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INTRODUCTION

My name is Joanna Taverner. [ live at 79 Jacks Point Rise, Jacks Point with my husband and
two children.

| have a BA and Postgraduate Diploma in Landscape Architecture and | am a Registered member
of the New Zealand Institute of Landscape Architects. | am Senior Landscape Architect at
Queenstown based LAND Landscape Architects where | have been employed for the past 15
years under my maiden name of Joanna Dey.

My statement today is previded on behalf of my family as residents of Jacks Point, as a response
to submission 715, Homestead Bay.

| have read the evidence of Jacks Point residents Tim and Paula Williams, and Mike Coburn and
Chris Ferguson on behalf of the JPROA and | support these in their entirety.

CONEBURN AREA RESOURCE STUDY

In my further submission | objected to the extension of the Jacks Point Zone and Urban Growth
Boundary at Homestead Bay, stating {(among other items) that the proposed extension was
contrary to the Coneburn Area Resource Study (CARS), a landscape assessment undertaken
when the Jacks Point Zone (JPZ) was established in 2002. In 2015 this study was updated,
undertaking a re-examination of its cutcomes to ensure that it remained relevant to present and
future needs. | attach this as Appendix 1. To my knowledge it is to date the only comprehensive
landscape study undertaken for the zone, informing the Operative Disirict Plan including the JPZ
structure plan, the PC44 process and the Proposed District Plan Jacks Point Zone. It is therefore
a valid and important document and one that should be referred to in this decision making
process. | am unsure why | cannot find any reference to it in this application besides from further
submissions’.
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8.

The CARS Figure 12 ranks areas within the catchment on a five point scale with 1 having the
highest and 5 having the lowest ability to absorb change. Figure 14 provides the conclusion to
the studyz, identifying future Landuse and l.andscape Management Strategies. | have overlaid
figure 14 onto the applicant's proposed Structure Plan® attached as Appendix 2. Areas R{HB-SH)
A and C, part of B and part of the extended GSR fall within an area designated as 4 on the scale
on Figure 12, with a 'medium-low potential to absorb change’, and on Future Landuse figure 14
as “SHB Visual Corridor - area to be managed to preserve and enhance open rural character,
continued pastoral farming and conservation land uses”. The transition line between the
recommended landuse zones (shown in red) is a response to visibility and topographical
changes, with the higher gently sloping paddocks close to the road considered inappropriate for
development. The study recognises and places importance on the presence of rural farming land
adjacent to SHE on the transition into and out of Queenstown.

Development of the Homestead Bay extension in the manner proposed by submitter 715 is
contrary to the recommendations of this study, the conclusions of which have been based on a
thorough, layered and comprehensive analysis of the landscape.

ANTICIPATED AMENITY TO JACKS POINT RESIDENTS IN THE OPERATIVE DISTRICT PLAN

Tim Williams makes an important point4 that ‘Rural outiock particufarly to those neighbourhoods
on the periphery of Jacks Point is an important characteristic to these areas. Residents within
Jacks Paint understand there is a structure plan controlling the location of development and the
structure plan also directs where future development would occur in Homestead Bay. Therefore
they have a legitimate expectation that there would be very limited or any visibility of dwellings to
the south of the Jacks Foint neighbourhoods given the structure plan for Homestead Bay largely
restricted development to the contained basin near the lake'.

Properties on the southern part of the Jacks Pcint Zone including Jacks Point Rise would see
significant areas of the proposed development where there would previously have expected to
see ‘preserved and enhanced open rural character, continued pastoral farming and conservation
land uses’ as recommended in the CARS® and as per the rural zoning in the ODP.

LANDSCAPE ANALYSIS

10. As a Jacks Point resident and member of the JPROA, my primary concern is with the effects of

11.

the development as experienced from Jacks Point, As a member of the public | also have
concerns with the appropriateness of the development as viewed from the State Highway.

| agree with Dr Read's analysis of the proposal and the landscape character® and note that her
opinion aligns with the CARS study. Dr Read considers that the open rural outwash plain
paddocks of the proposed Homestead Bay extension have a different characteristic to the
naturally hilly land dotted with existing pockets of indigenous vegetation alongside SHE at Jacks
Point.
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Duane Te Paa evidence, Hearing Stream 9, February 2017, para 18

Appendix 1, Ben Espie evidence, Hearing Stream 13, 9" June 2017

Statement of Tim and Paula Williams, Hearing Stream 13, 09 June 2017, para 2.1
Coneburn Arza Resource Study, Figure 14

Rebuttat Evidence, iDr Read, para 7.6-7.14, 7 July 2017



12. Dr Read considers that infreducing mounding to screen the development is inappropriate in this
location. Mr Espie considers’ that mounding and vegetation at Jacks Point is extensively
intreduced, has been successful, and therefore should be replicated at the Homestead Bay
extension. | agree with Mr Espie’s first two points, but disagree that it should necessarily be
replicated, as the mounding and vegetation within the Jacks Point part of the zone originated from
natural patterns which can be cbserved on site, following the existing character, rather than
introducing a new one,

13. There are two prominent natural existing landforms which | consider form the basis for the SH8
mounding in the Jacks Point Zene. | have marked these landforms on Mr Espie’s attachment 1
and 2 to his statement as ‘escarpment A’ and 'hill B, with escarpment A continuing to the north
beyond the page, included as appendix 4. | note that at hill B the ground rises by approximateiy
10m and by approximately 5 — 10m at escarpment A in locations near to the road. The area in
between these landforms is on a natural rise in the landscape, which gradually drops down to the
west in a series of large bumps and hollows where the residential development has largely been
located.

14. Introduced mounding occurs in areas between escarpment A and hill B as viewed from the State
Highway. | am net sure exactly to what extent without access to contours surveyed prior to the
development, however | do not consider that the presence of ‘pasture’ on Mr Espie’s attachment
1 is an indication that natural variations in the landform did not already exist, particularly when
reviewing the topographical feature of hill B which has an elevation at feast 25m higher than the
paddock that runs to the south, yet is shown as pasture on this graphic. | consider that the
presence of these natural topographical 'starting points' (in combination with native vegetation
stands also present on these landforms) has been instrumental in the success of the introduced
mounding and planting. The character is naturally undulating, and therefore the introduced
mounding does not feel at odds with this. Once fully established, the new vegetation will
complement the existing grey shrubland stands in a similar subtle manner. Applying the same
approach to the Homestead Bay extension landscape character is not appropriate in Dr Read's
opinicn as it is a completely introduced landform within a gently sloping paddock i this location,
and | agree. This is illustrated when observing the land surrounding the profile poles in Mr
Espie's attachment photographs 3 and 4.

15. | agree with Dr Read’'s opinion that screening the development wili compromise the long
sweeping views to the surface of the lake which are possible from SH& in this area, and that this
would be a negative ouicome. The existing landforms described above are located close to the
road adjacent to Jacks Point, enclosing the road te a degree and dominating the foreground
views in that area. This is in contrast to the long range rural views currently available across the
Homestead Bay extension to the lake and mountains beyond.

16. Mr Espie’s photographic attachments 1-4 showed the approximate mounding height (although |
note the second mounding further away by Area D is not based on any profile poles, so is a rough
estimate). He notes that the lake can stili be visible, however these images only show the
earthworks mounding height, not the proposed mitigation planting on top of the mounds which |
consider will screen more of the lake surface.

" Ben Espie Statement, 8" August 2017, para 5-8



17. Dr Read observes® that the proposal essentially digs a hole into an open paddock, locates the
proposed buildings, then uses the excavated material to build an earthworks ‘wall' around the
majority of the development to screen it from view, with potentially large guantities of cut and fill
required and significant changes to the Jandform. From a landscape architectural perspective,
constructing a development which needs to be completely screened by artificial means is a
second choice to locating development in an area with pre-existing potential to absorb the
proposed change.

18. | attempted to draw a cross section from the State Highway to the lake using Appendix 1 and
Appendix 9 to Mr Espie's evidence showing mounding locations and contours, and mounding and
building height cross sections respectively to better understand the proposal. [n doing this 1
discovered the following:

a. The Structure Plan’ shows proposed contours rather than existing contours, therefore 1
cannot use this information to compare the modified nature of the topography with the
existing landfarm. This is also true of the cross sections.

b. The cross sections have a vertical scale five times larger than the horizontal scale (not
noted on the plans), giving a skewed interpretation of the proposed mounding and extent
of developed area, Although Mr Espie notes these cross sections are ‘crude’ he states
that the vertical height is correct.

c. When scaling vertically from the cross sections, building height is shown at approximately
3.2m high on Sections G and E, approximately 3.5 high on Section A and C, and under
5.0m high on section D, attached as Appendix 3 to this evidence. At best a 5m high
puilding height is difficult to achieve, with most single level houses having ridgelines of
5.5 - 8m on a flat site. A 3.2m high building is not practical so | assume this is incorrect.
See Attachment 3.

d. 1cannot find a proposed building height limit for the extension areas in the evidence, only
an assurance that the screening would be sufficient to completely hide the houses by
including rule 41.5.12.2(E)1°. However | consider that the building height would need to
increase, certainly where it is shown as only 3.2m, and therefore the mounding will need
to be increased to screen this. This further compounds the negative effects of unnatural
landforms imposed on a gently sloping topography, and further restricts any views across
the site. Essentially the earthworks ‘walls' built around the development will need to be
increased.

e. Further clarification will be required regarding the viewshed analysis included as an
attachment to the original submission. | assume this shows visibility after the mounding
has been constructed, but is this of the ground or the proposed houses, and if so at what
height?

19. Mr Espie states thai the development will only be visible from parts of Jacks Point. However due
to the unknown building heights in the apglication and with the potential that these may increase
as per the cross sections | consider that it may be visible from more areas than Mr Espie
concludes.

8 Rebuttal evidence, Dr Marion Read, Hearing Stream 13, para 7.12
goAppendix 1, Ben Espie evidence, Hearing Stream 13, 9" June 2017
' Evidence of Nick Geddes, para 4.17, Hearing Stream 13, Submitter 715, 5" June 2017



20.

Mr Espie considers'’ that Dr Read's landscape concerns have been addressed: however Dr
Read'? disagrees.

PROPOSED PLANTING MITIGATION

21.

22,

The submission maintains that the esiablished planting mitigation will give a similar visual
experience to that at Jacks Point. Notwithstanding the differing landscape character between the
Homestead Bay extension and Jacks Peint outlined in paras 12-14 and in Dr Read’s rebuttal
evidence, [ have concerns ahout the implementation and ongoing management of the proposed
planting, if it is approved.

A large contributor to the success of the Jacks Point planting is that it is installed and maintained
by the JFROA on JRPOA land. The proposed mounding and vegetation in the Homestead Bay
extension falls across boundaries of OSA, OSL, and part of R(HB)-D'. In the event that this
proposal was approved, extreme care should be exercised to ensure continued maintenance and
ongoing growth of this planting, and that it is consistent across any fencelines or boundaries. In
reality it can be a difficult scenario to ensure successfully, particularly where the planting
becomes the responsibility of several different owners or custodians. The planting can become
forgotien, or cut down by subsequent lot owners who are not familiar with their covenants (should
any be applied), or damaged by grazing stock. The design of the planting as shown flows across
the mounding in large drifts, however if these drifts were owned or managed in parts by different
parties the planting may result in having gaps or ‘stripes’ of good care vs no care. If this planting
were the responsibility of a communal lot owners association in its entirety it is more likely to
result in successful establishment and ongoing mitigation effectiveness. | understand however
that no residents asscciation is proposed for the development at Homestead Bay and no proposal
has been made for the cwners to become members of the JPROA, therefore | have concerns that
the planting will achieve a similar success to that at Jacks Point.

URBAN GROWTH BOUNDARY

23.

24,

In my further submission | stated my concerns over the possibility of infill development and over-
domestication of the landscape, and resultant urban sprawl by allowing the exiension of
Homestead Bay. This is because by creating these additicnal pockets of urban development
surrounded by mounding a precedent is set, and | have concerns that the same argument can be
applied to the open space areas beiween these pockets, with pressure increasing for
inappropriate development of these ‘infill’ areas.

If the Urban Growth Boundary line is extended towards Lakeside Estates then it would be
important for the JPZ Structure Plan to identify those areas of open space which are valuable for
amenity (by formally defining them as shown in Scenario B'*), in order that these locations can be
protected from inappropriate development. This way the Urban Growth Boundary line is not seen
as a target’, with urban development possible right up io the boundary. This approach is in line
with QLDC policies' concerning the UGB around the Jacks Point Zone which recoghise the

" Ben Espie evidence, Hearing Stream 13, 8" June 2017, para 7.9

K Rebuttat evidence, Dr Marion Read, para 7.4

'® Ben Espie evidence, Hearing Stream 13, 8" June 2017, appendix 1 {(structure plan} and appendix 2 (earthworks)
™ S42a report, Vicki Jones, 24 May 2017

5 QLDC legal submissions, Hearing Stream 9, 24" February 2017, parad.13 and 3.14, policies 4.2.2.4 and 4.2.3.7



important function of rural areas on the edge of UGBs io provide a sensitive transition to rural
areas beyond the boundary, and recommend addressing this within the UGB.

GENERAL COMMENTS

25,

26.

| agree with Chris Ferguson's comments regarding visibility of the proposed reservoir on Jacks
Point, an ONL. Furiher detail and / or controls will be required from the applicant before an
informed decision can be made on this. If a reservoir of sufficient size cannot be located on this
ONL feature, then the submitter has no stated alternative to make the water supply scheme work.
By contrast | understand the development enabled by the Operative Plan was intended to be
supplied from the JPROA water supply infrastructure.

| do not object to intensification of the existing areas within the Homestead Bay zone if they are
executed well and with appropriate consideration of landscape and visual amenity values.
However to fully integrate with the surrounding settlements of Jacks Point and Lakeside Estates,
in the spirit of the Jacks Point Zone | agree with Tim Williams and Vicki Jones, that public trails
should be provided. A minimum of a lakeside connection through to lLakeside Estates and
through the Homestead Bay area to Jacks Point would help to offset removal of the original
ecological conditions and the intensification of the zone.

Attachments:

1

oW N

Coneburn Area Resource Study

Qverlay of Homestead Bay Structure Plan and CARS figure 14

Adapted Cross Sections (appendix 9 to Ben Espie's Evidence)

Markup of Ben Espie’s Appendix, aerial images 1 and 2 to his statement dated 08/08.17
Ben Espie image 4, Appendix 2
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FIGURE 10.1 - STATE HIGHWAY
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FIGURE 11 -
LANDSCAPE CHARACTER

coneburn area resource study\
scale 1:30,000 Rev A, Jan 25)15
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FIGURE 12 -
POTENTIAL TO ABSORB CHANGE
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Google Earth
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Image NASA,

AERIAL IMAGE 1: Google Earth Professional aerial photograph dated 8t of October 2004.

SUBMISSION 715 — ESPIE EVIDENCE SUMMARY — APPENDIX 1 - AERIAL IMAGES OF THE LOCATION OF THE CURRENTLY BUILT PART OF JACKS POINT.
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natural landforms either side of Jacks Point
Taverner Evidence, Attachment 4, part 1
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IMAGE 2: Google Earth Professional aerial photograph dated 8" of December 2015.
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Taverner Evidence, Attachment 4, part 2

SUBMISSION 715 — ESPIE EVIDENCE SUMMARY — APPENDIX 1 - AERIAL IMAGES OF THE LOGATION OF THE CURRENTLY BUILT PART OF JACKS POINT. vivian+espie
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IMAGE 4: From SH6 at the same location as Image 3 above. Again, the proposed mounding associated with R(HB)-Ato C (

the orangé line) does not impinge on the visibility of the lake surface. The mounding associated with R(HB)-D (the yellow line) will impinge on
the visibility of the lake surface to the degree shown.
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