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Introduction
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Purpose The Site . % Q>
This design statement has been prepared to support a request for a referral The Site comprises approximately 17.7ha of land, currently in rural us \

under Schedule 20 of the COVID-19 Recovery (Fast-track Consenting) Act pasture and formed part of the former Glenpanel Farm. The Site i ently

2020 made by Maryhill Ltd for an area of land (“the Site”) fronting Frankton — zoned for Rural Lifestyle uses within the Proposed District Pla ughhas

Ladies Mile Highway approximately 10km east of Central Queenstown. long been identified as suitable for future urban developmen O

This report explores the opportunities and constraints relevant to urban The Site is located north of Frankton - Ladies Mile Highway(SH6), a key

design outcomes in the context of potential redevelopment that will regional arterial route that connects Queenstown wi rieland

demonstrate how the Site can help meet Queenstown’s critical housing settlements. Immediately south of SH6 are the emerging developments of

needs in a way that supports relevant design outcomes of the Te Putahi the Lake Hayes Estate, Queenstown Country Club and Shotover Countr,

Ladies Mile Masterplan and the Queenstown Lakes Spatial Plan (Grow Well -

Whaiora) as well as good urban design practice. @
’ O

Report Structure | 4

4

This report is structured in three parts as follows: // -

« Part 1 provides an assessment of the site and its surrounds with reference - // \
to the relevant strategic planning documents which guide development | IArthurs / \
in the Queenstown area. This includes a broad assessment to identify ' ,' Point f = \
key constraints and opportunities that any future development should ' 3 '

2km

respond to and address.

/
/
1

1

1
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'+ Glenpanel }»
« Part 2 sets out the guiding design principles that have informed the -
development of the masterplan as well as the masterplan itself.

« Part 3 provides precedent and high-level bulk and location imagery to Y : Lake Hayes
understand the development potential and inform more detailed design ‘ Le o : o Estate

. & N Lower
work over the next phase of the project. @ _ % \ NS

N
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Planning Context

Grow Well - Whaiora

The Queenstown Lakes Spatial Plan, Grow Well - Whaiora, was created by
Queenstown Lakes District Council, Central Government, Aukaka and Te Ao
Marama inc.

Queenstown Lakes District is facing growth-related challenges across
housing, transport and the environment. The Grow Well - Whaiora Spatial
Plan sets out the approach to address these challenges. To address these
challenges the Spatial Plan focuses on three principles and five outcomes in
order to achieve the “Grow Well” goal as shown in the figure below.

The Plan sets out where our district will grow out to 2050 and the subject site
and wider Ladies Mile area is identified as a high priority growth area.

The Queenstown Lakes Spatial Plan was adopted by full Council on 29 July
2021.

Grow Well | Whaiora

HAUORA AUMANGEA
WELLBEING | RESILIENCE

Decisions about growth Ensuring communitias
zial, and visitors are resiliant
BCoOnomic ronmantal af the future,
and cultural including adapting to
considerations climate change

WHAKAUKU
| SUSTAINABILITY

Programmes and
activities are delivered

BMissions

CONSOLIDATED APFPROACH AND SPATIAL ELEMENTS:

llustrate how and where the area will grow

Consolidated Public A sustainable Wall-designe=2 r * diverse
growth and transport, tourism prighbc rho” is economy
more housing walking and system that provide where
choice cycling s for coenyda everyon=
the prefered neccs can thve
option for daily
travel

STRATEGIES to achieve the outcomes
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Recieving Environment

The site is located centrally within the Whakatipu Basin, at the base o The Queenstown Lakes District Council appointed the Ladies Mile
Outstanding Natural Feature of Slope Hill between Kimiakau (Sh r Consertium (LMC) to undertake a masterplan, and resultant District Plan
River) and Waiwhakaata (Lake Hayes). variationyfor the Te Patahi Ladies Mile area in August 2020. Maryhill forms a

The site is currently split zoned, with the flat plane zoned @ le, and cgitral n of the wider Masterplan area.
the sloped northern area zoned Rural. The zones are divi by the toe of Th

Slope Hill, a mapped Outstanding Natural Feature.

erplan sets out a direction for the future of the Te Putahi Ladies
ith aspiration to deliver highly efficient land use which will include
medium to high density urban development and achieve a high degree of

The Rural Lifestyle zone provides residential living o itieson the o

periphery of urban areas and within specifi tions amidst the Rur connectivity.

Zone. The Masterplan has been adopted by Council with outstanding matters to
Between 2001 and 2019 significafit.r ; owth has occu resolve in relation to the provisions themselves. Final draft provisions are
following upzoning and resou onts Of the land southeof % to be reporteq to Cour.1cilin’Marc'h 2022. The Glenpanel site is proposed to
Highway 6. Most recently, the stown Country Club.deve encompass high density residential housing.

established on the Ladies Mile flats, osite the subjeet si h was a

Special Housing Area within the Rural Zone.

Residential

Lower Density
Suburbaj

Rural

Rural Life:
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Regional Context

Accessibility

The Site is currently in rural uses and is located at the periphery of
Queenstown’s newest residential subdivisions. The Site itself is located
centrally within the Te Patahi Ladies Mile Masterplan area which stretches
from the Shotover River through to Lake Hayes and is planned to
accommodate a significant amount of Queenstown growth needs over the
coming decades. Key features of the Site in terms of its access to commercial
and social services include:

+ Thesiteis located in close proximity to an emerging major employment
node in Frankton. Major employment destinations within this area include
Queenstown Airport, Queenstown Hospital, Five Mile Shopping Centre
and the Glenda Drive light industrial/ commercial area. Access to this area
via both frequent public transport and active travel modes is a key part of
the Queenstown Lakes Spatial Plan.

+ Five Mile Shopping Centre is a major retail destination that provides
access to a number of large format and finer scaled retailers. It is located
approxiamtely 3km west of the Site and can be accessed by frequent
public transport and active travel modes.

« The emerging residential areas of Lower Shotover and Lake Hayes provide
proximate access to a number of social facilities including schools, open
spaces and a medical centre. Addressing severance caused by State
Highway 6 will be necessary to help support future residents.

« Thesiteis located approximately 10km east of central Queenstown via
State Highway 6. Due to topographical constraints this forms the only
convenient vehicle, public transport and active travel corridor from the ‘

site to central Queenstown.
« A new town centre is proposed adjacent to the Site along with key s@

infrastructure including a new primary school, secondary sch n
regional open space.
« Prior to the development of any secondary school on adja ite(s), 7S

active mode access to Wakatipu High School is avaj v Twin A by W =/ 2 — et
Rivers Trail. & ) | y e _ i = -
@ O Open Space Retail Centre Queenstown Events Centre === Walking/ Cycling Trails
‘&, Proposed Open Space Proposed Retail Centre @ Glenda Drive Light Industrial Area sssm Proposed Frequent Bus Route
@ @ School @ Hospital / Medical Centre @ Queenstown Airport

\ ,:‘11', Proposed School @ Supermarket @ Proposed Park n Ride
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Site Analysis

Landscape

Key landscape matters for the Site and surrounding environs include:

« The northern portion of the Site falls within the Lake Hayes/ Slope Hill
Outstanding Natural Feature (ONF).

« The existing Site environment, including that of the ONF in this location is
aworking rural landscape. The lower slopes of Slope Hill are criss-crossed
with existing farm tracks, water races and drainage channels.

+ The receiving environment will change significantly from the current
rural-residential character to a fully urban environment in line with the Te
Putahi Ladies Mile Masterplan. This document envisions predominantley
attached housing typologies (e.g. terrace housing or apartments) with
buildings potentially 6-8 storeys in height.

« The Site benefits from expansive views south towards the Remarkables.
The low density and height of development south of Frankton - Ladies

Mile Highway (SH6) means that views towards the Remarkables will

remain largely unobscured by ongoing urban development in this area.

Stormwater & Ecology .

Key stormwater and ecological matters or relevance to future develop en
include:

B&A

S
Q

rt ma within the immediate site context include:

O

ran
Key transpo

Frankton - Ladies Mile Highway (SH6) is an arterial road and a regional
ay providing a major inland transport route. The road is
andged by Waka Kotahi (NZTA) and is a Limited Access Road (LAR).

The Site is predominantly in use as pasture. There are no
indigenous stands or specimen trees within the Site. T
of mature shelter belts established around the Site an
current rural use. This includes a stand of Oak tre
proposing to retain within the Te Putahi Ladies M

illand e

reflective of its
h'the Council are
erplan.

ndabout intersection at Howards Drive has committed funding and
ill be opened in 2024. An underpass of SH6 in the vicinity of the Site also
has funding allocated via the Housing Infrastructure Fund (HIF).
Stormwater run-off is generated from Sl ers the Site

« An existing walking and cycling trail is located opposite the site on the
it is attenuated through natural soakag & & yeins PP

southern side of SH6. This trail provides links to neighbouring residential
areas as well as the wider Queenstown Trails Network at the Lower
Shotover Roundabout which provides off road links to Frankton and other

A stormwater connection that provides access to theKXulated destinations in the Wakatipu region.
network is located just.south of the Site along Ho, Drive: + The Te Patahi Ladies Mile Masterplan and Queenstown Lakes Spatial Plan

The Te Pitahi Ladi | propose a number of active travel and public transport upgrades through
a requiremey % and adjacent to the Site which will support long-term urban development
frontage of Er. di

Overland flow

A secondary overland flow pa istent

with the general contours f;

through‘he
ake Hayes

ict Planinclude
eralong the

of the area.

B stote highway
[ [ Proposed collec

' Paper road F,
ormwater pipe A

= v ¥
e \Walk/cycle trail
] Wy W

- Contour ",
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Site Photos

Looking east ting ancillary farm Looking south across the site towards the Remarkables. The existing

the mature Oak shelter belt on the right. buildings. Th % il i mA ed with the proposed east- shelter belt planting obscures views of Frankton - Ladies Mile Highway
west connec i and the Queenstown Country Club.

Looking north towards Slope Hill along the shared ROW access, with

ards the matu ‘- Qa

Looking south-west across the site Looking north-east and showing the rise towards the base of Slope Hill Looking south-east across the site towards Morven Hill.
belt which forms the boundary with 429 Frankton ad s Mi (left).

Highway.
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Adjoining Sites

Flints Park

Flint’s Park is a proposed development located directly west of the subject
site and has recently been referred under the COVID-19 Recovery (Fast-track
Consenting) Act 2020, as a fast-track project to the Environmental Protection
Authority, Te Mana Rauhi Taiao. The site has a similar topography to the
subject site, including the flat land that occupies the space between Slope
Hill and the State Highway, as well as part of Slope Hill itself.

The land is included in the Council’s Te Putahi Ladies Mile Masterplan
area and is generally consistent with the concept adopted by Council.
The site has a dedicated consented SH6 access and so can be developed
independently of the Masterplan process. The referred proposal contains
an internal roading system, which has provision for future connections
to Glenpanel. The concept plans include a range of land use and house
typologies to achieve an integrated urban development. Typologies include
walk up apartments, terrace housing, duplex town houses and free-standing
dwellings. Land uses include a mixed-use area, and potentially an early
learning centre and primary school site. The Flints Park site further contains
a heritage Homestead which has an existing resource consent to be used as
a café and art gallery.

the concept planggl

B&A

Queenstown Country Club « \467 I’,@on-Ladies Mile

Queenstown Country Club is located directly opposite the site, to the N 467 Frankt

L 4

Mile is located to the east of the subject site and is

In 2017, via the Housing Accords and Special Housing Areas Act, a V. also in the Te Putahi Ladies Mile Masterplan area. The site has a similar
was received for the establishment of a retirement village (the@Quéenst top to the subject site, being a continuation of the flat land that
Country Club), including ancillary commercial activities a al lots occupi space between Slope Hill and the State Highway. The site will
on two areas of land (North and South Blocks) south of ladies tate b ed via the new roundabout at the Howards Drive intersection.
Highway 6.

asterplan has earmarked this site to contain the ‘Town Centre’ area
where the largest concentration of commercial development will occur. The
Masterplan shows a high school site beyond the Town Centre area.

The development includes approximately 300 retire @ its, a club
house, retail units, cafe, medical centre and childcare centre. In additio
the commercial node of the development @' i; compasses a hospital,

consultation centre and radiography build

owever a un elrtion
n the back of ‘ Strict
ls

tial, and a resi ivision of
ntvillas.

Thesiteis located largely in the R
of the site has recently been u ne
Plan appeal) to Medium Density Resi

105 lots has since been censented in place of retire

Key

I I Urban Growth Boundary

7 Building Restriction
/

Town Centre

. Local Centre

High Density
Residential

Medium Density
Residential

Lower Density
Residential

Open Space -
Commun ity Purposes

10
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Site Understanding

Site boundary
Retention of mature speciman trees where possible

SH6 Intersection upgrades & \
underpass

Outstanding Natural Feature . : \
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Vision

The goal of the Queenstown Lakes Spatial Plan
is to “Grow Well — Whaiora.”In achieving this
goal a number of outcomes have been identified
by Council and their Spatial Plan partners.

Of relevance to the development of Glenpanel,
the following outcomes need to inform future
development:

e Consolidated growth and more housing choice.

e Public transport, walking and cycling is the
preferred option for daily travel.

e Well-designed neighbourhoods that provide for

everyday needs.

These outcomes have In turn informed the
specific design principles set out opposite
which underpin the Glenpanel Masterplan.

B&A

Design Principles

1. Connected Grid

The flat topography and regular site boundaries provide a good oppor X

connectivity within the site and establishing flexible develop

Urban blocks will geherally be configured to align with a north-south
to establish a conventional urban grid. This has the benefit of suppo orientation. This will enable predominantly east-west facing lots which
@ atforms
suited to a range of uses and typologies.

b su ts on-site amenity for more intensive forms of residential
development.

4. Landscape & Sustainability

Multi-functional open space corridors will be provided to support
movement, stormwater treatment/ overland flow, views between Slope
Hill and Frankton - Ladies Mile Highway, recreational activities as well as
amenity/ outlook from more intensive residential typologies.

d
Téwn Centre and collector road location. Density and
h ce towards the Slope Hill Lake Hayes ONF to
pacts and provide a wider range of housing choices.

building heights s
ial visua

educe pot

L 4

13
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Conceptual Masterplan O

Based on the vision and design principles, a conceptual masterplan has * O
been developed to inform future development of the Site. This masterplan \ - -
provides for between 340 - 450 new residential units with a density of 51 - | 1
. " * - 11
dwellings per hectare of the net developable area (8.63Ha). In addition, a _ -

-
limited amount of commercial floor area is also proposed. Key features of this \
conceptual masterplan include: - g N M L)

- 7 e g L :
1. Concentrating higher density typologies, including potential mixed-use . l! = :

buildings, in the eastern portion of the site adjacent to the proposed

Town Centre. Ty )
own Lentre ‘ ‘ (_

2. Integration with Waka Kotahi’s proposed Frankton - Ladies Mile Highway \ \ . : y
(SH6) roundabout upgrade and HIF underpass. |}

3. Amodular block structure running along a north-south grid to support
a range of different housing typologies with good solar orientation and ﬂ
on-site amenity. The gridded block structure will also better support a
higher number of direct and convenient connections through the site to *
better support active mode travel.

4. Retention of the mature belt of Oak trees along the Site’s western
boundary. Residential blocks are set back from this to also enable future ‘ : 6
walking connections within the drip line of the Oak trees. N i ) = e

I
5. Key road connections and blocks have been aligned with the s :
neighbouring Flints Park Fast Track application to ensure development . 1
within the area can be integrated. :
6. Provision of a new 20m east-west collector with a supporting stormwater i ! . ‘ _
swale system in line with the Te Patahi Ladies Mile Masterplan. 6 ) 12 ' =

7. Acut-off swale system and revegetation within the Lake Hayes/ | L
Slope Hill ONF to help manage stormwater. Lower density residential ‘
typologies are also proposed near the ONF to reduce potential vi
impacts.

@ \ . L o € ,.

8. Aflat, centrally located neighbourhood park to provide for ¢ % — il 3
recreation and leisure opportunities for future residents. \ 4 = ] i [

9. Provision of a 25m landscaped buffer along Frank ile ’\0 | | 10

Highway (SH6) in line with the Te Putahi Ladies .
10. A combination of open swales, detention basins pes to manag — ﬁ 9 A

on-site stormwater and connect into t d network

the Site.
@- dents to store larger household

avoid undermining s cape

ure primary ®

ongoing 100
_ Im

N
....

11. Astorage facility to enable fdt
items and vehicles (e.g. boats
appearance and usability.

12. The block structure can be easily revised to i

school (ca. 3Ha) or retirement village (ca. j
negotiations with MoE and retirement villa e




Glenpanel Masterplan B&A

Conceptual Masterplan - School Option

The image to the right demonstrates the changes to the conceptual
masterplan should MoE proceed with the development of a new primary
school within the Site.

The masterplan provides for a school site approximatively 3Ha in size. It has
been located in the south-west corner of the Site to enable integration of
school playing fields with key fixed landscape features of the Site - the 25m
landscaped buffer from Frankton-Ladies Mile Highway (SH6) as well as the
mature belt of Oak trees along the western boundary.

The inclusion of the proposed primary school would result in a reduction
of yield to approximately 340 dwellings. Despite this reduction in overall
yield, the proposal will still maintain a density of 49 dwellings per hectare
of the net developable area (6.88Ha) should the primary school option be
preferred.

Precedent Imagery

Hobhsonville Point Primar
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Glenpanel Masterplan

Conceptual Masterplan - Retirement Vill (1/ p

The image to the right demonstrates the changes to the conceptual
masterplan should the development incorporate a retirement village within
the Site.

The masterplan provides for a retirement village approximatively 5Ha in size.
Like the potential school, it has been located in the south-west corner of the
Site to enable integration of school playing fields with key fixed landscape
features of the Site - the 25m landscaped buffer from Frankton-Ladies Mile
Highway (SH6) as well as the mature belt of Oak trees along the western
boundary.

The inclusion of the proposed retirement village would not reduce the
estimated yield that can be obtained from the Site. It is intended that the .
retirement village would incorporate approximately 215 dwellings through a : (S R\
combination of specialist care units (i.e. apartments) and independent villa/ "
duplex units.

Precedent Imagery

: Potential Retirement
Pr lity : Village Site (ca. 5ha)

L&

~

]T-' i -
:

b : ©

Potential independent Villa units a 100 m
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Block Plan

The conceptual masterplan is based on a north-south grid structure, utilising
a 50m wide block as the basis of development. The width and orientation of
the block is adjusted in places to ensure an efficient development pattern
and align with the proposed development to the west at Flints Park.

The block structure and dimensions provide a large degree of flexibility to
support a range of attached and detached housing typologies in a variety

of configurations in response to market demand. The minimum 50m wide
block structure within the centre of the Site can support detached dwellings,
terraces and walk-up apartments with sufficient space to accommodate
generous outdoor open spaces and outlook. The north-south alignment
enables the majority of future dwellings to benefit from a northern, eastern
or western orientation to support solar access, energy efficiency and on-site
amenity.

Larger block depths of at least 30m for Blocks 1 - 4 is provided for to help
manage the interface and reduce building intensity with the adjacent Lake
Hayes/ Slope Hill ONF.

Block B5 is intended to accommodate commercial uses (in the form of a
storage facility) while Block 15 also includes provision for commercial uses.

A summary of block areas is set out in the table below.

BLOCK AREA BLOCK AREA

5550m2 3380m2
3105m2 1585m2 \
3855m2 \

3407m2 B20

6610m2 B22

B&A

:
S
— |

B5
B4

N

B6 B8 B9
B10
/
=4
— 01
“ﬁ
B B12 B13 B14 B15
B16 B17 B18
B21 B22 B23
IT——--———————-—-———-—'

ii 100
m

17



Glenpanel Masterplan

Landscape Strategy

The conceptual masterplan includes a variety of landscaped spaces.
Precedent imagery that will inform the refined design of these areas is set
out within Section 3 These include:

« General Open Space - These areas apply to the pedestrian accessways
located throughout the Site. The accessways vary in width from between
6 to 15m and would seek to include, at a minimum, a 3m wide shared
path along with a mixture of low level amenity planting and some
specimen trees.

« Neighbourhood Park - A centrally located park space, circa 2200 square
metres is proposed. This is intended to provide a flat area to support a
range of leisure and recreational activities as well as some play elements
integrated with the adjacent swale system.

« Stormwater conveyance, detention and soakage - The majority of open
space areas are set aside to support the stormwater strategy which
combines a mixture of open conveyance channels, detention basins and
conventional piped systems. These spaces are intended to be multi-
functional providing opportunities for ecological enhancement as well as
movement.

+ Ladies Mile Landscape Strip - A 25m deep landscaped strip is provided
along the Site’s frontage with Frankton-Ladies Mile Highway (SH6). This
will help support a gateway into Queenstown and provide a physical and

aural buffer from the state highway to future urban development. This
area will also feature dedicated off-road walking and cycling facilities. Q
Legend @

General open space with pedestrian / cyclist movement
Neighbourhood park

: \g
Stormwater conveyance, detention and soakag
Ladies Mile Landscape Strip - open space‘and @ \
pedestrian / cyclist movement :

B&A
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Movement Strategy

The key component underpinning the movement strategy of the conceptual
masterplan is the adoption of the gridded street network. This helps to
maximise the number of direct and convenient connections available to
pass through the Site to access existing or proposed destinations (e.g. town
centre). Providing direct and convenient connections is a key requirement
in supporting the uptake of active modes of travel. The proposed street
network is also supported by a number of pedestrian accessways to further
break down the block structure by those on foot.

Segregated cycling routes are proposed as part of the east-west connector
road and within the landscaped buffer along Frankton-Ladies Mile Highway
(SHe).

The conceptual masterplan has future proofed the design to enable buses
to service the Site from the outset via a centrally placed bus stop which
provides access to the majority of proposed blocks within a 300m walking
catchment. There is also the potential to route a future bus route through
the Site and the adjacent Flints Park development or rely on the proposed
Park n Ride station adjacent to the Site, south of Frankton-Ladies Mile
Highway (SH6).

As part of future design work, investigation into the viability of introducing
walking trails around the stormwater works within the ONF will be
undertaken.

Legend

I Proposed bus route (early development)

@ Bus stop

e n Potential future bus route (Full build-out)

Shared path

On-road segregated cycle lanes

Primary off-road pedestrian re

Potential off-road pedestria

&> SH6 Underpass

B&A
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AA Collector- 20m

Typical Street Sections
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Tissue Studies

1. Glenpanel Masterplan

The conceptual masterplan provides for up to 450 new dwellings, giving a
gross density of 24 dwellings per hectare. This increases to 51 dwellings

per hectare (net) when streets, the 25m landscaped buffer, Waka Kotahi
roundabout and stormwater works within the ONF areas age excluded.

4. Flat Bush, Auckland

Flat Bush is a major greenfield development in East Auckland. Outer areas
of this new suburb feature a gridded street system with predominantly
detached typologies with some attached units. This area includes 290
dwellings and a gross density of 17 dwellings per hectare.

B&A

2. Hobsonville, Auckland . Addisen,

Qb
O a®

Hobsonville provides an exemplar benchmark for medium to high de \ Addison is a well'established suburb and one of New Zealand’s earliest
greenfield development in New Zealand. Gross density within a comparable attempts at comprehiensive medium density greenfield development. This
area to Glenpanel are equivalent to 33 dwellings per hectare ( he example has a gross density of 20 dwellings per hectare.

total of 572 dwellings provided.

6. Shotover Country, Queenstown

Shotover Country sits adjacent to the Site. It features a typical suburban
gross density of approximately 11 dwellings per hectare (183 dwellings), less
than half that proposed for Glenpanel.

21
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Precedent Imagery



Typologies

Apartments Terraces Duplex or Zexe- 10t Detached

e
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Open space

General open space including seating, pathway General open space including informal play General open space including planting treatments Stormwater treatment areas could include

and tree canopy opportunities and ecological considerations and local materials selections for functional informal play, movement opportunities and
requirements such as bollards ecological treatments

e
| ( \}\\\\\\‘*"

-'

General open space, tree retention and informal Neighbourhood park could include seating, lawn Stormwater treatment areas including native Stormwater treatment and planting along
play opportunities area and art planting and other landscape treatments such as streetscape

local rocks



Street trees and planting

Local native plants including astelia

Tree plantings include claret ash

r plantings include ash trees Local native plants include mountain flax Tree plantings include hormbeam fastigatas

Local native plants including manuka
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