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Introduction

Queenstown Lakes District Council is proposing a plan change for an area of land adjacent to
the existing Town Centre Zone and the base of Bowen Peak. The plan change area
encompasses the Lakeview Holiday Park bounded by Glasgow Street, Thompson Street, Man
Street and Hay Street; the additional blocks bounded by Man Street, Isle Street, Hay Street
and Camp Street; and the block bounded by Beach Street, Hay Street, Lake Street and Man
Street.

This report has been requested as an adjunct to the proposal. It is intended to provide a
landscape and visual assessment to complement and supplement the Populous Fearonhay
Urban Design Framework and the peer review of that work undertaken by Clinton Bird Urban
Design Limited. In undertaking this assessment | have been guided by the principles and
process of the Guidelines for Landscape and Visual Impact Assessment’. This manual, while
not yet adopted by the New Zealand Institute of Landscape Architects, has been promoted by

the Institute as a guide to best practice through a series of master classes.

I have based my assessment on the photo montages prepared by Populous Fearonhay and
included in the urban design reports and on the observations made on a specific site visit in
September 2014. In | addition | have applied my extensive knowledge of the site and the

wider Queenstown area.

In addition to the reports mentioned above | have examined the following documents:
e the Assessment of Environmental Effects;
o the Queenstown Height Study: Landscape and Urban Design Assessment;

e the proposed plan provisions.

For completeness, | have considered objectives and policies relevant to landscape issues from

Section 4 District Wide of the Queenstown Lakes District Plan (the District Plan).

Landscape assessment

Landscape baseline

An assessment of landscape effects should deal with the effects of change and development

on the landscape as a resource. It should entail the assessment of how a proposal will affect

the character of the landscape and its makeup including aesthetic and perceptual elements.

! Landscape Institute and Institute of Environmental Management and Assessment. (2013) Guidelines for Landscape and
Visual Impact Assessment. Routledge: London.
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The scope of the landscape that needs to be covered should incorporate the full extent of the
landscape around the development area which may be affected by the proposed
development. In my opinion this includes Ben Lomond and Bowen Peak (to the skyline); the
township extending approximately from Robbins Road - Camp St -Beach Street to One Mile

Creek; and Queenstown Bay.

2.1.2 As the area incorporates a portion of the town the following aspects of the townscape need
to be considered also:
e its relationship to the wider landscape including topography;

e the grain of the built form and it relationship to historic patterns;

layout, scale and density of built form and their architectural qualities;

patterns of landuse;

green spaces, their types and significant vegetation.?

2.1.3 The plan change area is located on a lake terrace elevated above the current lake level, and
dropping in elevation to the north east. The terrace drops steeply to the current lake level
and is backed by cliffs and a steep slope which extents up to form the lower slopes of Bowen
Peak and the backdrop to Queenstown township in views from the east. The western portion
of the plan change area is located on a spur which extends from the mountainside and

penetrates the lake terrace.

2.1.4 Built development extends over the terrace down to the Lake edge. The lake margins and
the terrace escarpment are the location of larger buildings, mainly commercial developments
although some single family homes remain. The existing development on the more northern
terrace surface is relatively small scale with buildings, mainly older family homes, open space
and trees interspersed within a traditional grid pattern of streets, and this provides a fine

grain to this part of the landscape.

2.1.5 The Lakeview camping ground occupies a significant portion of the historic lake terrace
surface. It comprises large areas of open space (for camping and for campervans); a fringe
of tiny cottages; and a scattering of large conifers and other mature trees which dominate,
particularly the lakeward fringes, of the area. A number of these trees are protected by the

District Plan.

2.1.6  Overall the townscape in the plan change area includes a variety of architectural forms and
colours. It exhibits an irregular spatial distribution of buildings, trees and open spaces. Many

of the existing buildings are older homes. It has a largely domestic character at present.

2 paraphrased from the Guidelines for Landscape and Visual Impact Assessment, P74.
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2.1.7

2.1.8

2.1.9

2.1.10

Ben Lomond, Bowen Peak and Queenstown Hill together provide a mountainous context to
Queenstown township. While all of these mountains are clad, in the main, by wilding exotic
conifer forest, most viewers would see this as providing a natural context to the township.
Queenstown Bay, while modified in the vicinity of Steamer Wharf and being the location of

other jetties and moorings, provides a further natural context to the township.

Consequently I would summarise the significant features of the landscape in the vicinity of
the proposed plan change area as currently being a fine-grained urban form maintained
within the historical grid pattern and located over contemporary and historic beach terraces
and with an essentially domestic character. The township forms the mid-ground between the
natural landscapes of the lake and the mountains. Both of these natural landscape areas
include but are not dominated by structures: jetties and similar structures around parts of the
lake margin, and the Skyline and gondola on the mountainside. They retain, overall, a

predominantly natural character.

I consider that the landscape character of the proposed plan change area and its context is
vulnerable to change from the modification of the shoreline; the cluttering of the lake surface
with structures; the alteration of the urban form; and the proliferation of roads, tracks and

structures on the mountain slopes.

It is to be noted that the entirety of the plan change area is currently zoned for high density
residential development. If this development were to take place then it would significantly
diminish the fine grain of the urban areas of the landscape, increasing the scale of built form
and replacing the domestic character with a more commercial one. The block bounded by
Isle Street, Man Street, Hay Street, and Brecon Street, for example, has an average site
coverage of approximately 26.4% (calculated from Council’s public GIS site). Most of the
buildings within this block are single story older homes, although some are used as offices
and other types of businesses. This contrasts with the allowable site coverage of 65% (with
a maximum foot print of 500m?) and a maximum height of 8m currently allowed by the
existing High Density Residential zoning. Consequently the current planning regime already
anticipates the alteration of the fine grain urban form. This is demonstrated in the Populous
Fearonhay photo montage attached to this report as Appendix 1 which illustrates the
potential bulk which could result from this plan change and the height of development

already allowed by the current rules of the District Plan.
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Assessment of landscape effects

The proposed plan change will allow for a building coverage of 80% in the Lakeview subzone
and 70% in the Isle Street subzone. Comparing this with a current allowable site coverage of
65% means that there is a proposed, but not a great, increase in the permissible site
coverage. This increase in site coverage will allow for considerably larger buildings than are
currently to be found within the plan change area, but not very much larger in terms of
footprint, than those allowed for under the current rules. Similarly, it will reduce the amount
of green space within the Isle Street subzone which is now formed by many private gardens,
but not beyond that which the District Plan already anticipates. Reserve areas are proposed
within the Lake View subzone, and those on the south eastern side of the area will assist in
balancing the increase in built form within that area to a degree. These reserves encompass

the area containing most of the protected trees within the plan change site.

The proposed plan change will allow for increases in the maximum height for buildings to
12m, with varying heights proposed in the Lakeview subzone of between 4.5m and 26m. At
12m the proposal complies with the Queenstown Height Study recommendation that the
increase in building height within the area now proposed for the plan change be limited to
one story higher than those most proximate and | agree with this position. This will ensure
that built form within the plan change area will not dominate or overshadow (both literally
and figuratively) the neighbouring areas. It will also help to ensure that the underlying
topography remains expressed through the built form. The Height Study also noted that
what is now described as the Lakeview subzone had the capacity to absorb further height up
to seven stories but that this should be located to the rear of that site, and | also agree with
this position. The proposed plan change reflects this locating the highest potential buildings
to the north of the terrace adjacent to an area of cliffs where they will have a natural

backdrop which will dwarf even seven storied buildings.

The increase in the size and scale of buildings and the subsequent loss of open space will
result in the loss of a sense of a domestic scale to the built form of the vicinity. These
changes will result in a coarsening of the grain of the township, in particular within the Isle
Street subzone. This will result in an alteration to the existing character of the township. It
is the case, however, that development within this area which fully exploited the existing

development potential of the existing zoning would create a similar effect.

In addition to the generalised increases in height and site coverage, specific provisions have
been made to allow for a height limit of 15.5m on a site greater than 2000m? with frontages

onto both Man and Isle Streets. The allowance of this greater height within the Isle Street
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2.2.5

2.2.6

2.3

23.1

2.3.2

subzone does not comply with the recommendations of the Height Study that increases be
limited to one story higher than those most proximate. The Height Study did, however, note
that there would be ‘some advantages in being able to see a landmark building or buildings
from the Shotover Street / Brecon Street intersection to draw people up the Brecon Street
Steps’ and | also agree with this. To this end | consider that a greater height limit in this
vicinity to that proposed generally would be appropriate to achieve such a landmark building
and that it would ideally be located on one of the corners of Brecon and Man Streets. | do
not consider that allowing this increased height in this limited area would make any

significant difference to the alteration of character that would already occur.

The subsequent increase in the coarseness of the grain of the built form in the plan change
area will increase the contrast between the township and its natural context in terms of both
the lake and its margins and the Ben Lomond Scenic Reserve. While this could be interpreted
as a loss of small town charm, by the same token, the increase in contrast could heighten the

appreciation of and value of the natural context of the township.

It is noted that the proposed plan change will not alter the character of the lake or lakeside
areas, or that of the face of Ben Lomond and Bowen Peak. Consequently it is the case that
the overall change in landscape character brought about through the proposed plan change

within the wider landscape area will be small.

Visual baseline

The visual baseline should identify the areas from which the development would be visible,
the groups of people who may experience views of the development and the viewpoints

where they will be affected and the nature of the views from these points.

Populous Fearonhay have identified a range of representative viewpoints from the Gorge,
Queenstown Hill, Kelvin Heights, and the Botanic Gardens peninsula. (I note that the
locations marked on the perspectives key are only approximate). These are all public
locations from which both residents and visitors are likely to view the site. | consider this to
be an appropriate and adequate array of locations from which to assess generalised visual
effects. | also consider, however, that consideration of views from within the cemetery, as an
important community feature, should be included. | understand that photo montages of
views from the Cemetery are being prepared but | have not had the advantage of seeing

them prior to undertaking this assessment.
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Visual assessment — public locations

Perspective 1 shows the view from a section of Gorge Road, to the north of the Plan Change
area. From this perspective the majority of the Plan Change Area will be seen over existing
development and the Queenstown Recreation Ground. The predominant features of the view
are the flank of Bowen Peak and Cecil and Walter Peaks more distantly. Intervening trees
outside of the plan change area obscure the Isle Street subzone from view. The Lake View
subzone is located behind the larger trees in the distance. Most of these trees are not

protected. The intervening land is zoned High Density Residential.

It is probable that most of the large trees shown screening development in the Lake View
subzone from view in this montage will be removed to facilitate development. This would
make the proposed Plan Change area and development within it more readily visible than
suggested. It would, none the less, form a small, even insignificant, portion of this view
which will remain focused on Cecil and Walter Peaks and the flank of Bowen Peak. | do not
consider that the alterations to this view which would result from the proposed plan change

would adversely affect the visual amenity of this view.

Perspective 2 show a view of the site taken from Queenstown Hill. From this location the
primary components of the view are the lake, Ben Lomond and Bowen Peak, with Cecil and
Walter Peaks forming the backdrop. This view exhibits the classic features of the
picturesque®, the dominant landscape aesthetic in this country, and some of the features of
landscape shown to be components of the most favoured views by Swaffield and
Fairweather?. From the presence of these features | make the presumption that this view is

likely to be highly valued.

As noted above, development in the plan change area will coarsen the fabric of that part of
the township, altering the character from small scale, residential to comparatively large scale
commercial. This will have the visual effect of changing the rather haphazard, colourful
appearance of much of the area into a more structured one, with less intervening green
space. This will diminish the contribution of this area to the picturesque quality of this view.
The extent of this effect on the overarching quality of the broader picturesque landscape view
will, however, be small, and | consider that the high visual amenity of this view will be

maintained.

% For a discussion of the features of this aesthetic and its role in landscape planning in New Zealand see Read, M. (2009).
Planning and the Picturesque: A Case Study of the Dunedin District Plan and its Application to the Management of the
Landscape of the Otago Peninsula, in: Olwig, K R and Mitchell, D (eds). Justice, Power and the Political Landscape
SRoutledge:Oxford).

Fairweather, J. R., & Swaffield, S. R. (2001). Visitor experiences of Kaikoura, New Zealand: an interpretive study using
photographs of landscapes and Q method. Tourism Management, 22, 219 - 228.
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Perspective 3 shows a view from Kelvin Heights. While development in the plan change area,
particularly within the Lake View subzone, would be visible from some locations along the
Peninsula, it would also be obscured from view from many. These available views are distant
and such development will not have any effect on the overall quality of views to Bowen Peak
and Ben Lomond. It should be noted that from this location little of the Isle Street subzone
will be visible, and that the group of protected trees, oaks and conifers, will be between the
viewer and all but the most westerly development in the Lake View subzone, assisting it to
blend into the background. | consider that the proposed plan change would have no

perceptible effect on the visual amenity of these views.

Perspective 6 shows the view to the subject site from the eastern end of the Queenstown
foreshore. A rendered version of this perspective has been provided and is appended to this
report as Appendix 2. | note that neither perspective shows the actual protected trees within
the plan change area, although the rendered perspective includes an approximation of them
and additional trees which may be currently present but have no protection. Perspectives 7
and 8 are taken from points on the Botanic Gardens Peninsula and as they are similar, both in

content and effect | will examine them together.

It is from these perspectives that the greatest alteration to the view and view quality will
occur. The current view has a number of significant components. The first is the lake and its
margin. On the north western side of the bay this incorporates jetties and boats and the
Steamer Warf building. To their west St Omer Park provides a more natural edge to the lake.
Behind the lake margin is located a scattering of larger buildings located on the current lake
terrace and the escarpment behind including the shops in Shotover and Beach Streets, the
Crown Plaza, Outrigger, Peppers, Rydges and St Moritz Hotels. Between and behind these
buildings are located many smaller buildings, often older single family homes, many being
used as business premises, and some of the cabins located in the Lake View camping ground.
These smaller buildings are interspersed with small trees which soften their appearance and
contribute to the fine grain of this part of the existing view. This fine grained development,
where it is located on the lake terrace, provides a sense of depth between the edge of the
escarpment and the mountains behind. This contributes to the picturesque qualities of these
views. The other major component of these views is Ben Lomond, Bowen Peak and the

Skyline which form the back drop.

Much of the fine grain of the intermediate area in these views will be diminished by
development which could occur in accordance with the existing High Density Residential
zoning. This means that while this area currently has a quaint, colourful, small town

appearance that is likely to change. Development occurring to the limits proposed in the Plan
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Change will diminish this fine grain and quaint appearance of the urban component of these
views further. It will not, however, significantly reduce the picturesque quality of the overall
views. The lake and its foreshore will not alter. Neither will Ben Lomond or Bowen Peak,
save that a very small sliver of the latter will no longer be visible in these views. There will
be some loss of the sense of depth currently gained in these views and with it some loss of
the relationship between the built form and the topography, but this relationship will remain

legible across the face of the mountain.

On a more specific level, the views across the lake of the Brunswick Street / Thompson Street
intersection as it is currently configured focuses on a large opening which allows views
directly into the plan change area at ground level, along Thompson Street. A significant
proportion of this area, the more exposed part at the top of Brunswick Street in particular, is
to be a reserve and thus the visual quality of this part of the view will be preserved. To the
west of this, however, buildings could be constructed so as to potentially allow for the full
facades to be exposed to viewing from this direction. The proposed plan change provisions
allow for buildings to be built right up to the margin of Thompson Street but require that they
comply with a recession plane of 45° from 4.5m above that margin. Buildings in this location
will be a controlled activity with control reserved (among other things) over the contribution
to the quality of streetscape and a requirement that they provide visual interest, avoid blank
walls visible from public locations, and do not allow parking to dominate the streetscape. In
addition, as the predominant view is to the lake this is also likely to mean that windows,
terraces, outdoor seating and similar will also face onto Thompson Street. | consider that this
should be adequate to ensure that buildings along Thompson Street not be constructed so as

to present their rear to the street and have an adverse effect on these views.

The Cemetery at the top of Brecon Street is an important public space. Currently views from
the cemetery, while partially obscured by trees within the Lakeview camping ground and the
James Clouston Reserve, are possible to the lake, the Remarkables, Cecil Peak and
Queenstown Hill. Views to the Remarkables could be partially obscured from parts of the
Cemetery by development to 12m within the Isle Street subzone and views to Cecil Peak area
could also be lost. These views from the cemetery, which connect it with the broader

landscape, are, in my opinion, important.

There are no specific rules which relate to the Cemetery within the plan change proposals.
Currently the Cemetery Road reserve runs along approximately 50% of the south western
margin of the Cemetery. This offers some protection to the views out of the Cemetery which
have been identified as vulnerable. Currently a carpark occupies the north western portion of

Lot 1 DP 27703, the mini golf operation, which is adjacent to the south eastern margin of the
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25.1

cemetery and which is identified as Area A in the illustration below. The openness of this
area currently assists in enabling views out of the Cemetery. This site is currently zoned High
Density Residential with a commercial overlay. This means that buildings up to 8m in height
could be built in this area. Accepting that this does form the permitted baseline it would,
nonetheless, be ideal if the area along this boundary which is currently car parking could be
retained as open space so as to maintain views out of the cemetery. An ideal solution would
be a land swap enabling the extension of the road reserve along this boundary of the
Cemetery. Alternatively | consider maintaining the 8m height limit within Area A would assist

in in maintaining views out of the Cemetery.

Cemetery

Fig 1: Aerial photograph of the Queenstown Cemetery with context overlain by the relevant planning map illustrating
Area  A. Aerial  and planning map downloaded from Council's public GIS interface
at http://maps.qgldc.govt.nz/gldcviewer/ on 2™ October 2014.

Visual assessment — private locations

Dwellings in Man Street between Thompson Street and Hay Street currently have a view to
the north of the James Clouston Reserve backed by cottages within the camping ground. The
flank of Bowen Peak itself is largely obscured from view by the large trees in the reserve and
just to the north of its boundary. A total of four of these trees, cedars currently located
within the area proposed to become the Lakeview subzone, are protected features in the
terms of the District Plan and are intended to remain. The cottages provide the view with a
quaint quality. It is proposed to allow for the construction of buildings up to 12m in height on
the northern side of this reserve. These buildings are required, by the structure plan to
present an active frontage to this reserve. This will alter the views from these dwellings in
Man Street. While the intervening trees will soften the views of these buildings across the
reserve, the presence of three storied buildings on the far side of the reserve will alter the
character of these views from quaint and small town to urban. It is to be noted that these

dwellings are located within the High Density Residential Zone and so the replacement of
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2.5.2

3.0

3.1

these single family homes is likely. Most significantly these dwellings gain their primary view
to the south east over the lake and that this will remain unchanged. Consequently I consider

that while these views are adversely affected, the extent of this adverse effect is small.

Dwellings on the western side of Glasgow Street currently have views to the east and the
south which encompass cottages to the east of the street (on the ‘Lynch block”) and extend
above and between them to the Kelvin Peninsula, Botanic Gardens Peninsula, the
Remarkables and the lake. It is my opinion that these views are likely to be considered
important by the residents of these dwellings. Development according to the High Density
Residential zoning which currently applies would obscure some of the Remarkables and most,
if not all, of the Botanic Gardens Peninsula and Kelvin Peninsula from view. Views to the lake
would remain, at least down the street corridor. The proposed plan change imposes a
minimum setback of 4.5m along the Glasgow Street frontage of the plan change area, and a
maximum building height of 12m with a 25° recession plane from 2.5m above the Glasgow
Street boundary. Despite the required set back and recession plane, it is still my opinion that
structures built to the full capacity of the proposed zone in this location will further obscure
views of the Remarkables from the existing dwellings in Glasgow Street. The degree of this
effect is small, however, and views to the lake would remain unaffected. Consequently, while
this is an adverse effect of the proposed plan change, the extent of this effect is small. |
understand that photo montages of views from this area are being prepared but | have not

had the advantage of seeing them prior to undertaking this assessment.

Proposed plan provisions

It is my understanding that Council wishes to achieve a series of swaps between existing
reserve land and existing freehold land in order to reconfigure their distributions. The
resultant pattern is to include a reserve on the corner of Thompson and Man Streets. This is
the location of eight of nine protected trees within the Plan Change area. | consider that
maintaining this as open space would contribute significantly to the visual amenity of future
development on the site to its north west for two reasons. The first is that because the
configuration of Brunswick and Thompson Streets is such that it affords views into the plan
change area from across Queenstown Bay at street level. This could potentially provide views
of the full height of future buildings. The reserve to be located above Brunswick Street will
assist in protecting the amenity of views from the Botanic Gardens by ensuring that this will
not occur. The second contribution to the visual amenity of the plan change area is through
the maintenance of the protected trees, some of which are very large. These trees will assist

in integrating the larger buildings to their north and north west into their context, provide
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3.3

3.4

4.0

4.1

these buildings with a sense of scale and help to avoid the raw effect new developments can

have when mature trees are absent.

It is proposed to impose a 4.5m height limit on buildings within this proposed reserve area at
the corner of Thompson Street. | consider that limiting the height of any future building to
4.5m will help to protect the contribution this reserve will make to reducing the visual effects
of development to its north. | also consider that it is necessary to restrict the amount of built
form that may be located within this area so as to avoid damage to the protected trees and

to ensure that the role of the reserve as green space is hot compromised.

I note that the Zone Standards in S10.5.6.2 retain the existing height limit for the High
Density Residential zone over the block bounded by Hay, Lake, Beach and Man Streets but
currently identified in the proposed plan change documents by lot numbers. | understand
that this will allow for slightly more dense development within this block. 1 do not anticipate

that this will have any significant landscape or visual effects.

The proposed assessment matters relating to the landscaping undertaken with the
development of a convention centre within the Lakeview subzone are as follows:
3) Planting and landscaping designed to:

e Maintain access to winter sun

e Integrate site landscape design with that of the Square

e Comply with CPTED principles
I consider that these are appropriate but consider that they should be extended to apply to all
development within the subzone. This would ensure that landscaping and planting when it
occurs would be co-ordinated within the area. In addition | consider that they should be
expanded to include the following:

o Utilise trees where practicable to assist the built form to blend into its

mountain backdrop

Queenstown Lakes District Council Plan

There are a number of aspects of Section 4 District Wide Issues which relate to the effects of
development on the broader landscape. It is to be noted that it is generally considered and
noted in Appendix 8 of the District Plan, that the Ben Lomond scenic reserve is a part of the
Outstanding Natural Landscape (Wakatipu Basin). It is also generally considered that the
surface of the Lake and its margins, except within the Queenstown Town Centre Waterfront
Zone, are part of the Outstanding Natural Landscape (District Wide). Consequently, there are

general policy considerations in the District Plan which apply and these are located in S4.2
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4.2

4.3.

4.4

4.5

Landscape and S4.9 Urban Growth. | will address the relevant objectives and policies which

relate to these landscapes in the order in which they are found within the District Plan.

4.2.5 Objective:

Subdivision, use and development being undertaken in the District in a manner
which avoids, remedies or mitigates adverse effects on landscape and visual
amenity values.

Policies:

1 Future Development

(a) To avoid, remedy or mitigate the adverse effects of development and/or subdivision in
those areas of the District where the landscape and visual amenity values are vulnerable to
degradation.

This proposed plan change would facilitate the alteration of the urban form but the degree of
alteration over that which is already anticipated under the existing District Plan rules is not
considered to be significant. It would not affect the shoreline, lake surface or mountain
slopes. Overall, the degree of modification which will occur will not degrade the overall

landscape quality or visual amenity of the broader landscape.

(b) To encourage development and/or subdivision to occur in those areas of the District with
greater potential to absorb change without detraction from landscape and visual amenity
values.

The proposed plan change would not alter the urban boundary of Queenstown township.
The proposed plan change will alter the character of the landscape to a degree but this is not
considered to detract from the landscape to a significant degree. Adverse visual effects on
the landscape are considered to be small and localised in effect and the proposed plan

change will not detract from overall visual amenity to any significant degree.

(c) To ensure subdivision and/or development harmonises with local topography and
ecological systems and other nature conservation values as far as possible.

The proposed plan change structure plan would locate the tallest buildings in the areas most
able to absorb future development. The extension of a continuous height limit over the

margins of the plan change area ensures that future development would harmonise with local

topography.

4.9.3 Objectives and Policies

Objective 1 - Natural Environment and Landscape Values

Growth and development consistent with the maintenance of the quality of the
natural environment and landscape values.

Policies

1.1 To ensure new growth occurs in a form which protects the visual amenity, avoids
urbanisation of land which is of outstanding landscape quality, ecologically significant, or
which does not detract from the values of margins of rivers and lakes.
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6.1

6.2

6.3

6.4

6.5

As discussed above, while the proposed plan change, which arguably allows for new urban
growth the extent of any visual effects is considered to be small, localised in effect and that

overall visual amenity will be maintained.

Conclusion

The plan change area encompasses the Lakeview Holiday Park bounded by Glasgow Street,
Thompson Street, Man Street and Hay Street; the additional blocks bounded by Man Street,
Isle Street, Hay Street and Camp Street; and the block bounded by Beach Street, Hay Street,
Lake Street and Man Street. This area is currently zoned High Density Residential. The

Holiday Park and James Clouston Park are designated reserves within the area.

The proposed plan change would result in an increase in the size, height and scale of built
form throughout the area. The level of these changes would be in accordance with the

recommendations of the Queenstown Height Study.

The development of the plan change area in accordance with the proposed urban design
framework will result in a coarsening of the grain of the township. The density of built form
will increase, and the architectural forms will change from domestic to commercial in nature.
Incidental green space will be diminished but reserves will be established and protected trees
remain. While this represents a significant alteration in the existing character of this part of
the township it does not represent a significant alteration to that likely to develop under the
existing zoning. The development of the plan change area would have no effects on the
character of the lake and its margins or of the mountain face to its north. Consequently the
overall effect of the proposed plan change on the landscape character of the vicinity will be

small.

The development of the proposed plan change area in accordance with the proposed urban
design framework will, from most of the viewpoints analysed, have a small to negligible effect
on the visual amenity of views. The coarsening of the fabric of the township will mean that
there will be some diminishment of the colourful and quaint appearance of the plan change
area. Views of the site will remain dominated by the natural forms of the lake and of Ben
Lomond and Bowen Peak, however, and there will be little diminishment of the visual amenity

of these wider views.

Some adverse visual effects have been identified in relation to the visual amenity of residents

of Glasgow Street and of visitors to the Queenstown Cemetery. In the former case these
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adverse effects are slight. In the case of the Cemetery, it has been proposed that a more

restrictive height limit adjacent to the site might be required to avoid these effects.

6.6 It has been proposed that landscaping requirements should be extended across the Lakeview
subzone so as to provide consistency; to blend the future development into its backdrop; and
to ensure the protection of the notable trees within the zone.

6.7 The proposed plan change does not contradict any of the relevant landscape related

objectives or policies of Section 4 District Wide Matters of the District Plan.

Read Landscapes

Marion Read

Principal
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