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Site Shading on 20th March at 3pm. 

Site Shading on 20th March at 9am. 

Site Shading on 20th March at 6pm.

Site Shading on 20th March at 12pm. 

Shading Analysis - Autumn
The autumn shading patterns show that the site receives strong morning and midday sun, with longer afternoon shadows extending from higher ground. This confirms good solar access for most lots, with shading primarily occurring at the 
periphery late in the day useful for orienting homes to maximise passive heating.
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Site Shading on 21st June at 3pm. 

Site Shading on 21st June at 9am. 

Site Shading on 21st June at 6pm (Sunset 5:09pm). 

Site Shading on 21st June at 12pm. 

Shading Analysis - Winter
Winter shading shows significantly longer shadows, as expected from low sun angles, with late-morning and mid-afternoon shading affecting larger portions of the site. Despite this, the central and northern parts of the neighbourhood still 
maintain good midday exposure, supporting lot orientation strategies that prioritise winter sunlight.
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Site Shading on 23rd September at 3pm. 

Site Shading on 23rd September at 9am. 

Site Shading on 23rd September at 6pm. 

Site Shading on 23rd September at 12pm. 

Shading Analysis - Spring
Spring conditions show improving daylight reach, with the site largely sunlit by mid-morning and experiencing only moderate evening shadows. This transition period helps confirm that most open space corridors and residential blocks will enjoy 
balanced sun access across seasons.
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Site Shading on 22nd December at 3pm. 

Site Shading on 22nd December at 9am. 

Site Shading on 22nd December at 6pm. 

Site Shading on 22nd December at 12pm. 

Shading Analysis - Summer
Summer diagrams show the site is fully sunlit for most of the day, with only short late evening shadows due to the high sun angle. This supports generous opportunities for outdoor living, shading trees, and energy efficient building design that 
manages heat gain.
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Viewpoints Photographs

Viewpoint 13: Located at the driveway of 184 Ripponvale Road looking north at a distance of 650m from the Site. Note: The Site is not visible from this location.
Date: 27-02-2025
Time: between 11am - 1pm

Viewpoint 14: Located at 422 Ripponvale Road looking north at a distance of approximately 3km from the Site. Note: The Site is not visible from this location.
Date: 27-02-2025
Time: between 11am - 1pm
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KEY OBJECTIVES

Celebrating the landscape setting of Cromwell.

Sympathetic to the Site and its surrounds.

Creating a unique arrival experience into Cromwell 
from SH6.

KEY OBJECTIVES

Taking cues from the historic water movement 
pattern across the Site to create a green corridor.

Create a multi-functional green corridor 
incorporating ecology, stormwater management  
and recreational spaces.

�A green network that supports biodiversity and 
recognises historic and indigenous vegetation 
patterns

KEY OBJECTIVES

�Creating a hub of commercial and community 
activities with a diverse mix of housing including 
large lot residential, low and medium density living 
which will support a viable public transport link 
along SH6 in the future with 750+ homes proposed.

�Creating a walking / cycling track in the heart of 
the development and linking into the wider network 
towards the town centre.

Providing attractive walking / cycling infrastructure 
through the new neighbourhood.

KEY OBJECTIVES

Creating distinctive public spaces.

Providing opportunities for a community gathering.

Enhancing access to high quality green amenities.

Providing housing choices with different densities 
and values.

Design Strategy

A New Place A Healthy Environment Connected 
Neighbourhoods

A Healthy Community

The indicative masterplan aims to deliver consolidated, well managed growth within the Cromwell Basin, 
contributing to a more diverse and resilient housing supply. Its design approach is anchored in a landscape led 
framework, using the site’s natural landform, green corridors, and view lines to structure neighbourhoods that feel 
connected and grounded in place. 

A key focus is creating a high quality living environment supported by a legible network of walking, cycling 
and future transport connections, ensuring residents can move safely and efficiently within and beyond the 
neighbourhood. Public parks, green links with blue and green infrastructure are integrated from the outset to 
promote amenity, environmental performance and community wellbeing. Together, these elements establish a 
coherent urban structure that strengthens Cromwell’s settlement pattern while offering a balanced mix of living 
environments that respond sensitively to both the rural edge and the wider landscape context.
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Design Development

MOVEMENT STRUCTURE:

Potential movement patterns were explored to align with 
natural water flow and existing connections. Primary and 
secondary routes began to emerge, shaping a legible 
circulation network.

This stage establishes how the site relates to its wider 
context, supporting walk-ability, permeability and strong links 
to surrounding areas.

The plan includes desire lines and broad sweeping paths that 
begin to stitch the Site together, showing an emerging rhythm 
between open landscape spaces and framed movement 
corridors.

SITE UNDERSTANDING: 

The initial analysis included mapping the existing waterways, 
historic tracks and surrounding landform in order to establish 
the Site’s natural structure. Recognising flat terrain and key 
road edges helps define constraints and opportunities. 

This baseline analysis guides how movement, ecology and 
development can be sensitively integrated into a coherent 
master planning framework. 

The plan reads as a landscape tapestry with green corridors, 
soft contours, and linear traces forming the visual backbone 
that early design decisions grow from.
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Design Development

LAND USE AND BLOCK STRUCTURE:

A refined concept plan organises land uses into distinct 
neighbourhoods framed by larger edge lots. Connected 
blocks accommodate diverse activities while encouraging 
adaptable development. The junction of SH6 and Ripponvale 
Road becomes a key node, anchoring community identity 
and supporting a coherent, mixed‑use urban structure.

Neighbourhood clusters and land‑use zones are arranged 
into connected blocks, anchored by larger edge lots and key 
road junctions. Colour washed blocks and textured shading 
visibly articulate a complete urban fabric, expressing varied 
character areas and a more mature, legible town-scape 
emerging from the earlier frameworks.

LINEAR GRID DEVELOPMENT: 

The layout evolved into a clearer linear grid to support 
efficient block formation and predictable movement. The 
structure improves connectivity, reinforces orientation and 
provides a flexible framework for future land uses. This 
stage strengthens urban legibility and lays the foundation for 
neighbourhood clustering and public realm design.

The sketch shifts from organic sweeps to crisp, deliberate 
lines, with rectilinear streets emphasising order, alignment 
and a clearer urban grain that begins to define future 
neighbourhood edges.
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Urban Design SWOT Analysis

This Strengths, Weaknesses, Opportunities and Threats 
(SWOT) analysis evaluates the urban design opportunities 
and constraints of the Site. Positioned within a key 
movement corridor and close to Lake Dunstan, the Site 
is located at the interface between an established urban 
area, regional transport network, and a wider mixed 
character landscape setting. The analysis considers 
how physical, environmental, cultural, and infrastructural 
factors influence the Site’s potential to support future 
growth, mixed-use development, and high-quality place-
making within the wider Cromwell urban framework.

Strengths

1. Strong Regional Connectivity

The Site sits immediately adjacent to the urban edge 
of Cromwell, which is a transport hub in Central Otago, 
located at the crossroads of State Highway 8B and State 
Highway 6, with easy access to Queenstown, Wānaka, 
and Alexandra.

2. Proximity to Lake Dunstan & Natural Assets

Close proximity to Lake Dunstan provides landscape 
amenity, recreational access (trails, water sports, picnic 
areas), and a strong sense of place supported by the 
surrounding mountainous backdrop.

3. Local Economic and Cultural Assets

The nearby Cromwell Heritage Precinct and lakefront 
public spaces enrich cultural value and tourist appeal, 
potentially supporting mixed-use and public realm 
strategies.

4. Growth Momentum & Strategic Planning Support

Cromwell’s Spatial Framework Plan anticipates growth, 
with planned medium and higher density zoning within 
walking catchments of the town centre. The proposed Site, 
aligns with urban consolidation principles.

5. Immediate Proximity to Future Sporting Facilities

The development will be located adjacent to the proposed 
sports grounds planned for the racecourse land, offering 
convenient access to future recreational infrastructure. 
This proximity strengthens the site’s integration with 
emerging community amenities, supports active mode of 
travel patterns, and enhances the overall appeal of the 
neighbourhood as a well connected and lifestyle oriented 
destination.

Weaknesses

1. Road Barriers & Fragmentation

Major roads (SH6) can act as barriers between 
neighbourhoods, reducing pedestrian permeability and 
creating potential traffic safety issues if not mitigated with 
dedicated crossings and calming measures.

2. Limited Local Services Outside Town Centre

Areas outside the traditional town centre may lack 
immediate access to amenities (retail, cafés, community 
services), increasing reliance on vehicular travel unless 
careful mixed-use integration is designed.

3. Infrastructure Constraints in Peripheral Parcels

Beyond the core urban area, some parcels may need 
substantial infrastructure upgrades (storm water, 
wastewater, utilities) before intensified development is 
feasible. Decisions around infrastructure servicing can 
influence feasibility and phasing.

Opportunities

1. Enhance Walk-ability & Cyclability

By aligning with the existing trail and green-way network, 
the site can promote active transport connections to the 
town centre, lakefront, parks, and surrounding trails.

2. Mixed-Use Development

Given proximity to central Cromwell, the site could be 
suited to mixed use urban nodes combining residential, 
commercial, and leisure; creating vibrancy and reducing 
travel demand.

3. Place Branding & Tourism Integration

Urban design strategies can capitalise on the heritage and 
landscape of the receiving environment, through public 
spaces and design detail, enhancing the town’s positioning 
as both a local community hub and regional destination.

4. Support for Diverse Housing Typologies

The Spatial Framework mix of housing types supports 
urban intensification with medium-density housing 
(terraces, apartments) and affordable options integrated 
with green spaces and amenity.

Threats

1. Flooding & Climate Factors

Because the site sits at the base of the foothills, the key 
natural hazard is intense rainfall, which can generate 
fast‑moving runoff from higher ground. The design, 
therefore, requires robust storm water management and 
resilient overland flow paths to safely accommodate 
extreme rain events.

2. Traffic Congestion and Safety Risks

Growth in population and tourism can lead to increased 
traffic volumes, placing strain on existing road 
infrastructure unless multimodal transport solutions are 
integrated early in the design.

3. Market Volatility

Property market fluctuations in the region (driven by 
tourism demand and external investment) can impact 
housing affordability and the long-term sustainability 
of local communities. (Colliers- Otago Property Market 
Review and Outlook -2024-2025, Page 18-25)

4. Environmental Sensitivities

Development must respect the landscape and ecological 
character of the Site including protection of water quality 
and preservation of scenic, natural views and ecological 
habitats.

Conclusion

Overall, the site presents a strategic opportunity to deliver 
a well connected, landscape responsive development 
that aligns with Cromwell’s spatial planning direction 
and growing demand for diverse housing, commercial 
functions, and recreational linkages. 

 
While the site faces challenges such as infrastructure 
limitations, highway exposure, environmental sensitivities 
and the need to stay safe and functional over time, 
these can be managed through good design, staged 
development and strong transport planning. With a 
careful, place‑based approach, the site can grow into a 
well‑connected and cohesive extension of Cromwell that 
strengthens local amenity and regional links.
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Maple 
Acer ‘Autumn Blaze’

Scarlet Oak 
Quercus coccinea

Crabapple 
Malus ioensis ‘Plena’

Reserve Trees

Reserve Orchard Trees

Upright Tulip Tree 
Liriodendron tulipifera 
‘Fastigiata’

Dogwood
Cornus cousa

Flowering cherry
Prunus yedoensis ‘Awanui’

Birch Bark Cherry
Prunus serrula

Cabbage Tree 
Cordyline australis

Kanuka 
Kunzea serrotina (or 
ericoides)

Flowering Cherry 
Prunus ‘Kanzan’’

Ribbonwood 
Plagianthus regius

Great White Cherry
Prunus ‘Tai Haku’

European Ash 
Fraxinus excelsior ‘Green 
Glow’

Manuka 
Leptospermum scoparium

Mountain Beech
Fuscospora cliffortioides
Prev. Nothofagus

Hall’s Totara 
Podocarpus totara ‘Hallii’



RMM Rippon Holdings Limited and Rippon Investments Limited Shannon Farm Residential and Commercial Extension Landscape Strategy Document | Fast-track Approvals Act Referral Application 45

Red Tussock 
Chionochloa rubra

Hebe 
Hebe spp.

NZ Iris 
Libertia spp.

Orange Sedge 
Carex Testacea

Dwarf Toe Toe 
Chionochloa flavicans

Mountain Flax 
Phormium cookianum

Green Corokia 
Corokia ‘Geenty’s Green’

Porcupine Shrub 
Melyticus Alpinus

Creeping Wire Vine 
Muehlenbeckia axillaris

Reserves Amenity Planting

Cypress hebe 
Veronica Cupressiodes

Kohuhu 
Pittosporum tenuifolium

Creeping Rosemary 
Rosmarinus prostratus

Siberian Dogwood 
Cornus alba ‘Sibirica’

Shrubby Toraro 
Muehlenbeckia astonii

Cypress hebe 
Veronica Cupressiodes
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Reserves Ecological Planting

Mingimingi 
Coprosma propinqua

Manuka 
Leptospermum scoparium

Scented Tree Daisy 
Olearia odorata

Korokio 
Corokia cotoneaster

Mountain Beech
Fuscospora cliffortioides

Kohuhu 
Pittosporum tenuifolium

Shrubby Tororaro 
Muehlenbeckia astonii

Kanuka 
Kunzea serrotina

Ornamental Callery Pear 
Pyrus calleryana 
‘Aristocrat’

NZ Coprosma 
Coprosma crassifolia

Kowhai 
Sophora microphylla

Red tussock 
Chionochloa rubra

Dwarf Toe Toe 
Chionochloa flavicans

Ribbonwood 
Plagianthus regius

Porcupine Shrub 
Melyticus Alpinus

Cypress hebe 
Veronica Cupressiodes

Silver Tussock 
Poa Cita

Orange Sedge 
Carex Testacea

Matagouri 
Discaria tomatou





RMM Rippon Holdings Limited and Rippon Investments Limited Shannon Farm Residential and Commercial Extension Landscape Strategy Document | Fast-track Approvals Act Referral Application 48

Landscape Interface Planting

Mingimingi 
Coprosma propinqua

Matagouri 
Discaria tomatou

Manuka 
Leptospermum scoparium

Scented Tree Daisy 
Olearia odorata

Korokio 
Corokia cotoneaster

Hall’s tōtara
Podocarpus Laetus

Kohuhu 
Pittosporum tenuifolium

Coprosma 
Coprosma virescens

Shrubby Tororaro 
Muehlenbeckia astonii

Mountain Flax 
Phormium cookianum

Kanuka 
Kunzea serrotina

NZ Coprosma 
Coprosma crassifolia

Twiggy Tree Daisy 
Olearia lineata ‘Dartonii’

Kowhai 
Sophora microphylla

Red Tussock 
Chionochloa rubra

Mountain Beech
Fuscospora cliffortioides

Dwarf Toe Toe 
Chionochloa flavicans

Pin Oak 
Quercus palustris

Tulip Tree 
Liriodendron tulipifera 
‘fastigiata’

Wineberry 
Aristotelia serrata

Lancewood 
Pseudopanax ferox

Broadleaf 
Griselinia littoralis

Cabbage Tree 
Cordyline australis

Narrow Leaved Ash 
Fraxinus angustifolia

Porcupine Shrub 
Melyticus Alpinus

Cypress hebe 
Veronica cupressiodes

Orange Sedge 
Carex testacea












