. The majority of the site will retain its open character although 
increased agricultural activity will be provided for. Overall, I consider that the proposed 
development will result in a positive change to the landscape character of the site; landscape 
character will be less modified and more rural than under the consented situation.  
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72 In relation to visual effects: 

• The proposed development will be experienced from a 3.2km stretch of SH8. Building 
platforms 1 – 6 will form a cluster of rural living development, parts of each building 
platform will be visually experienced from an approximate 600m stretch of SH8 to the north 
of the site’s shelterbelt. When experienced from the 1.7kms of SH8 that lie to the south of 
the shelterbelt, sweeping views over the open paddocks that form the majority of the site 
will be dominant, although there will be some glimpses to parts of building platforms 6 and 
7. While under the proposed situation there will be development that is more visually 
prominent from the section of highway north of the site’s shelterbelt, overall there will be 
considerably less development and more retention of visual openness. 

• The proposed development will be experienced from the western fringes of Twizel 
township, particularly from roads. The proposed development will appear in the foreground 
of views gained over the site. The proposed development will also be more visually evident 
as it can be experienced from a stationary position. But significant screening and visual 
softening by vegetation is included. 

• The proposed development, when compared with the consented development, will result in 
a significant reduction in built form that is potentially visible from Twizel River and its 
margins and associated trails, and neighbouring properties.  

• When compared with the consented development, I consider that the proposed 
development will result in a positive change in the visual effects that will be experienced by 
users of the surrounding public and private places. 

73 Overall, I consider the proposed development will result in a significant reduction and relocation 
of the rural living development. Subsequently the proposed development will result in a positive 
effect to landscape character and visual amenity as experienced by users of the surrounding 
public and private places.  

Paul Smith          

vivian+espie  
23rd May 2016         
Internally reviewed and approved by Ben Espie 23rd May 2016. 



APPENDIX 1: CONSENTED DEVELOPMENT WITHIN THE SITE
This plan outlines the 53 lot subdivision approved by Resource Consent RM070082 and the location of 35 building platforms (green and red rectangles) that were approved by Resource Consent RM100013. 



APPENDIX 1: CONSENTED DEVELOPMENT WITHIN THE SITE
This plan outlines the 5 building platforms that were approved by Resource Consent RM150004.  





APPENDIX 3: VIEWPOINT LOCATION 2 - Located along State Highway 8, at the intersection with Ruataniwha Road.

APPENDIX 3: VIEWPOINT LOCATION 1 - Located along State Highway 8, at the entrace to the Lyons property.

APPENDIX 3: VIEWPOINT LOCATION PHOTOGRAPHS
All viewpoint locations are along State Highway 8 facing east (towards the site). All photographs were taken between 1:00pm and 2:30pm on Friday the 6th of May, 2016. All photographs have been taken with a digital camera with 
a 50mm fixed focal length. Panorama photographs have been stitch together/created using the the computer programme Microsoft ICE.Ink.

Lot 1building platform. 
Lot 5 building platform. 

Lot 4 building platform (behind conifers). 
Lot 2 building platform. 

Lot 3 building platform. 

Lot 3 building platform. Lot 1 building platform is behind the poplars. Lot 5 building platform. 
Lot 4 building platform (largely behind conifers). 

Lot 2 building platform (largely behind conifers). 

Lot 6 building platform (behind conifers 
that will be partially removed). 



APPENDIX 3: VIEWPOINT LOCATION 3 - Located along State Highway 8, east of and within close proximity of the Mountain Chalets Motel. 

APPENDIX 3: VIEWPOINT LOCATION 4 - Located along State Highway 8, south of and within close proximity of the main shelter belt that runs approximately east to west through the site.

Lot 6 building platform is located behind these conifers. 

Lot 5 building platform. 
Lot 1 building platform. Lot 3 building platform. 

Lot 2 building platform (behind conifers). 
Lot 4 building platform (behind conifers). 

Lot 6 building platform (behind conifers 
that will be partially removed). 



APPENDIX 3: VIEWPOINT LOCATION 6 - Located along State Highway 8, at the southern entrance into the site.  

APPENDIX 3: VIEWPOINT LOCATION 5 - Located along State Highway 8, at the intersection with Ostler Road. 

Lot 6 building platform is located behind these conifers. Lot 7 building platform is located in front of these juvenile conifers. 
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