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IN	THE	MATTER	 of	the	Resource	Management	Act	

1991	

	

	

AND	 	

	

	

IN	THE	MATTER	 of	 a	 request	 for	 private	 plan	

change	 (Plan	 Change	 49)	 for	

Hareb	 Investments	 Limited	 at	 2	

Johnston	Street	Waitara	

	

	

	

	

STATEMENT	OF	EVIDENCE	OF	RICHARD	ALEXANDER	BAIN	

(LANDSCAPE	AND	VISUAL)	ON	BEHALF	OF	HAREB	INVESTMENTS	LIMITED	

9	November	2020	

	
	

	

INTRODUCTION	

QUALIFICATIONS	AND	EXPERIENCE	

1. My	name	is	Richard	Alexander	Bain.	I	hold	an	honours	degree	in	Landscape	Architecture	

from	 Lincoln	 University	 (1992),	 and	 I	 am	 a	 registered	 member	 of	 the	 New	 Zealand	

Institute	of	Landscape	Architects.	

	

2. I	have	been	working	 for	over	28	years	 in	New	Plymouth	as	a	 self-employed	Landscape	

Architect,	specialising	in	site	design	and	visual	assessment.	
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3. I	 confirm	 that	 I	 have	 read	 the	 Code	 of	 Conduct	 for	 expert	witnesses	 contained	 in	 the	

2014	Environment	Court	Practice	Note	and	that	I	agree	to	comply	with	it.	I	confirm	I	have	

considered	all	the	material	facts	that	I	am	aware	of	that	might	alter	or	detract	from	the	

opinions	 I	 express.	 In	 particular,	 unless	 I	 state	 otherwise,	 this	 evidence	 is	 within	 my	

sphere	of	expertise	and	I	have	not	omitted	to	consider	material	facts	known	to	me	that	

might	alter	or	detract	from	the	opinions	I	express.	

	

	

ROLE	

4. I	was	engaged	by	 the	Applicant	 to	prepare	a	 Landscape	and	Visual	 Impact	Assessment	

(LVIA)	September	2018,	as	part	of	the	Assessment	of	Environment	Effects	 (AEE)	 for	the	

project.	 The	 LVIA	 includes	 a	 Landscape	 Plan	 that	 synthesises	 lot	 and	 road	 layout,	 and	

vegetation	framework;	a	copy	of	the	LVIA	is	attached	as	Annexure	A.	

	

5. Subsequent	 to	 preparation	 of	 the	 LVIA	 and	 in	 response	 to	 submissions,	 alterative	

Landscape	Plans	were	prepared.	I	refer	to	these	alternative	plans	later	in	my	evidence.	

	

	

SCOPE	OF	EVIDENCE	

6. This	evidence	covers	the	following:	

• Brief	Description	of	the	Proposal;	

• Site	Context,	Character	and	Amenity;	

• Assessment	of	Effects	–	Character	and	Amenity;	

• Proposed	Mitigation;	

• Comments	on	issues	raised	in	Submissions	and	Planning	Officer’s	Report;	

• Summary	and	Conclusions.	

	

	

PROPOSAL	

7. A	 full	 description	 of	 the	 proposal	 is	 contained	within	 the	 Application/AEE	 and	 is	 also	

described	in	Ms	Hooper’s	evidence.		
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8. In	preparing	my	evidence	I	have	relied	on	the	following	information:	

• The	 Request	 for	 a	 Private	 Plan	 Change	 to	 rezone	 land	 and	 Assessment	 of	

Environmental	Effects,	prepared	by	Landpro	22	November	2018	(notification	version	

13	March	2019);	the	applicant’s	response	to	Further	Information	Requests	dated	24	

February	2020	and	16	June	2020,	and	Planning	Officer’s	Section	42a	Report,	dated	

30	October	2020;	

• Submissions;	

• Information	and	evidence	from	the	Applicant	and	experts	in	the	Applicant’s	project	

team;	

• I	 have	 visited	 the	 site	 several	 times	 and	 also	 have	 a	 good	 understanding	 of	 the	

landscape	context	of	the	surrounding	area.	

	

	

SITE	CONTEXT,	CHARACTER	AND	VISUAL	AMENITY	

9. The	following	evidence	describes	the	site’s	existing	landscape/urban	character,	visual	and	

aesthetic	qualities	and	receiving	environment.		

	

10. The	site	is	rural	in	zoning.	However	the	area’s	defining	contextual	characteristics	are	its	

close	 proximity	 to	 residentially	 zoned	 Waitara	 to	 the	 northeast,	 open	 small	 scale	

pastoral	landscape	to	the	west	(the	largest	piece	within	purview	of	the	site	being	20.54	

hectares),	 position	 adjacent	 to	 Raleigh	 Street	 (a	 connecting	 road	 into	 Waitara),	 and	

Johnston	Street,	which	are	both	predominantly	rural-residential	in	character.		

	

11. The	lots	on	Johnston	Street	(apart	from	the	subject	site)	range	in	size	from	0.20	hectares	

to	 4.20	 hectares,	with	 a	 30.17	 hectare	 farm	 off	 the	 north-western	 end	 of	 the	 street.	

Raleigh	Street	between	Tate	Road	and	Waitara’s	residential	boundary	contains	twenty	

seven	parcels	(apart	from	the	subject	site),	of	which	the	largest	is	4.13	hectares.	There	

are	nineteen	lots	smaller	than	1	hectare,	most	of	which	are	in	the	order	of	1000m2.	

	

12. The	 site	 is	 currently	 subject	 to	 an	Operative	 District	 Plan	 Future	Urban	Development	

Overlay	(FUD).		
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13. The	 site	 itself	 is	 currently	 grazed	 and	 contains	 no	 dwellings.	 The	 defining	 landscape	

characteristic	 of	 the	 site	 is	 a	 shallow	 gully	 and	 narrow	meandering	 waterway.	Mana	

whenua	know	this	waterway	as	the	Mangaiti,	and	it	is	a	tributary	of	the	Waitara	River.	

The	 waterway	 runs	 though	 the	 centre	 of	 the	 site	 parallel	 with	 Raleigh	 Street	 and	

broadens	 into	 ponds	 in	 two	 places,	 providing	 a	 legible	 ‘natural’	 (despite	 some	

modification)	landscape	element	to	the	site.	Apart	from	the	gully	and	waterway	the	site	

is	predominately	flat.	

	

	

ASSESSMENT	OF	EFFECTS	–	CHARACTER	AND	AMENITY	

Landscape	Effects	

	

14. Landscape	change	associated	with	the	plan	change	is	articulated	through	the	proposal’s	

LVIA,	 Structure	Plan,	 and	 Landscape	Plan.	With	 regard	 to	 landscape	 character	effects,	

these	 plans	 provide	 a	 holistic	 framework	 to	 ameliorate	 a	 number	 of	 anticipated	

potential	effects,	as	follows.	

	

a) Legible	and	contextually	appropriate	urban	form	is	achieved	with	the	creation	of	four	

lot	sizes	that	are	consigned	to	areas	within	the	site.	To	maintain	aspects	of	openness	

commensurate	with	adjacent	land,	larger	lots	(averaging	1000m2)	are	placed	around	

the	site’s	southern	and	northern	perimeter.	Lots	averaging	660m2	are	 located	along	

Raleigh	Street,	with	smaller	lots	not	less	than	350m2	located	in	the	middle	of	the	site,	

separated	away	from	‘outside’	edges	by	midsize	lots	500m2	to	700m2.	This	mix	of	lot	

sizes	 consigned	 to	 various	 ‘zones’	 within	 the	 site	 avoids	 the	 monotony	 of	 many	

modern	 subdivisions	 and	 provides	 for	 flexible	 living	 and	 integrates	 well	 with	 the	

surrounding	environment.			

	

b) Road	access	 is	 limited	to	 two	points,	 thereby	maintaining	a	 legible	 road	 layout	 that	

avoids	 rights-of-way	 or	 cul-de-sacs.	 A	 road	 link	 from	 Johnston	 Street	 was	 also	

considered	in	order	to	avoid	two	entrances	off	Raleigh	Street,	but	this	was	rejected,	

in	part,	on	potential	amenity	traffic	effects	on	residents	of	Johnston	Street.	Although	
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there	 are	 road	 frontage	 lots	 proposed	along	 Johnston	 Street,	 these	 are	 larger	 than	

those	on	Raleigh	Street,	thereby	reducing	the	number	of	property	access	points.		

	

c) Walking	 and	 cycling	pathways	 are	 integrated	 into	 the	design	 to	 create	 connectivity	

within	the	site	and	connect	with	Johnston	Street	to	the	south	and	potentially	Waitara	

to	the	north.	These	pathways	follow	the	Mangaiti	and	are	set	within	vegetation.	The	

roadways	will	 include	 footpaths	 as	 required	 by	 council	 infrastructure	 standards.	 In	

response	 to	 consultation,	 a	 footpath	 is	 also	 proposed	 along	 Raleigh	 Street	 for	 the	

length	of	 the	site	connecting	 into	Waitara.	The	 interface	between	the	 footpath	and	

driveways,	as	well	as	 street	 trees,	will	be	determined	during	subdivision	design.	No	

footpath	 is	 proposed	 along	 Johnston	 Street	 in	 order	 to	 maintain	 a	 less	 formal	

streetscape	by	way	of	maintaining	an	informal	grass	berm	that	is	typical	of	the	rural	

context.		

	

d) As	 an	 important	 biophysical	 feature,	 the	 gully	 and	 stream,	 and	 its	 margins	 are	

preserved	and	enhanced	with	vegetation	as	Open	Space,	providing	amenity	 for	 the	

local	area	and	potential	pathway	connection	to	Waitara.	Roads	front	the	central	open	

space	 area,	 which	 maintains	 openness	 and	 reduces	 the	 likelihood	 of	 degradation	

from	being	out	of	sight.		

	

e) The	 interface	 with	 open	 rural	 pasture	 to	 the	 west	 is	 articulated	 with	 low	 height	

fencing	 -	 up	 to	 1.2m	 high.	 This	 avoids	 a	 harsh	 urban	 residential	 boundary,	 and	

maintains	 pastoral	 openness	 for	 Johnston	 Street	 properties	 that	 have	 views	 in	 this	

direction.	

	

f) As	 part	 of	 assessing	 character	 impacts	 on	 Raleigh	 Street	 three	 alternative	 concept	

designs	 were	 developed	 to	 explore	 potential	 impacts	 on	 the	 Raleigh	 Street	 Road	

frontage,	 in	particular	whether	there	was	potential	access	 to	the	road	frontage	 lots	

from	 within	 the	 site,	 thereby	 avoiding	 access	 directly	 off	 Raleigh	 Street	 (I	 have	

already	 discussed	 direct	 access	 from	 Johnston	 Street).	 Enabling	 direct	 access	 to	

Raleigh	Streets	avoids	the	lots	along	the	road	edge	‘turning	their	backs’	on	the	street	

-	 potentially	 creating	 the	 impression	 of	 a	 ‘gated	 community’,	 as	 well	 as	 a	 line	 of	
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fences	or	tall	vegetation	that	separates	the	site	from	its	context.	Mitigation	measures	

to	ensure	an	attractive	roadside	are	described	later	in	my	evidence.		

	

g) Potential	 landscape	 effects	 from	 modifications	 to	 topography	 and	 landform	 are	

primarily	 avoided	 by	 the	 preservation	 of	 the	 gully	 and	 watercourse.	 Bunding	 for	

stormwater	control	can	be	integrated	into	the	gully	landscape.	Elsewhere,	the	site	is	

essentially	flat,	therefore	not	requiring	substantial	earthworks.		

	

15. While	these	specific	measures	avoid	and	mitigate	landscape	effects,	the	site’s	proximity	

to	Waitara	means	 that	 the	 change	 from	open	paddocks	 to	 residential	development	 is	

contextually	 appropriate.	 The	 FUD	overlay	 reinforces	 this	 appropriateness,	 and	 I	 note	

that	 the	 District	 Plan	 states	 in	 reference	 to	 Future	 Growth	 Areas:	 	 “One	 of	 the	 key	

principles	 underpinning	 the	 Framework	 for	 Growth	 is	 that	 a	 compact	 urban	 form	 is	

desirable	to	ensure	the	efficient	use	of	land.	Urban	development	should	be	focussed	into	

or	immediately	around	existing	towns	where	services	and	infrastructure	exist,	or	can	be	

efficiently	provided.	Compact	towns	also	encourage	a	density	of	population	necessary	to	

support	alternative	passenger	transport	and	local	services.“	

	

	

Visual	Effects	

16. As	 identified	 and	 illustrated	 in	my	 LVIA,	 effects	 of	 the	proposal	 potentially	 impact	 on	

five	receptor	groups.	These	being:	

a. Rural	landowners	on	Johnston	Street.	

b. Rural	landowners	on	the	eastern	side	of	Raleigh	Street	opposite	the	site.	

c. Rural	landowners	northwest	of	the	site.	

d. Urban	residents	north	of	the	site.	

e. Users	of	Raleigh	Street.	

	

17. My	 LVIA	 concluded	 that	 while	 rezoning	 of	 the	 site	 will	 create	 permanent	 landscape	

change	for	all	of	the	surrounding	neighbours,	potential	amenity	effects	are	mostly	likely	

to	occur	for	residents	on	Johnston	Street;	some	of	whom	currently	experience	an	open	

rural	 outlook	 over	 the	 site.	 Residents	 on	 Raleigh	 Street	 will	 also	 experience	 change,	
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although	 these	 residents	 are	 generally	 set	 well	 back	 from	 Raleigh	 Street	 and	 are	

separated	from	the	site	by	a	busy	road.		

	

18. Overall,	the	site	has	a	low	number	of	neighbouring	properties.	This,	and	the	site’s	shape	

and	 location,	means	 that	 that	 there	are	 few	properties	 that	have	views	over	 the	 site,	

and	 fewer	 again	 with	 direct	 lines	 of	 sight.	 There	 are	 no	 elevated	 views	 or	 situations	

where	structures	would	be	seen	against	the	skyline,	and	there	are	no	views	across	the	

site	to	important	viewpoints	beyond.		

	

19. With	mitigation,	the	effects	of	structures	along	the	rural	edges	of	the	subdivision	can	be	

managed	 to	 ensure	 that	 the	 character	 of	 the	 landscape	 interface	 is	 integrated	

appropriately	with	 the	 surrounding	environment.	 Larger	 lot	 sizes,	 and	design	 controls	

will	 reduce	 the	 impact	 of	 an	urbanised	 site,	 and	 the	planting	of	 the	 central	 gully	 and	

internal	 street	 trees	will	 (given	 time)	 create	 an	 attractive	 visual	 backdrop	 to	 external	

views,	maintaining	and	enhancing	the	environment.		

	

	

MITIGATION	

20. In	addition	to	the	measures	already	outlined	in	my	evidence,	further	design	controls	and	

vegetation	 recommendations	 will	 ensure	 that	 the	 realised	 urban	 form	 provides	

liveability	 and	maintains	 the	 essence	 of	 the	 site’s	 character.	 These	 recommendations	

are;	

	

Habitable	Buildings	

To	 avoid	 visual	 clutter	 and	 maintain	 a	 sense	 of	 appropriate	 building	 density	 with	 the	

adjacent	environment,	the	maximum	number	of	habitable	buildings	able	to	be	located	on	

any	site	is	one.	

	

Building	Height	

To	avoid	a	dominance	of	built	form	over	open	space	and	to	maintain	visual	permeability,	

the	maximum	permitted	height	of	any	habitable	or	non-non-habitable	building	should	be	

6	metres.	
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Roof	Colour	

To	create	a	subdivision	that	blends	with	its	rural	context,	it	is	recommended	that	colour	

controls	be	placed	on	roof	colours	for	dwellings	that	are	along	the	Johnston	Street	Road	

boundary,	 and	 the	 north-western	 boundary	 that	 interfaces	 with	 open	 farmland.	 I	

recommend	a	maximum	light	reflectivity	value	(LRV)	of	25%	for	all	roofs	in	these	areas.		

	

Cladding	Colour	

To	create	a	subdivision	that	blends	with	its	rural	context,	it	is	recommended	that	colour	

controls	be	placed	on	cladding	colours	 for	dwellings	 that	are	along	the	Johnston	Street	

Road	boundary,	and	 the	north-western	boundary	 that	 interfaces	with	open	 farmland.	 I	

recommend	 a	 maximum	 light	 reflectivity	 value	 (LRV)	 of	 40%	 for	 all	 exterior	 cladding	

materials.	

	

Front	Yard	

To	allow	for	small	lot	sizes	in	the	area	labelled	‘smaller	lots’	it	is	recommended	that	the	

front	yard	requirement	be	1.5m.	

	

Fencing	

Tall	 solid	 fencing	has	 the	potential	 to	create	an	unacceptably	harsh	boundary	between	

residential	 and	 rural	 environment	 areas,	 as	 well	 as	 road	 frontages.	 Therefore,	 it	 is	

recommended	 that	 solid	 fencing	 taller	 than	 1.2m	 should	 not	 be	 allowed	 on	 any	

properties.	In	addition,	no	fencing	should	be	located	on	any	property	between	the	street	

and	front	elevation	of	its	associated	dwelling.	This	will	provide	an	open	streetscape	and	

reduce	 urban	 clutter.	 The	 northern	 boundary	 is	 shared	 with	 open	 paddocks	 and	

represents	 a	 clear	 change	 in	 landscape	 character.	 To	 create	 a	 degree	 of	 integration	

between	 these	 two	 character	 types	 and	 to	 soften	 the	 interface,	 tall	 fencing	would	 be	

inappropriate.	For	this	reason,	fencing	no	taller	than	1.2m	high	is	also	recommended	for	

this	boundary.		

	

Lighting	on	Johnston	Street	
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Although	 lighting	 should	 comply	 with	 the	 relevant	 council	 infrastructure	 standards,	 in	

terms	 of	 potential	 effects	 on	 local	 character,	 an	 absence	 of	 future	 street	 lights	 in	

Johnston	Street	would	help	maintenance	of	the	this	street	as	‘lifestyle’	area.		

	

Footpaths	

Footpaths	 will	 be	 constructed	 in	 accordance	 with	 relevant	 council	 infrastructure	

standards.	 However,	 for	 Johnston	 Street	 an	 absence	 of	 footpaths	 would	 help	

maintenance	 of	 this	 street	 as	 ‘lifestyle’	 area.	 Also,	 footpath	 connectivity	 is	 provided	

through	the	subdivision.	While	a	footpath	is	proposed	for	Raleigh	Street,	the	need	for	it	is	

based	around	separation	and	safety	 from	traffic	on	a	busy	 road.	However,	 to	maintain	

the	character	of	Raleigh	Street,	with	which	this	proposal	will	be	urban	on	one	side	of	the	

Raleigh	Street	only,	if	the	footpath	was	constructed	with	an	exposed	aggregate	finish,	it	

would	appear	less	harsh	and	urban	than	council’s	standard	footpath.		

	

Planting	

In	order	to	ensure	that	the	Structure	Plan	Area	integrates	sympathetically	with	its	setting	

by	screening	and	 filtering	views	of	structures,	 it	 is	 recommended	that	planting	of	 trees	

and	shrubs	should	be	established	along	the	central	gully	waterway,	using	predominantly	

native	species	representative	of	the	local	area.	This	will	enhance	the	environment	of	the	

gully	and	waterway	with	increased	biodiversity	and	amenity.		

	

Landform	

In	 order	 to	 ensure	 that	 likely	 changes	 in	 topography	 appear	 natural	 over	 time,	 it	 is	

recommended	 that	 cut	 and	 fill	 batters,	 where	 visible	 from	 rural	 environment	 areas,	

should	be	battered	 at	 a	 gradient	 to	match	 gently	 and	 smoothly	 into	 existing	 contours.	

This	is	most	likely	to	be	relevant	at	the	northern	end	of	the	site	along	the	north-western	

boundary	where	the	landform	drops	towards	the	gully	and	stream.	

	

Walkways	

In	order	 to	maximise	a	 sense	of	 rural	 context,	walkways	 should	be	 included	within	 the	

planted	riparian	area	and	stream	margins.	This	link	should	extend	to	the	northern	end	of	

the	site	so	that	it	can	potentially	connect	in	the	future	to	Waitara.		
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Amenity	Vegetation	within	Lots	

In	 order	 to	 reduce	 a	 dominance	 of	 built	 form	 over	 the	 receiving	 environment,	 there	

should	 be	 no	 restrictions	 on	 amenity	 planting	 (type	 or	 height)	 within	 lots.	 Amenity	

vegetation	is	encouraged.	

	

	

RESPONSE	TO	SUBMISSIONS	AND	NPDC	SECTION	42A	REPORT	
Submissions	
21. I	 have	 read	 the	 submissions	 (18	 were	 received)	 and	 respond	 to	 those	 opposing	 the	

proposal	with	regard	to	landscape	and	visual	values.		

	

Submitter:	Julie	Anne	Weston,	14	Borthwick	Street	

Summary	 of	 submission:	 Supports	 if	 a	 green	 space	 and	 footpaths	 are	 created	 on	 the	

proposed	road	frontage	on	Raleigh	Street.	

My	Response:	A	footpath	is	proposed,	and	I	am	recommending	that	it	be	finished	with	a	

‘softer’	look	than	a	standard	footpath.	The	finish,	position,	alignment,	and	width	will	be	

determined	at	the	time	of	subdivision.	The	width	of	the	berm	on	Raleigh	Street	provides	

ample	width	for	a	footpath	and	wide	grass	area.		

	

Submitter:	Kathleen	Weston,	71	Otaraoa	Road	 

Summary	 of	 submission:	Wishes	 to	 see	 larger	 lots	 on	 Raleigh	 Street,	 road	 layout	 to	

enter	from	Johnston	Street	and	exit	on	lower	Raleigh	Street,	and	footpath	for	the	length	

of	the	subdivision.	

My	Response:	I	have	discussed	earlier	in	my	evidence	the	rationale	behind	the	lot	sizes	

and	 their	 locations.	Given	 the	 characteristics	of	Raleigh	Street	as	an	entrance	 road	 to	

Waitara,	and	the	proximity	 to	residential	areas,	 in	my	view	the	proposed	 lot	sizes	will	

not	create	adverse	character	effects	for	Raleigh	Street.		

An	 alternative	 road	 layout	 was	 undertaken	 and	 is	 described	 in	 my	 evidence.	 An	

entrance	into	the	subdivision	from	Johnston	Street	will	potentially	create	effects	on	the	

character	of	Johnston	Street	that	can	be	avoided	with	the	current	proposal.		

I	have	responded	to	the	previous	submitter	on	footpaths.		
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Submitter:	Brett	and	Anne	MacDonald,	40	Johnson	Street	

Summary	 of	 submission:	 The	 submitters	 believe	 that	 the	 area	 should	 keep	 its	 rural	

character	as	much	as	possible	and	agree	with	the	larger	section	buffer	zone	along	rural	

boundaries.	The	submitters	note	that	with	two	landscape	plans	provided,	one	showing	

more	 sections	 than	 the	 other.	 The	 submitters’	 preference	 is	 the	 plan	 with	 fewer	

sections	as	these	proposed	sections	directly	adjoin	the	submitters’	sections	and	it	would	

affect	their	current	rural	outlook	and	character.	 

My	Response:	Green	space	on	the	Raleigh	Street	frontage	will	occur	on	the	road	berm	

that	 is	presently	approximately	9m	wide.	This	provides	plenty	of	width	 for	a	 footpath	

and	a	good	wide	swathe	of	grass.	Any	future	footpath	is	likely	to	be	located	closer	to	the	

property	boundaries	than	the	road.		

Lot	sizes	are	described	within	my	evidence,	with	the	exact	number	and	configuration	to	

be	determined	at	the	time	of	subdivision.	The	intention	is	that	the	larger	lots	along	the	

Johnston	Street	frontage	will	help	maintain	character	and	assist	with	mitigation.		

	

Submitter:	Marilyn	&	Pat	Cadle,	39	Johnson	Street	

Summary	of	submission:	No	mention	of	lots	accessed	from	Johnston	Street,	and	there	is	

inconsistency	between	landscape	plans	as	to	the	number	of	lots.	

Concerned	 about	 adverse	 effects	 on	 character	 of	 the	 area,	 reverse	 sensitivity	 for	

lifestyle	blocks	and	rural	activities	adjacent.	

This	 submitter	acknowledges	 in	part	 that	 the	 larger	 sections	sizes	along	 the	boundary	

could	 help	 in	 maintaining	 rural	 character,	 as	 would	 the	 water	 feature	 and	 planting	

suggested	in	the	proposal.	 

My	Response:	I	have	responded	to	the	issue	of	footpaths.	In	terms	of	character	effects	

on	 the	 area	 and	 reverse	 sensitivity,	 I	 have	 outlined	 the	measures	 that	 I	 consider	will	

maintain	some	of	the	character	of	Johnston	Street	-	these	being	larger	lots	sizes	along	

this	 road	 frontage,	 design	 controls	 on	 buildings	 and	 fencing,	 and	 possibly	 no	 street	

lighting	 or	 footpath.	 Given	 the	 small	 nature	 and	 scale	 of	 activity	 (compared	 to	 rural	

activities	 on	 larger	 farms)	 on	 Johnston	 Street	 at	 present,	 I	 would	 expect	 reverse	

sensitivity	 to	 be	 unlikely.	 I	 note	 that	Mr	 Johnston	 in	 his	 submission	 says	 that	 to	 date	
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they	 have	 not	 received	 any	 complaints	 about	 agricultural	 related	 activities	 from	 their	

urban	neighbours.		

	

Submitter:	Ross	Johnston,	137A	Brown	Road	

Summary	 of	 submission:	 The	 submitter	 believes	 that	 mitigating	 any	 risk	 of	 reverse	

sensitivity	with	a	1.2m	high	wooden	fence	is	inadequate.		

My	Response:	As	stated	earlier	in	my	evidence,	the	fencing	recommendation	of	a	1.2m	

high	fence	is	intended	to	avoid	the	harsh	urban	rural	boundary	that	can	occur	where	tall	

fences	 bound	 rural	 land.	 Also,	 a	 low	 fence	 helps	 maintain	 a	 rural	 outlook	 for	 some	

properties	on	Johnston	Street	that	have	views	across	the	site.	I	discuss	fencing	in	more	

detail	later	in	my	evidence.		

	

Submitter:	Theresa	Wilcox,	81	Raleigh	Street	

Summary	of	submission:	The	submitter’s	property	is	opposite	the	site	on	Raleigh	Street.	

The	 submitter	 and	 her	 husband	 purchased	 their	 property	 for	 its	 rural	 amenity,	 small	

horticulture	business,	to	escape	urban	condensed	living	hassles	and	to	operate	a	small	

farming	activity.	The	proposed	rezoning	and	potential	development	of	urban	dwellings	

straight	 opposite	 their	 property	 will	 have	 adverse	 lifestyle	 and	 cultural	 well-being	

effects.	The	submitter’s	concerns	also	include:	

• The	 PPC	 will	 enable	 urban	 –	 rural	 activity	 conflict,	 including	 complaints	 from	

urban	dwellers	on	rural	activities.		

• Potential	 effects	 of	 light	 levels	 from	 urban	 residential	 areas,	 on	 rural	 amenity	

and	sleep	disturbance,	and	the	prolonged	construction	effects.		

• Additional	traffic	will	further	reduce	rural	amenity.		

• Important	 to	 maintain	 the	 area	 surrounding	 Raleigh	 Street	 in	 an	 open	 rural	

environment.		

• Effects	from	traffic	light	overspill	from	Johnston	Street	and	Raleigh	Street	exiting	

lots.		

• Reduction	 in	 the	minimum	 lot	 size	 from	 450m2	 to	 350m2.	 For	 environmental	

well-being	 and	 social	 development,	 it	 is	 important	 to	 have	 space	 around	 a	

dwelling	for	children	to	play	(away	from	the	road),	for	gardens	and	pets.		
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• Maintenance	 of	 the	 area	 surrounding	 Raleigh	 Street	 in	 an	 open	 rural	

environment.	

• Fencing	restrictions	on	sites	between	the	street	and	front	of	the	dwelling	poses	a	

safety	risk	to	residents,	diminishes	the	safety	of	residents.	Fencing	allows	some	

definition	of	boundary	between	private	property	and	the	berm.		

My	Response:	I	have	covered	most	of	these	issues	within	my	evidence	or	in	response	to	

the	 above	 submitters;	 specifically,	 reverse	 sensitivity,	 lighting,	 and	 maintaining	

openness	 along	 Raleigh	 Street.	With	 regard	 to	 fencing,	 the	 recommendation	 to	 have	

fencing	restrictions	along	street	frontages	is	commonly	applied	within	New	Zealand	and	

is	 considered	 best	 practice	 in	 terms	 of	 creating	 liveable	 streets.	 The	 council’s	

infrastructure	 documents	 provide	 guidance	 on	 street	 design	 to	 enable	 integration	

between	 street	 design	 and	 properties.	 In	 response	 to	 lot	 sizes,	 the	minimum	 lot	 size	

proposed	 in	350m2.	 The	 intention	of	 creating	a	 variety	of	 lot	 sizes	 is	 to	provide	 living	

environments	to	a	wide	mix	of	 future	residents.	Those	with	children	or	 larger	 families	

have	larger	lots	than	350m2	to	choose	from,	while	the	smaller	lots	are	likely	to	suit	older	

people	for	example.	

	

Submitter:	Jo	Limmer,	44	Johnson	Street	

Summary	of	submission:	The	character	of	the	area	should	remain	rural,	noting	that	two	

maps	show	different	lot	sizes	around	existing	properties	and	along	Johnston	Street.	All	

rural	 adjacent	 properties	 should	 equal	 the	 mentioned	 larger	 lots	 of	 1000m2.	 The	

submitter	 states	 that	 there	 should	 be	 no	 moving	 onto	 the	 sections	 of	 older	

transportable	homes	or	house	buses,	caravans	as	single	dwellings,	and	wants	to	ensure	

current	rural	character	remains.	The	submitter	details	that	sufficient	lighting	should	be	

provided	within	the	subdivision	including	the	walkway,	and	also	extended	along	Raleigh	

Street	 to	 ensure	 safety	 of	 pedestrians,	 cyclists	 and	 motorists	 with	 the	 increasing	

population	and	vehicle	flow.		

	

My	 Response:	 The	 issue	 of	 character	 change	 is	 fully	 canvassed	 in	 my	 LVIA	 and	 this	

evidence.	 The	 proposal	 will	 create	 landscape	 change	 -	 open	 rural	 land	 will	 become	

urban.	However,	context	provides	the	rationale	for	this	change.	The	nature	of	this	rural	

environment	is	its	proximity	to	residential	Waitara,	and	the	character	of	the	local	area	-	
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that	being	‘small	lot	rural’;	and	the	site	is	subject	to	a	FUD.	I	describe	the	size	of	the	lots	

in	both	Johnston	Street	and	Raleigh	Street	earlier	in	my	evidence.	I	have	also	discussed	

the	role	of	the	larger	1000m2	lots	proposed	to	be	located	along	Johnston	Street	and	the	

northern	boundary.		

I	have	covered	the	issue	of	lighting	in	my	evidence,	noting	that	the	specifics	of	lighting	

will	be	established	during	subdivision	design	and	will	need	approval	from	council.		

	

Submitter:	Manukohiri	Hapū	

Summary	 of	 submission:	 Amenity	 values,	 landscape	 (including	 visual)	 and	 rural	

character	effects.	

My	Response:	I	have	read	the	submission	and	the	Cultural	Impact	Assessment	prepared	

by	Manukorihi	and	Otaraua,	with	the	support	of	Te	Kotahitanga	o	Te	Atiawa	Trust	(or	Te	

Kotahitanga),	dated	20	October	2020.	The	CIA	lists	seven	recommendations	to	improve	

the	proposal	and	is	reproduced	below.		I	respond	to	those	relevant	to	my	expertise.	

• The	 provision	 of	 useable	 open	 space	 within	 the	 proposed	 development	 and	

associated	policy	and	rule	framework	provisions;		

• Provision	for	the	development	of	a	cultural	narrative	to	inform	the	development	

including	 through	 cultural	 expression,	 integration	 of	 te	 reo	 Māori	 (bilingual	

signage	and	dual	naming),	street	furniture,	open	space,	etc	in	the	policy	and	rule	

framework;		

• Redesign	 of	 proposed	 stormwater	 infrastructure	 and	 the	 policy	 and	 rule	

framework	 including	 but	 not	 limited	 prohibition	 of	 any	 structures	 within	 the	

channel	 and	bed	of	 the	Mangaiti,	 to	 provisions	 controlling	 impervious	 surfaces	

and	building	footprints	on	sites,	as	well	as	engineering	solutions	to	manage	and	

treat	stormwater	on	sites	and	roads	prior	to	entering	these	tributaries	(e.g.	swale	

drains,	tree	bowls,	Vortex	separator);		

• Policy	 framework	provisions	which	allow	for	 the	development	of	environmental	

health	indicators	for	the	Mangaiti	which	benefit	from	mātauranga	Māori;		

• Provision	of	permeability/connectivity	for	active	modes	of	transport	through	and	

across	the	development;		
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• Specific	provisions	to	ensure	retention	of	the	natural	 landform,	management	of	

earthworks	 and	 provide	 for	 the	 on-going	 cultural	 monitoring	 of	 subsequent	

subdivision	and	land	use	development;		

• Provisions	in	relation	to	Historic	Heritage	and	process	to	amend	the	design	in	the	

event	there	is	an	unrecorded	archaeological	find.		

Useable	open	space	as	required	in	the	Operative	District	Plan	is	now	incorporated	into	

the	structure	plan.	The	proposal	includes	open	space	in	the	form	of	the	waterway	and	

its	margins	-	extending	wide	enough	to	include	pathways.	‘Kick	a	ball’	open	space	is	also	

provided.	As	I	describe	earlier	in	my	evidence,	there	are	road	frontages	onto	open	space	

areas	that	creates	openness	and	prevents	the	open	spaces	becoming	an	‘over	the	back	

fence’	area	which	can	be	degraded.	The	open	space	areas	also	provide	opportunity	for	

cultural	 narrative.	 The	CIA	provides	 importance	 guidance	of	 the	 role	of	Mangaiti	 as	 a	

waterway	 in	this	area	and	should	guide	the	subdivision	design.	The	proposed	planting	

will	consist	of	native	planting	ecologically	and	culturally	appropriate	to	the	area.		

	

Active	modes	of	transport	are	integrated	into	Structure	Plan	by	way	of	the	pathway	that	

extends	 the	 length	 of	 the	 site	 -	 generally	 following	 the	 waterway.	 This	 provides	 for	

walking	and	cycling	access	completely	separated	from	motor	vehicles.	The	road	design	

will	be	 in	accordance	with	council	standards,	which	promotes	 liveable	streets	-	streets	

that	are	safe	for	walking	and	cycling	as	well	as	vehicles.		

	

Earthworks	 are	 covered	 earlier	 in	 my	 evidence	 where	 I	 comment	 that	 extensive	

earthworks	are	avoided	by	the	protection	of	the	gully	and	waterway.	The	generally	flat	

site	limits	the	extent	of	earthworks	required	to	create	infrastructure	and	houses.	I	have	

made	recommendations	with	regard	to	the	landscape	and	visual	aspects	of	earthworks	

where	they	occur.		

	

	

Submitter:	Ko	Kotahitanga	o	Te	Atiawa	

Summary	 of	 submission:	 Amenity	 values,	 landscape	 (including	 visual)	 and	 rural	

character	effects.	

My	Response:	As	above.	
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Section	42A	Report	
22. I	have	reviewed	the	NPDC	Section	42A	Report.	
 

23. My	 following	 comments	 on	 the	 42A	 report	 relate	 primarily	 to	 paragraphs	 11.106	 to	

11.117	where	the	council	officer	evaluates	the	landscape	and	visual	matters.		

	

24. Paragraphs	 11.106	 -	 11.108	 relate	 to	 potential	 loss	 of	 sea	 views	 for	 some	 existing	

neighbouring	residents.	

My	 Response:	 The	District	 Plan	 does	 not	 protect	 views	 (other	 than	within	 viewshafts	

identified	in	the	district	plan),	and	I	note	that	the	ocean	is	1.7km	away	with	a	multitude	

of	 intervening	properties.	A	height	 limit	of	6m	 is	proposed	on	all	 buildings	within	 the	

structure	 plan	 area,	which	 is	 a	 lower	 height	 than	 that	 currently	 permitted	 under	 the	

District	Plan,	and	is	appropriate	in	this	case	in	my	view.		

	

25. Paragraphs	 11.109	 and	 11.110	 discuss	 fencing	 along	 the	 northern	 boundary	 of	 the	

property.	 The	 council’s	 landscape	 advisor	 recommends	 a	 permeable	 fence	 such	 as	

timber	post	and	rail.	

My	Response:	 I	agree	that	a	closed	board	fence	(I	am	recommending	that	 it	would	be	

limited	in	height	to	1.2m)	will	appear	more	harsh	against	the	rural	interface	that	a	post	

and	rail	fence.	However,	a	post	and	rail	fence,	while	attractive,	will	not	contain	a	lamb	

or	other	smaller	animal	unless	additional	wires	or	mesh	 is	 installed.	The	neighbouring	

farmland	 would	 surely	 require	 a	 stock	 proof	 fence.	 Similarly,	 for	 the	 residential	

properties	within	 the	 subject	 site,	 they	may	want	 to	 prevent	 children	 and	 dogs	 from	

being	 able	 to	 access	 the	 adjacent	 farmland.	 In	my	opinion,	 a	 1.2m	high	 closed	board	

fence	provides	a	sensible	compromise	between	rural	urban	interface	and	protection	of	

children	and	animals.	Having	 said	 that,	 in	order	 to	provide	 the	best	 rural	 interface	as	

recommended	 in	 the	 42A	 report,	 the	 Structure	 Plan	 and	 Landscape	 Plan	 are	 now	

updated	 to	 show	 post	 and	 rail	 fencing	 along	 the	 northern	 boundary.	 The	 revised	

Structure	Plan	and	Landscape	Plan	are	appended	to	my	evidence	as	Annexure	B	and	C.		
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26. Paragraph	11.111	discusses	the	merits	of	tree	planting	along	the	Johnston	Street	Road	

boundary.	

My	 Response:	 I	 agree	 that	 street	 trees	 planting	 along	 the	 Johnston	 Street	 Road	 will	

potentially	assist	with	filtering	views	of	the	development	from	the	adjacent	rural	area.		

	

27. Paragraph	11.112	discusses	the	alternative	layouts	provided.	

My	 Response:	 I	 note	 the	 council	 landscape	 advisor’s	 preference	 for	 the	 proposed	

structure	plan.		

	

28. Paragraphs	11.113	and	11.114	provide	 four	 items	that	 the	council’s	 landscape	advisor	

considers	should	accompany	any	resource	consent	application.	

My	Response:	I	agree.	

	

29. Clause	 11.115	 discusses	 the	 issue	 of	 fencing	with	 reference	 to	 operative	 district	 plan	

restriction	 concluding	 “I	 do	 not	 consider	 it	 necessary	 to	 alter	 the	 fence	 height	

restrictions”.	

My	 Response:	 This	 is	 reflected	 in	 the	 proposed	 rules	 provided	 by	Ms	 Hooper	 in	 her	

evidence.		

	

30. Paragraph	11.116	 recommends	 that	 the	Applicant	 provide	 a	 revised	 structure	plan	 to	

include	tree	planting	along	Johnston	Street.	

My	Response:	Street	trees	on	Johnston	Street	are	now	shown	on	the	revised	Structure	

Plan	and	Landscape	Plan.	

	

31. Paragraph	11.117.	

My	 Response:	 I	 note	 the	 council	 officer’s	 conclusion	 that	 subject	 to	 the	

recommendations	 as	 outlined,	 he	 considers	 that	 the	 impact	 on	 visual	 amenity	 and	

landscape	will	be	effectively	managed.		

	

32. The	 42A	 report	 includes	 comments	 from	 the	 council’s	 open	 space	 planner	 regarding	

open	 space,	 esplanade	 provisions	 and	 streetscape	 and	 amenity,	 listing	 nine	
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recommendations.	The	42A	report	author	then	makes	a	number	of	altered	or	additional	

recommendations.	

My	Response:	I	agree	with	the	nine	recommendations	made	by	the	council’s	open	space	

planner	and	with	the	42A	report	author’s	additions.	Open	space	areas	are	now	shown	

on	the	revised	Structure	Plan	and	Landscape	Plan.	

	

	

	

CONCLUSION	

33. In	 conclusion,	using	a	 Structure	Plan	 to	guide	 the	 site’s	development	avoids	potential	

adverse	 landscape	 and	 visual	 effects,	 as	 the	 Structure	 Plan	 integrates	 road	 and	 lot	

layout	with	open	 space.	The	combination	of	 these	areas,	 in	 conjunction	with	amenity	

facilities	 such	 as	 walkways,	 ecological	 enhancements,	 and	 infrastructure	 avoids	 a	

haphazard	approach	to	development.		

	

34. There	 is	 significant	 benefit	 in	 using	 this	 site	 for	 urban	 development	 as	 it	 abuts	 an	

existing	 residential	 area	 and	 therefore	 offers	 a	 logical	 and	 coherent	 extension	 to	

Waitara.	 The	 landscape	 effects	 of	 the	 proposal,	 both	 within	 the	 site	 itself	 and	 its	

receiving	environment,	are	limited	in	scale	and	intensity.	With	mitigation,	the	essential	

character	of	 this	urban/rural	 landscape	can	be	 retained.	To	 this	end,	 the	preservation	

and	 enhancement	 of	 the	 gully	 and	watercourse	 is	 central	 to	 the	maintenance	 of	 the	

area’s	landscape	character	and	amenity.	

	

35. The	Structure	Plan	provides	a	spatial	 framework	to	development	that	 takes	an	overall	

considered	approach	to	urban	development.	Within	this	 framework	design	detail	such	

as	lot	layout,	street	lighting,	footpaths	and	road	treatment,	street	and	stream	planting,	

can	be	undertaken	through	the	subdivision	process.	

	

36. I	 consider	 that	 the	 proposal	 can	 be	 absorbed	 into	 the	 landscape	 with	 acceptable	

character	and	amenity	effects	on	neighbours,	users	of	Raleigh	Street,	and	the	broader	

landscape.		
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Richard	Bain	

9	November	2020	
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1. INTRODUCTION 

This	report	details	a	Landscape	&	Visual	Impact	Assessment	undertaken	by	bluemarble	for	the	Johnston	Street	Private	

Plan	Change	(PPC)	/	Structure	Plan,	2	Johnston	Street,	Waitara.		

The	locaRon	of	the	applicaRon	site	is	shown	in	Graphic	Appendix	GA1.0	-	Site	LocaGon	Plan.	

A	descripRon	of	the	PPC/Structure	Plan	area	is	contained	within	SecRon	1.1.			

The	 purpose	 of	 this	 report	 is	 to	 idenRfy	 and	 assess	 the	 significance	 of,	 and	 the	 effects	 of	 change	 resulRng	 from	

development	on	both	the	landscape	as	an	environmental	resource	in	its	own	right,	and	on	people’s	views	and	visual	

amenity.		

This	report	also	addresses	maders	pertaining	to	character	and	amenity	as	outlined	in	the	New	Plymouth	District	Plan,	

and	the	Resource	Management	Act	1991	(RMA).	

Where	 effects	 are	 considered	 potenRally	 significant,	 recommendaRons	 are	 provided	 to	 avoid,	 remedy	 or	 miRgate	

these	potenRal	effects	in	Chapter	8.		
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Key	Defini)ons	used	in	this	report:	

Landscape	and	Visual	Impact	Assessment	(LVIA)	

A	 tool	used	 to	 idenRfy	and	assess	 the	 likely	 significant	effects	of	 change	 resulRng	 from	development	both	on	 the	

landscape	as	an	environmental	resource	in	its	own	right	and	on	people’s	views	and	visual	amenity.		

Landscape	

An	area,	as	perceived	by	people,	the	character	of	which	is	the	result	of	the	acRon	and	interacRon	of	natural	and/or	

human	factors.		

Landscape	character	

A	disRnct,	recognisable	and	consistent	padern	of	elements	in	the	landscape	that	makes	one	landscape	different	from	

another,	rather	than	beder	or	worse.		

Landscape	effects	

Effects	on	the	landscape	as	resource	in	its	own	right.	

Visual	effects	

Effects	on	specific	views	and	on	the	general	visual	amenity	experienced	by	people.		

Landscape	receptors	

Defined	aspects	of	the	landscape	resource	that	have	the	potenRal	to	be	affected	by	a	proposal.	

Visual	receptors	

Individuals	and/or	defined	groups	of	people	who	have	the	potenRal	to	be	affected	by	a	proposal.
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2. METHOD OF ASSESSMENT 

This	assessment	of	landscape	and	visual	effects	is	based	on	the	following	aspect	of	best	pracRce.	

The	purpose	of	the	LVIA	is	to	assist	decision	makers	by	providing	an	assessment	that	addresses	the	relevant	Resource	

Management	 Act	 1991	 (RMA)	 issues,	 specific	 to	 the	 project.	 The	 level	 of	 detail	 corresponds	 with	 the	 scale	 and	

significance	of	the	effects	the	acRvity	may	have	on	the	environment	(following	the	principles	set	out	in	RMA	s88).		

The	methodology	for	this	assessment	 is	guided	by	the	relevant	objecRves	and	policies	of	the	New	Plymouth	District	

Council,	the	NZ	InsRtute	of	Landscape	Architects,	“Landscape	Assessment	and	SustainableManagement”PracRceNote1	

and	 the	 drai	 NewZealand	 Transport	 Agency	 Landscape	 and	 Visual	 Assessment	 Guidelines	 (LVA)2.	 Both	 represent	

accepted	pracRce	in	the	assessment	of	landscape	and	visual	effects	under	the	RMA.		

The	assessment	of	 landscape	and	visual	effects	are	separate,	although	linked.	The	exisRng	landscape	and	its	exisRng	

visual	context	or	visual	envelope	all	contributes	to	the	exisRng	‘baseline’	for	landscape	and	visual	assessment	studies.	

The	assessment	of	the	potenRal	effect	on	the	landscape	is	carried	out	as	an	effect	on	an	environmental	resource	(i.e.,	

landscape	 features	 or	 character).	 Visual	 effects	 are	 assessed	 as	 one	 of	 the	 interrelated	 effects	 on	 the	 surrounding	

viewing	audience.	The	differences	between	these	types	of	effects	can	be	summarised	as	follows:		

Landscape	effects	derive	from	changes	in	the	physical	landscape,	which	may	give	rise	to	changes	in	its	character	and	

how	this	is	experienced.	This	may	in	turn	affect	the	perceived	value	ascribed	to	the	landscape.		

Visual	 effects	 relate	 to	 the	 changes	 that	 arise	 in	 the	 composiRon	 of	 available	 views	 as	 a	 result	 of	 changes	 to	 the	

landscape,	to	people’s	responses	to	the	changes,	and	to	the	overall	effects	with	respect	to	visual	amenity.	 

To	determine	the	overall	nature	and	significance	of	landscape	and	visual	effects,	an	understanding	of	the	sensiRvity	of	

the	landscape	or	viewing	audience	has	been	combined	with	an	assessment	of	the	magnitude	of	change	resulRng	from	

the	proposal	to	determine	the	overall	significance	of	effects.	This	assessment	has	been	undertaken	with	reference	to	

the	 Quality	 Planning	 Landscape	 Guidance	 Note	 and	 its	 signposts	 to	 examples	 of	 best	 pracRce	 which	 include	 the	

recently	published	UK	guidelines	for	landscape	and	visual	impact	assessment	and	the	New	Zealand	Landscape	InsRtute	

Guidelines	for	Landscape	Assessment.	 

Descriptors	for	assessing	landscape	and	visual	effects	are	included	within	Appendix	i	&	ii.	
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3. PROPOSAL

The	 proposal	 is	 to	 create	 a	 Structure	 Plan	 area	within	 a	 11.34	 hectare	 area	 of	 land	 that	 is	 currently	 ’zoned’	 Rural	

Environment	Area.	The	site	is	also	subject	to	a	Future	Urban	Development	overlay	(FUD),	as	shown	in	District	Plan	Map	

B40,	(see	Graphic	Appendix	GA2.0	-	District	Plan	Map).	

The	Structure	Plan	includes	four	character	types:	

• ‘Road	Frontage	Lots’	 lots	averaging	600m2			 	 1.63	ha	 	

• ‘Larger	Lots’	 averaging	1000m2		 	 	 1.91	ha	 	

• ‘Internal	Lots’	 ranging	500m2	to	700m2		 	 3.54	ha	 	

• ‘Smaller'	Lots	 ranging	350m2	to	550m2	 	 0.72	ha	

In	addiRon	there	are	the	following	areas	of	land	use:	

• Open	Space		 Gully/Reserve	 	 	 1.54	ha	

• Roads	 	 E11/E12	 	 	 	 1.98	ha	

Note:	These	areas	are	based	on	the	Structure	Plan	 (Graphic	Appendix	GA6.0	 -	Structure	Plan),	which	will	generally	

guide	future	development.	Graphic	Appendix	GA5.0	-	Landscape	Plan,	illustrates	how	a	completed	development	could	

be	configured,	based	on	the	Structure	Plan.		

A	 Structure	 Plan	 is	 considered	 an	 appropriate	 mechanism	 by	 which	 to	 undertake	 the	 PPC,	 as	 it	 provides	 greater	

certainty	over	 infrastructure	and	environment	outcomes.	Structure	Planning	 is	also	currently	favoured	by	council	 for	

the	rezoning	of	land,	as	evidenced	by	a	number	of	Structure	Plans	undertaken	in	recent	Rmes.			

b luemarble 	2018	 Page	 �5



Landscape & Visual Impact Assessment - 2 Johnston St, Waitara

3. SITE CONTEXT AND CHARACTER

The	site	is	located	on	the	southern	fringe	of	Waitara,	in	a	triangular	shaped	piece	of	land	bound	by	Johnston	Street	to	

the	south-west	and	Raleigh	Street	to	the	south-east.	ResidenRal	Waitara	is	located	immediately	adjacent	to	the	site	in	

its	north-eastern	corner,	at	the	intersecRon	of	Raleigh	and	Ranfurly	Streets.	The	north-western	boundary	flanks	open	

farmland.	Contextually,	the	site	is	located	within	a	strip	of	land	alongside	both	sides	of	Raleigh	Street	that	possesses	

rural-residenRal	landscape	character	on	a	connecRng	road	into	Waitara.	

The	fact	that	the	site	is	currently	subject	to	a	FUD	overlay	is	illustraRve	of	its	potenRal	suitability	for	residenRal	acRvity.	

The	site	 itself	 is	 currently	grazed	and	contains	no	buildings	except	 for	a	couple	of	 sheds.	The	 land	 is	predominantly	

open	 except	 for	 half	 a	 dozen	 shelter	 belts	 that	 are	 oriented	 more	 or	 less	 east/west.	 The	 defining	 landscape	

characterisRc	of	the	site	is	shallow	meandering	gully	that	runs	though	centre	of	the	site,	parallel	with	Raleigh	Street.	

This	 gully	 contains	 a	 stream	 and	 broadens	 into	 ponds	 in	 two	 places,	 created	 by	 low	 farm	 crossings.	 The	 gully	 also	

contains	 stream-side	 vegetaRon,	 mostly	 advenRve	 species	 such	 as	 pine	 and	 willow.	 The	 gully	 provides	 a	 legible	

‘natural’	(despite	some	modificaRon)	landscape	element	to	the	site	that	provides	a	sense	of	place	and	connecRon	into	

Waitara.	Apart	from	the	gully/waterway,	the	site	is	predominately	flat,	parRcularly	on	its	outside	edges.		

Both	 Johnston	 and	 Raleigh	 Streets	 have	 experienced	 rural-residenRal	 subdivision	 is	 recent	 Rmes,	 resulRng	 in	 a	

framework	of	landuse	that	is	in	transiRon	to	greater	intensificaRon.	This	type	of	development	is	typical	in	peri-urban	

areas	 such	as	 this.	 The	 site	 is	 atypical	 of	 the	 area	 in	 that	 it	 has	not	 yet	been	 subdivided	 into	 rural-residenRal	 style	

allotments,	despite	a	 landscape	that	suggests	 this	 type	of	development	could	occur.	 It	 is	presumed	that	 this	 lack	of	

development	 is	due	to	 its	FUD	overlay,	which	prevents	subdivision	that	could	affect	 future	residenRal	development.	

Given	this,	the	site’s	development	into	residenRal	land	via	a	PPC	is	not	surprising,	and	on	the	face	of	it	(given	the	FUD	

and	its	proximity	to	Waitara)	would	seem	appropriate.		
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4. STATUTORY CONTEXT

The	key	statutory	and	policy	consideraRons	that	inform	this	landscape	assessment	are	contained	in	the	following:		

• Resource	Management	Act	1991	(RMA);		

• Taranaki	Regional	Policy	Statement;	

• New	Plymouth	District	Plan.		

Resource Management Act 1991 
The	 overarching	 framework	 of	 the	 RMA	 is	 set	 out	 in	 Part	 2,	 including	 the	 purpose	 of	 the	Act	 set	 out	 in	 secRon	 5.	

Maders	of	naRonal	importance	are	set	out	in	secRon	6.	Those	that	are	parRcularly	relevant	to	landscape	maders	for	

the	project	include:		

• secRon	6(b):	the	protecRon	of	outstanding	natural	features	and	landscapes	from	inappropriate	subdivision,	

use	and	development;		

• SecRon	7	of	the	RMA	sets	outs	maders	which	the	Council	must	have	parRcular	regard	to	in	achieving	he	

purpose	of	the	RMA.	

These	include:	

(c)	The	maintenance	and	enhancement	of	amenity	values,	and		

(f)	Maintenance	and	enhancement	of	the	quality	of	the	environment.		

The	RMA	defines	amenity	values	as	“those	natural	or	physical	quali4es	and	characteris4cs	of	an	area	that	contribute	to	

the	people’s	apprecia4on	of	its	pleasantness,	aesthe4c	coherence,	and	cultural	and	recrea4onal	aKributes”.	

The	following	assessment	of	both	landscape	and	visual	effects	inform	the	overarching	assessment	of	the	effects	of	the	

proposed	Structure	Plan	on	amenity	values.		
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Taranaki Regional Policy Statement 
The	Taranaki	Regional	Policy	Statement	(Taranaki	RPS)	provides	an	overview	of	the	resource	management	issues	in	the	

Taranaki	region.	SecRon	10	of	the	Taranaki	RPS	(‘Natural	features	and	landscapes	(NFL),	historic	heritage	and	amenity	

value’)	 includes	policies	and	methods	 in	relaRon	to	 landscape	and	visual	amenity.	The	RPS	does	not	 idenRfy	or	map	

any	outstanding	natural	 landscapes,	 but	 states	 that	 ‘outstanding’	 refers	 to	 “those	natural	 features	or	 landscapes	of	

excep4onal	value	or	eminence	or	dis4nc4on	on	a	na4onal	regional	or	district	level”.		

A	summary	of	the	key	relevant	landscape	objecRves	and	policies	in	the	Taranaki	RPS	relevant	to	the	Project	is	set	out	

below.		

NFL	ObjecRve	1:	To	protect	the	outstanding	natural	features	and	landscapes	of	the	Taranaki	region	from	inappropriate	

subdivision,	use	and	development,	and	to	appropriately	manage	other	natural	areas,	features	and	landscapes	of	and	

landscapes	of	value	to	the	region	to	the	region.		

For	this	proposal	there	are	no	outstanding	natural	features	and	landscapes	in	the	above	context.	

NFL	Policy	2:	RecogniRon	shall	be	given	to	the	appropriate	management	of	other	natural	areas,	features	or	landscapes	

not	covered	by	Policy	1	above,	but	sRll	of	value	to	the	region	for	one	or	more	of	the	following	reasons:		

d. natural	character	amenity	and	heritage	values	and	scienRfic	and	educaRonal	significance;		

NFL	Policy	3:	 The	protecRon	of	outstanding	and	where	appropriate,	other	natural	 features	and	 landscapes	of	 value	

shall	 be	 achieved	 by	 having	 regard	 to	 the	 following	 criteria	 in	 determining	 appropriate	 subdivision,	 use	 and	

development:		

a. The	protecRon	of	outstanding	and	where	appropriate,	other	natural	features	and	landscapes	of	

value	shall	be	achieved	by	having	regard	to	the	following	criteria	in	determining	appropriate	

subdivision,	use	and	development:		

• the	degree	and	significance	of	actual	or	potenRal	adverse	effects	on	outstanding	natural	

features	and	landscapes	or	other	important	natural		

• features	and	landscapes,	including	cumulaRve	effects,	and	the	efficacy	of	measures	to	avoid,	

remedy	or	miRgate	such	effects;		
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• the	benefits	to	be	derived	from	the	use	and	development	at	the	local,	regional	and	naRonal	

level;		

• the	need	for	use	or	development	to	occur	in	the	parRcular	locaRon;		

• the	sensiRvity	or	vulnerability	of	a	natural	feature	or	landscape	to	change,	and	its	capacity	to	

accommodate	change,	without	compromising	the	values	of	the	feature	or	landscape;		

• the	degree	of	exisRng	modificaRon	of	the	natural	feature	or	landscape	from	its	natural	

character;		

Regard	has	been	given	to	these	maders	in	this	landscape	and	visual	impact	assessment.		
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New Plymouth District Plan Issues 1, 4 and 5.

CHARACTER	AREAS	

Objec4ve	1:To	ensure	that	ac4vi4es	do	not	adversely	affect	 the	environmental	and	amenity	values	of	areas	

within	the	district	or	adversely	affect	other	ac4vi4es.	

Policy	1.1:	Ac4vi4es	should	be	 located	 in	areas	where	their	effects	are	compa4ble	with	the	character	of	the	

area.	

Policy	 1.2:	 Ac4vi4es	 within	 an	 areas	 should	 not	 have	 adverse	 effects	 that	 diminish	 the	 amenity	 of	

neighbouring	areas,	having	regard	to	the	character	of	the	receiving	environment	and	cumula4ve	effects.	

RURAL	CHARACTER	

Objec4ve	4:To	ensure	that	subdivision,	use	and	development	of	land	does	not	adversely	affect	those	elements	

that	define	the	rural	character	while	recognising	the	diverse	nature	of	rural	land	and	land	uses.	

Policy	 4.1:	 Subdivision	 within	 the	 rural	 environment	 should	 not	 adversely	 affect	 the	 open	 space	 or	 visual	

elements	of	rural	character.	

Policy	 4.2:	 Ac4vi4es	 should	 be	 designed,	 located	 and/or	 of	 such	 a	 density	 that	 the	 visual	 and	 open	 space	

characteris4cs	of	rural	character	is	maintained.	

Policy	4.3:	Vegeta4on	should	be	retained	and	planted	to	maintain	and	enhance	rural	character.	

URBAN	ENVIRONMENTS	

Objec4ve	5:To	maintain	and	enhance	the	character	and	coherence	of	the	urban	areas	so	the	New	Plymouth	

District.	

Policy	5.3:	The	posi4ve	contribu4on	vegeta4on	makes	to	urban	amenity	should	be	recognised	maintained	and	

where	possible,	enhance.	
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RELEVANT POLICIES AND OBJECTIVES - NEW PLYMOUTH DISTRICT PLAN

CHARACTER AREAS ASSESSMENT SUMMARY

Objec4ve	1:To	ensure	that	ac4vi4es	do	not	adversely	

affect	the	environmental	and	amenity	values	of	areas	

within	the	district	or	adversely	affect	other	ac4vi4es.

The	Structure	Plan	area	will	maintain	and	enhance	visual	
amenity	in	the	immediate	vicinity	of	the	site	and	wider	
environment.	The	Structure	Plan	area	contains	site	
specific	miRgaRon	that	will	manage	the	adverse	effects	
of	acRviRes	on	the	receiving	environment.	

Policy	1.1:	Ac4vi4es	should	be	located	in	areas	where	

their	effects	are	compa4ble	with	the	character	of	the	

area.

The	Structure	Plan	area	is	located	adjacent	to	an	exisRng	
residenRal	area	therefore	effects	on	character	and	
amenity	are	appropriate.	Effects	on	rural	and	open	space	
areas	can	be	managed	with	recommended	miRgaRon.	

Policy	1.2:	Ac4vi4es	within	an	area	should	not	have	

adverse	effects	that	diminish	the	amenity	of	

neighbouring	areas,	having	regard	to	the	character	of	

the	receiving	environment	and	cumula4ve	effects.

PotenRally	adverse	effects	on	the	amenity	of	
neighbouring	areas	is	limited	to	a	small	number	of	
properRes	within	the	adjacent	rural	environment	area.		
Effects	on	these	areas	can	be	managed	with	
recommended	miRgaRon.	

RURAL CHARACTER ASSESSMENT

Objec4ve	4:To	ensure	that	subdivision,	use	and	

development	of	land	does	not	adversely	affect	those	

elements	that	define	the	rural	character	while	

recognising	the	diverse	nature	of	rural	land	and	land	

uses.

The	Structure	Plan	area	will	maintain	and	enhance	visual	
amenity	in	the	immediate	vicinity	of	the	site	and	wider	
environment,	albeit	the	character	of	the	site	itself	will	
change.

Policy	4.1:	Subdivision	within	the	rural	environment	

should	not	adversely	affect	the	open	space	or	visual	

elements	of	rural	character.

The	Structure	Plan	area	will	become	a	residenRal	
subdivision.	The	effects	on	its	rural	character	are	limited	
due	to	the	characterisRcs	and	qualiRes	of	the	site.

Policy	4.2:	Ac4vi4es	should	be	designed,	located	and/or	

of	such	a	density	that	the	visual	and	open	space	

characteris4cs	of	rural	character	is	maintained.

The	effect	of	the	Structure	Plan	area	on	visual	and	open	
space	characterisRcs	of	the	surrounding	rural	
environment	are	largely	avoided	by	the	locaRon	of	the	
site.	Recommended	miRgaRon	measures	will	assist	in	
soiening	the	effects	of	the	residenRal	subdivision	at	the	
rural	interface.

Policy	4.3:	Vegeta4on	should	be	retained	and	planted	to	

maintain	and	enhance	rural	character.

VegetaRon	along	the	riparian	areas	will	provide	a	
transiRon	from	residenRal	to	rural	areas.

URBAN CHARACTER ASSESSMENT

Objec4ve	5:To	maintain	and	enhance	the	character	and	

coherence	of	the	urban	areas	so	the	New	Plymouth	

District.

The	Structure	Plan	area	represents	a	conRguous	and	
logical	extension	to	the	exisRng	Waitara	ResidenRal	
Environment	Area.	

The	Structure	Plan	area	contains	landscape	provisions	
that	will	soien	the	urban/rural	interface.	

Policy	5.3:	The	posi4ve	contribu4on	vegeta4on	makes	to	

urban	amenity	should	be	recognised	maintained	and	

where	possible,	enhanced.
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Issue	1A	states	that	the	Future	Urban	Growth	Areas	provide	the	council	with	the	necessary	direcRon	and	context	for	

assessing	 any	 urban	 growth	 related	 private	 plan	 changes.	 Therefore,	 this	 private	 plan	 change	 proposal	 is	 enRrely	

appropriate	 in	 terms	of	 council	 objecRves.	 The	District	Plan	 states	 that	 idenRficaRon	of	 FUD	areas	 should	 take	 into	

consideraRon	the	key	principle	of	compact	urban	form.	This	assessment	of	landscape	and	visual	impacts	agrees	with	

the	council’s	assessment	that	this	site	is	therefore	suitable	for	future	urban	development.		
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AREAS FOR FUTURE URBAN DEVELOPMENT ASSESSMENT SUMMARY

Objec4ve	1A:To	ensure	that	ac4vi4es	within	and	

adjacent	to	the	Future	Urban	Development	OVERLAY	do	

not	adversely	affect	the	ability	to	rezone	and	

subsequently	develop	areas	iden4fied	as	FUTURE	URBAN	

GROWTH	AREAS.	

The	Structure	Plan	area	is	able	to	be	undertaken	within	
the	FUD	area	as	no	acRvity	has	been	undertaken	on	the	
site	which	adversely	affects	the	ability	to	rezone	and	
develop	the	land.	

Policy	1A.1:	Ac4vi4es	within	the	Future	Urban	

Development	OVERLAY	should	be	located	and	undertaken	

in	a	manner	that	does	not	have	any	actual	or	poten4al	

adverse	effects	on	the	future	rezoning	and	subsequent	

development	of	land	iden4fied	as	a	FUTURE	URBAN	

GROWTH	AREA.	

The	proposal	is	to	rezone	the	site	as	a	residenRal	
environment	area.	This	is	consistent	with	Policy	1A.1.

Policy	1A.2:	Subdivision	of	land	within	the	Future	Urban	

Development	OVERLAY	should	be	located	and	undertaken	

in	a	manner	that	does	not	have	any	actual	or	poten4al	

adverse	effects	on	the	future	rezoning	and	subsequent	

development	of	land	iden4fied	as	a	FUTURE	URBAN	

GROWTH	AREA.	

The	land	has	not	been	subdivided	in	a	manner	that	
affects	its	ability	to	be	rezoned.	

Policy	1A.3	Ac4vi4es	within	the	RURAL	ENVIRONMENT	

AREA	should	be	undertaken	in 
a	manner	that	does	not	have	any	actual	or	poten4al	

adverse	effects	on	the	future	rezoning	and	subsequent	

development	of	adjacent	FUTURE	URBAN	GROWTH	

AREAS	as	iden4fied	by	the	Future	Urban	Development	

OVERLAY.	

There	are	no	on-site	acRviRes	that	affect	its	ability	to	be	
rezoned.	
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The	Structure	Plan	area	is	essenRally	seeking	to	convert	open	and	rural	farmland	to	residenRal	land-use.	Contextually,	

this	 is	 a	 logical	 expansion	 of	 urban	Waitara	 to	which	 the	 site	 abuts	 at	 its	 northern	 Rp.	 This	 change	 in	 land-use	 is	

anRcipated	by	council	with	the	Future	Urban	Development	(FUD)	overlay,	which	applies	to	the	enRre	site	as	well	as	to	

an	area	of	land	opposite	on	Raleigh	Street.	

This	assessment	notes	that	the	FUD	overlay	does	not	apply	to	the	site	within	the	Drai	New	Plymouth	District	Plan.	

(DNPDP).	There	is	no	discussion	within	the	DNPDP	as	to	why	it	has	been	removed	from	this	area,	only	to	state	that;	

Urban	growth	areas	are	areas	where	growth	will	be	directed	to	occur	in	the	future.	Un4l	such	4me	as	the	

land	is	required	for	growth	purposes,	the	underlying	zone	provisions	(typically,	Rural	Produc4on	Zone)	apply.	

Addi4onal	controls	also	apply	to	ensure	that	ac4vi4es	do	not	occur	in	these	areas	which	might	compromise	

the	ability	of	the	area	to	be	used	for	intended	future	growth	purposes.	

To	help	achieve	good	quality	subdivision	and	development	outcomes	in	urban	growth	areas,	the	Council	will	

require	the	land	to	be	rezoned	before	it	can	be	developed	for	urban	use.	It	may	also	require	that	a	structure	

plan	be	prepared.	Structure	plans	will	be	put	in	place,	where	appropriate,	to	ensure	development	occurs	in	a	

holis4c	 manner,	 with	 adequate	 considera4on	 given	 to	 key	 infrastructure,	 open	 space	 elements,	 cultural	

areas	of	significance,	key	features	and	site-specific	opportuni4es/constraint.	

In	assessing	the	landscape	and	visual	impacts	of	the	Structure	Plan	area,	effects	are	considered	within	the	context	of	

the	local	receiving	environment,	which	in	this	case	includes	residenRal	and	rural	land.	

It	 is	 assumed	 that	 the	 character	 and	 amenity	 impacts	 of	 the	 Structure	 Plan	 on	 the	 exisRng	 Waitara	 urban	 area,	

parRcularly	those	properRes	closest	to	the	site	along	Raleigh,	Ranfurly,	Strauord	Streets,	are	largely	self	evident,	and	

anRcipated	by	the	FUD.	Few	(if	any)	of	these	urban	properRes	rely	on	the	site’s	rural	qualiRes	for	their	amenity,	as	the	

site	narrows	at	the	Waitara	end,	thereby	limiRng	the	area	of	noRceable	change	from	the	adjacent	urban	area.		

Significant	effects	 are	more	 likely	 to	occur	 from	 the	proposal	on	 the	neighbouring	 rural	 environment,	 including	 the	

rural-residenRal	 type	 allotments	 that	 are	 located	 on	 Johnston	 Street,	 and	 along	 Raleigh	 Street.	 Therefore,	 this	

assessment	primary	considers	effects	of	the	Structure	Plan	on	these	areas,	as	well	as	effects	on	Raleigh	Street	as	an	

entrance	road	into	Waitara.		

The	 OperaRve	 District	 Plan	 provides	 a	 descripRon	 of	 the	 character	 of	 the	 Rural	 Environment	 Area	 and	 also	 the	

ResidenRal	A	Environment	area.	The	potenRal	effects	of	the	proposal	plan	change	in	relaRon	to	the	character	of	the	

rural	environment	area	are	largely	anRcipated	by	its	FUD	status.	The	site	was	chosen	as	a	FUD	area	due	to	its	proximity	

to	Waitara,	 thereby	meeRng	 the	 district	 plan	 objecRve	 of	 compact	 urban	 form.	 The	 rural	 land	 around	 the	 site	will	

experience	lidle	perceptual	change	in	character,	as	the	site	is	a	discrete	landscape	unit	bound	by	Waitara’s	urban	area	

to	 the	 north,	 FUD	 to	 the	 east,	 open	 pastoral	 land	 to	 the	 east,	 and	 rural-residenRal	 allotments	 to	 the	 south.	 The	

proposal	represents	the	logical	anRcipated	expansion	of	urban	Waitara.	
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With	regard	to	ResidenRal	Environment	areas,	the	OperaRve	District	Plan	states	the	density	of	development	and	the	

amount	of	space	occupied	by	buildings	is	parRcularly	relevant	to	the	residenRal	areas	within	the	district,	noRng	that	

there	 is	 a	 demand	 for	 a	 variety	 of	 housing	 types	 such	 as	 detached	 and	 semi-detached	 dwellings,	 family,	 flats,	

apartments,	 housing	 for	 the	 elderly	 and	 rural/residenRal	 development.	 The	 residenRal	 environment	 areas	 are	

described	in	the	plan	as	follows;	

The	 RESIDENTIAL	 ENVIRONMENT	 AREAS	 are	 located	 in	 urban	 areas	 and	 represent	 those	 areas	 where	 the	

majority	of	people	choose	 to	 reside.	They	are	characterised	by	a	medium	to	high	density	built	 form,	 low	to	

medium	traffic	movements,	low	levels	of	environmental	nuisance	(such	as	noise)	and	high	levels	of	visual	and	

aesthe4c	amenity.	Small-scale	businesses	are	ogen	part	of	and	contribute	to	the	RESIDENTIAL	ENVIRONMENT	

AREA	fabric.	Within	the	district	there	are	three	dis4nct	RESIDENTIAL	ENVIRONMENT	AREAS	-	RESIDENTIAL	A,	B	

and	C.	

The	 RESIDENTIAL	 A	 ENVIRONMENT	 AREA	 is	 representa4ve	 of	 the	 typical	 ALLOTMENTS	 found	 in	 developed	

residen4al	 areas	 where	 connec4on	 to	 re4culated	 sewerage	 is	 available.	 Many	 homes	 are	 set	 back	 from	

boundaries,	well	landscaped	and	are	one	or	two	storeys	in	HEIGHT.	

The	 proposal	 is	 consistent	 with	 the	 objecRves	 and	 descriptors	 for	 ResidenRal	 A	 Environment	 areas.	 Further,	 the	

proposal	 includes	 addiRonal	 measures	 (such	 as	 design	 controls)	 and	 roading	 typologies	 that	 meet	 current	 council	

standards	and	objecRves.	The	roading	padern	and	its	relaRonship	to	the	highway	has	been	undertaken	to	ensure	that	

users	of	Raleigh	Street	are	not	faced	with	a	row	of	rear	fences,	and	the	main	central	reserve	area	includes	a	lane	to	

ensue	that	allotments	don’t	‘back	onto’	the	reserve	in	this	area.	The	mixed	lots	sizes	go	some	way	to	meeRng	council	

objecRves	for	efficient	use	of	residenRal	land,	albeit	it	is	anRcipated	that	the	site	will	consist	of	detached	housing.		
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5. ASSESSMENT OF LANDSCAPE EFFECTS

Effects	on	the	landscape	as	a	resource	in	its	own	right.	

Landscape	effects	derive	from	changes	to	the	physical	landscape	which	in	turn	affects	its	underlying	character	and	how	

this	is	experienced.	The	descripRon	and	analysis	of	effects	on	a	landscape	resource	relies	on	the	analysis	of	whether	

changes	are	posiRve	(beneficial)	or	negaRve	(adverse).	A	 landscape’s	 ‘resilience’,	or	ability	to	adapt	to	change	whilst	

retaining	its	parRcular	character	and	values	depends	on	its	‘capacity’	to	absorb	change	without	substanRally	altering	or	

compromising	its	exisRng	character	or	values.		A	landscape’s	resilience	and	capacity	will	vary	with:-	

• exisRng	land	use;	

• degree	of	naturalness	and	topography;	

• the	padern	and	scale	of	the	landscape;	

• visual	enclosure	/	openness	of	views,	and	distribuRon	of	visual	receptors;	

• the	scope	and	opportunity	for	miRgaRon	which	is	in	keeping	with	the	exisRng	landscape;	

For	the	methodology	of	assessing	landscape	effects	see	Appendix	ii.	

The	potenRal	landscape	effects	created	by	the	Structure	Plan	Area	are	two	fold:	

• 	There	will	be	a	change	in	landscape	character	as	the	site	changes	from	rural	to	residenRal.	Whereas	the	landscape	is	

currently	 dominated	 by	 open	 pastoral	 farmland,	 this	 will	 change	 to	 a	 landscape	 predominantly	 occupied	 by	

residenRal	land-use.	These	effects	will	be	permanent.		

• There	 will	 also	 be	 a	 change	 to	 landscape	 character	 through	 land	 modificaRon.	 Earthworks	 will	 occur	 with	 the	

creaRon	of	roads	and	allotments,	although	these	are	anRcipated	to	be	minimal	give	the	flat	nature	of	the	land,	and	

the	maintenance	 of	 the	 exisRng	 gully	 through	 the	 site	 for	 stormwater	 retenRon	 and	 a	 walkway.	 Any	 changes	 in	

topography	will,	 with	 Rme,	 not	 be	 recognisable	 as	 houses	 are	 built	 and	 secRons	modified.	 Amenity	 and	 riparian	

vegetaRon	will	also	soien	and	re-render	the	modified	landscape.	

While	 the	 overall	 landscape	 change	 is	 significant	 and	 permanent,	 the	 effect	 of	 this	 change	 (character	 effect)	 is	

appropriate,	 given	 the	 site’s	 proximity	 to	 residenRal	 Waitara.	 This	 assessment	 does	 not	 assess	 the	 land	 supply	

provisions	for	Waitara,	but	assumes	the	appropriateness	of	the	site	as	a	resource	to	meet	residenRal	demand.	

Notwithstanding	the	appropriateness	of	the	site	to	meet	demand,	consideraRon	must	be	given	to	how	the	Structure	

Plan	 area	 integrates	 with	 its	 receiving	 environment,	 in	 parRcular	 in	 order	 that	 the	 urban/rural	 interface	 is	

commensurate	with	exisRng	landscape	qualiRes.	
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The	 proposed	 development	will	 have	 lidle	 influence	 on	 the	wider	 landscape.	 The	 site	 is	 located	 in	 a	 discrete	 area	

whereby	landscape	effects	are	predominately	limited	to	the	site	itself.	ConsRtuent	elements	of	the	broader	landscape,	

both	aestheRc	and	perceptual,	will	experience	lidle	change.	Raleigh	Street	is	undergoing	landscape	change,	becoming	

increasingly	urbanised.	 The	Structure	Plan	area	 intensifies	 this	 change,	providing	a	 legible	extension	 to	 the	Waitara	

Urban	Area	on	land	that	is	conspicuous	by	its	lack	of	development,	given	its	context.	The	broader	rural	landscape	to	

the	north-west	is	currently	less	fragmented	than	along	Raleigh	Street.	The	Structure	Plan	area	will	marginally	impact	

on	the	character	of	this	broader	rural	area.	Impacts	on	the	rural-residenRal	styled	rural	area	of	Raleigh	and	Johnston	

Streets	will	be	greater,	as	these	areas	will	experience	landscape	change	‘in	their	back	yard’.	However	given	the	semi	

urban	nature	of	many	of	these	properRes,	the	landscape	effects	of	the	Structure	Plan	area,	while	permanent,	are	not	

significant	given	their	scale	and	locaRon	.	

As	a	resource,	the	site	will	change	from	rural	to	urban,	thereby	resulRng	in	a	loss	(albeit	small	 in	area)	of	rural	land.	

The	 OperaRve	 District	 Plan	 states	 in	 its	 Policies	 and	 ObjecRves	 that	 subdivision	 should	 not	 adversely	 affect	 those	

elements	that	define	the	rural	character,	while	recognising	the	diverse	nature	of	rural	 land	and	land	uses.	Policy	4.1	

states	that	subdivision	within	the	rural	environment	should	not	adversely	affect	the	open	space	or	visual	elements	of	

rural	character,	and	Policy	4.2	states	that	acRviRes	should	be	designed,	located	and/or	of	such	a	density	that	the	visual	

and	open	space	characterisRcs	of	rural	character	is	maintained.	Specifically,	the	NPDP	idenRfies	elements	that	help	to	

disRnguish	the	differences	between	those	areas	that	are	urban,	from	those	that	are	rural.	These	elements	are	listed	

below.	

Spaciousness:	 Areas	 of	 open	 space	 used	 for	 grazing	 or	 growing	 crops.	 Although	 there	 are	 a	 variety	 of	
landscapes	and	uses	in	the	rural	area,	it	has	an	overall	feeling	of	spaciousness.		

Low	 Density:	 Widely	 spaced	 built	 form	 with	 dwellings	 dispersed	 in	 the	 wider	 landscape	 and	 some	 limited	
lifestyle	opportuni4es.	Historical	clusters	of	development	either	as	small	towns	or	isolated	developments.	

Vegetated:	 Areas	 of	 vegeta4on	 (in	 a	 natural	 state	 or	 managed,	 indigenous	 and/or	 exo4c)	 such	 as	 pasture,	
crops,	forest	and	scrub,	riparian	margins,	lakes	and	wetlands,	stands	of	trees,	shelter-belts	or	gardens.		

Produc)on	Oriented:	Land	uses	of	a	predominantly	‘produc4on’	orientated	nature	such	as	farming	and	related	
farm	storage	sheds,	stock	yards,	farm	animals	and	houses	suppor4ng	the	principal	produc4ve	land	use.	These	
include	intensive	farming	ac4vi4es.		

Working	Environment:	A	generally	 highly	modified	and	managed	 landscape	 including	 the	widespread	use	of	
machinery	and	 chemicals	 to	 control	and	enhance	plant	and	animal	growth	and	produc4on	 resul4ng	 in	 ‘rural	
noises’	and	‘rural	smells’.	

Rural	 Based	 Industry:	 Associated	 with	 the	 land	 or	 its	 associated	 natural	 assets.	 Incl:	 sawmills,	 quarries,	
agricultural	 manufacture,	 transport	 yards,	 bulk	 stores,	 airports,	 pipelines,	 petroleum	 industry	 ac4vi4es,	 and	

explora4on.		

Rural	Infrastructure:	Generally	has	a	lack	of	urban	infrastructure	such	as	re4culated	water	and	wastewater…a	
road	transporta4on	network	of	many	narrow	roads	with	low	traffic	volumes,	un-kerbed,	without	footpaths	and	
urban	structures	such	as	street	ligh4ng.		
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However,	the	OperaRve	District	Plan	also	recognises	that	as	with	other	environment	areas,	change	is	constant	in	

the	rural	environment	and	states:	“Beyond	the	annual	cycle	of	the	seasons,	regional,	na4onal	and	interna4onal	

forces	 act	 on	 the	 rural	 economy,	 and	 land	 uses	 frequently	 change	 as	 a	 result.	 Different	 crops,	 different	

management	regimes,	and	different	 lifestyles	bring	change	to	the	rural	 landscape	and	to	the	people	who	 live	

there”	(P26a).		

Part	of	the	nature	of	the	landscape	resource	for	this	site	is	its	status	as	FUD.	It	is	reasonable	to	assume	that	in	applying	

the	FUD,	council	have	considered	the	site	as	an	 important	 future	urban	resource,	protected	for	such	use	by	 its	FUD	

overlay.	It	is	therefore	anRcipated	that	there	will	be	landscape	change	-	from	the	exisRng	rural	resource	to	urban.	As	

described	above,	it	is	self	evident	that	there	will	be	a	change	in	landscape	character	as	the	site	transiRons	from	rural	to	

residenRal.	The	site	as	a	rural	 landscape	resource	does	not	possess	qualiRes	that	suggest	 it	ought	not	be	subject	to	

change	(reinforced	by	the	FUD	overlay).		

Landscape	miRgaRon	measures	are	described	in	Chapter	9	to	ensure	that	although	the	site	will	change	from	rural	to	

urban,	the	change	will	appear	commensurate	with	its	context	-	rural	on	the	one	hand,	urban	on	the	other.		

b luemarble 	2018	 Page	 �17



Landscape & Visual Impact Assessment - 2 Johnston St, Waitara

6. ASSESSMENT OF VISUAL EFFECTS

Effects	on	the	specific	views	and	on	the	general	visual	amenity	experienced	by	people.	

RepresentaRve	 viewpoints	 have	 been	 idenRfied	 by	 on-site	 invesRgaRon	 as	 being	 views	 that	 represent	 various	

receptors;	 that	 is,	 people	 who	 may	 experience	 that	 view	 (or	 broadly	 similar).	 The	 Viewpoint	 LocaGon	 Plan	 and	

associated	Viewpoint	Photographs	-		Graphic	Appendices,	GA3.0	&	GA4.0,	shows	the	locaRon	of	each	viewpoint	with	

respect	to	the	site.	

Because	 of	 the	 relaRvely	 flat	 nature	 of	 the	 site,	 the	 visual	 envelope	 is	 limited	 to	 the	 adjacent	 and	 surrounding	

landscape.	RepresentaRve	viewpoints	have	been	 idenRfied	 for	each	of	 the	 surrounding	 character	 types	which	were	

determined	by	on-site	walkabout,	albeit	access	to	some	adjacent	private	properRes	was	not	available.	The	viewpoints	

represent	five	viewpoint	(receptors)	types:	

These	are:	

1. Rural	landowners	on	Johnston	Street.	

2. Rural	landowners	on	the	eastern	side	of	Raleigh	Street	opposite	the	site.	

3. Rural	landowners	north-west	of	the	site	

4. Urban	residents	north	of	the	site	

5. Users	of	Raleigh	Street	

Effects	 on	 viewpoints/receptors	 are	 examined	 using	 “worst	 case”	 scenarios	 and	 take	 account	 of	 the	 uncontrolled	

elements	 of	 the	 proposal	 and	 their	 flow-on	 effect	 on	 landscape	 character.	 These	 acRviRes	 include,	 but	 are	 not	

exclusive	to,	building	locaRon,	building	form,	earthworks,	roads,	driveways,	and	fences.		

The	 locaRon	 of	 the	 viewpoint	 photographs	 are	 shown	 on	 the	 Viewpoint	 LocaRon	 Plan	 GA3.0	 in	 the	 Graphic	

Appendices.	

The	viewpoint	photographs	illustrate	the	visibility	that	these	groups	currently	experience.	

Panorama	1	:	View	from	within	the	site	towards	Raleigh	Street.	This	illustrates	the	openness	of	the	site	to	views	from	

Raleigh	Street	and	sites	opposite.	

Panorama	2:	View	from	within	the	site	towards	Johnston	Street.	This	illustrates	the	openness	of	the	site	and	the	rural	

character	of	the	southern	side	of	Johnston	Street.		
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Panorama	3:	View	along	the	north-western	boundary	that	shows	the	open	rural	land	that	lies	north-west	of	the	site.	

Panorama	4:	View	along	Johnston	Street	showing	the	open	visibility	into	the	site.		

Panorama	5:	View	from	Raleigh	Street	looking	into	the	site	showing	the	interface	with	the	road.	

Panorama	6:	View	into	the	northern	end	of	site	from	Waitara	residenRal	area.	

Panorama	7:	View	towards	the	site	from	opposite	the	corner	of	Raleigh	and	Johnston	Streets.	

Panorama	8:	View	into	site	from	Raleigh	Street	near	its	northern	end.	

Table	2	over	summarises	the	assessment	of	visual	effects	with	respect	to	the	visual	effects	methodology	outlined	in	

Appendix	 i.	Within	 the	 table,	 each	 viewpoint	 is	 listed	with	 a	 descripRon	 of	 who	 it	 represents,	 with	 the	 degree	 of	

visibility,	 sensiRvity	and	effect	 rated	using	descriptors	 from	high	 to	 low.	The	overall	effect	on	 the	viewpoint	 is	 rated	

both	before	and	aier	miRgaRon,	with	miRgaRon	measures	specifically	described	to	reduce	the	visibility	of	dwellings	

through	design	 controls,	 and	 riparian	 and	 street	 planRng	 to	 limit	 the	 dominance	 of	 urban	 form.	 The	 nature	 of	 the	

change	is	implicit	in	the	matrix,	as	the	landscape	change	from	rural	to	urban	applies	to	the	whole	site	-	all	viewers	will	

essenRally	experience	the	same	nature	of	change	-	open	paddocks	will	become	suburban	houses	and	roads,	with	an	

enhanced	waterway	and	environs	running	through	the	site.		
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Table	2:		Visual	SensiGvity	&	Effects	Matrix

RepresentaRve	Viewpoint
DescripRon	of	
View

Degree	of	
Visibility	
ExisRng

Visual	
SensiRvity

Effect	of	
Change	(no	
miRgaRon)

Overall	Effect	
of	Change	
(with	
miRgaRon)

Post	MiRgaRon	and	Design	
Controls

View	into	the	site	from	
landowners	on	Johnston	
Street.	
Panoramas	2	&	4

There	are	two	
properRes	on	
the	eastern	side	
of	Johnston	
Street	and	four	
on	the	western	
side	that	have	
views	into	the	
site.	

High	degree	
of	visibility	
due	to	
proximity	and	
orientaRon

High	due	
to	
orientaRon		

High	
Adverse

Medium	
Adverse

MiGgaGon	Discussion:		
Minimum	lot	sizes	of	
1000m2	along	road	
boundary.	Height	controls.	
Recessive	exterior	colours	
schemes	on	roofs	to	
minimise	visibility.	Fencing	
controls.	
PlanRng	of	gully	to	reduce	
dominance	of	built	form.	

View	into	the	site	from	
landowners	on	Raleigh	
Street.	
Panoramas	1,	5,	8

There	are	six	
properRes	
located	on	the	
eastern	side	of	
Raleigh	Street	
between	
Johnston	Street	
and	Ranfurly	
Street.		

High	degree	
of	visibility	
due	to	
proximity	and	
orientaRon

Medium	
due	to	
setback	&	
vegetaRon

High	
Adverse

Medium	
Adverse

MiGgaGon	Discussion:		
Minimum	lot	sizes	of	
1000m2	along	road	
boundary.	Height	controls.	
Recessive	exterior	colours	
schemes	on	roofs	to	
minimise	visibility.	Fencing	
controls.	
PlanRng	of	gully	to	reduce	
dominance	of	built	form.	
Street	tree	planRng.

View	into	the	site	from	
rural	land	north-west	of	
the	site.		
Panorama	3

There	are	three	
rural	properRes	
located	on	the	
north-western	
side	of	the	site.	
There	are	no	
dwellings	on	
these	properRes.	

High	degree	
of	visibility	
due	to	
proximity	and	
orientaRon

Low	due	to	
nature	of	
the	land	
(no	
dwellings)

Medium	
Adverse

Low	Adverse

MiGgaGon	Discussion:		
Minimum	lot	sizes	of	
1000m2	along	site	boundary.	
Height	controls.	Recessive	
exterior	colours	schemes	on	
roofs	to	minimise	visibility.	
Fencing	controls.	
PlanRng	of	gully	to	reduce	
dominance	of	built	form.

Urban	residents	north	of	
the	site.	
Panorama	6

There	are	a	small	
number	of	
residenRal	
properRes	that	
have	views	into	
the	site.	

Low	degree	of	
visibility	due	
to	orientaRon	
and	extent	of	
site	visible.	

Low	due	to	
residenRal	
character

Low	
Adverse

Low	Adverse

MiGgaGon	Discussion:		
Height	controls.	Recessive	
exterior	colours	schemes	on	
roofs	to	minimise	visibility.	
Fencing	controls.	
PlanRng	of	gully	to	reduce	
dominance	of	built	form.	
Street	tree	planRng.

Raleigh	Street	users.	
Panorama	7

Views	into	the	
site	approaching	
and	leaving	
Waitara

High	degree	
of	visibility,	
but	
transient	
view

Medium	
due	to	
transient	
view	but	
important	
entrance	
road	to	
Waitara

Medium	
Adverse

Low		
Adverse

MiGgaGon	Discussion:		
Driveways	onto	road	to	
create	orientaRon	to	Raleigh	
Street.	Height	controls.	
Recessive	exterior	colours	
schemes	on	roofs	to	
minimise	visibility.	Fencing	
controls.	
PlanRng	of	gully	to	reduce	
dominance	of	built	form.	
Street	tree	planRng.
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Summary	of	Visual	Effects	

The	rezoning	of	the	site	will	create	permanent	landscape	change	for	all	of	the	surrounding	neighbours.	However,	the	

amenity	effects	vary	depending	on	the	viewing	audience.	Rural	land	to	the	north-west	contains	no	dwellings	and	the	

site	rezoning	creates	lidle	actual	adverse	amenity	effect.	

Residents	on	Johnston	Street	are	oriented	towards	the	site	and	their	current	rural	outlook	will	change.	This	change	can	

be	managed	to	reduce	adverse	effects,	but	it	is	this	group	that	are	most	at	risk	of	experiencing	a	loss	of	rural	outlook.		

Residents	 on	 Raleigh	 Street	will	 also	 experience	 change,	 although	 these	 residents	 are	 generally	 set	well	 back	 from	

Raleigh	Street	and	they	currently	adjoin	a	busy	 road.	The	site	will	 change	the	ambience	of	 the	road,	and	once	 fully	

developed	vehicle	speeds	may	well	reduce.		

Urban	residents	of	Waitara	on	Ranfurly	and	Raleigh	Streets	will	view	the	Structure	Plan	area	as	an	extension	of	their	

exisRng	environment.	

Overall,	the	site	has	a	low	number	of	neighbouring	properRes.	The	shape	and	locaRon	of	the	site	mean	that	relaRvely	

few	properRes	 have	 views	 into	 the	 site,	 and	 fewer	 again	with	 direct	 lines	 of	 sight.	 There	 are	 no	 elevated	 views	 or	

situaRons	where	 structures	would	be	 seen	against	 the	 skyline,	 and	 there	are	no	views	across	 the	 site	 to	 important	

viewpoints	beyond.		

With	miRgaRon,	the	effects	of	structures	along	the	rural	edges	of	the	subdivision	can	be	managed	to	ensure	that	the	

character	of	 the	 landscape	 interface	 is	 integrated	appropriately.	Larger	 lot	sizes,	and	design	controls	will	 reduce	the	

impact	of	an	urbanised	site,	and	the	planRng	of	the	central	gully	and	internal	street	trees	will	(given	Rme)	create	an	

adracRve	visual	backdrop	to	external	views.	
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8. MITIGATION	

The	purpose	of	these	recommendaRons	is	to	miRgate	any	likely,	or	potenRal,	adverse	effects	created	by	the	Structure	

Plan	area.	The	previous	secRons	have	analysed	and	outlined	the	likely	effects	the	proposal	will	create	on	the	receiving	

environment’s	 amenity.	MiRgaRon	 recommendaRons	have	been	developed	 in	 response	 to	 these	effects	 and	aim	 to	

ensure	the	development	can	occur	with	no	more	than	a	minor	effect.		

MiRgaRon	measures	have	been	developed	in	liaison	with	the	client	and	are	intended	to	opRmise	landscape	outcomes.	

Following	expert	landscape	architecture	advice,	the	client	has	commided	to	using	a	variety	of	character	types	as	the	

principal	mechanism	to	creaRng	an	holisRc	urban	subdivision	that	acknowledges	its	partly	rural	sevng,	and	uRlises	the	

waterway	as	the	central	recreaRonal	and	ecological	space.		

The	use	of	character	types	(as	shown	on	the	Structure	Plan&	Landscape	Plan),	forms	an	important	part	of	the	site’s	

miRgaRon.	These	character	types	have	been	deliberately	and	strategically	designed	to	create	a	legible	transiRon	from	

intensive	internal	lots	to	larger	lots	on	the	rural	margins.	The	internal	gully	is	heavily	planted	to	create	a	‘green’	axis	

through	 the	 middle	 of	 site,	 thereby	 miRgaRng	 the	 adverse	 density	 effects	 than	 can	 occur	 with	 residenRal	

development.		

The	character	types	are	described	and	summarised	below:	

Road	Frontage	Lots	

These	 lots	average	600m2	and	will	be	accessed	directly	 from	Raleigh	Street.	This	will	 reduce	percepRon	of	a	 ‘gated’	

community	and	avoid	Raleigh	Street	appearing	as	the	‘back’	of	a	development	with	tall	rear	fences	and	the	like.		

Larger	Lots	

These	lots	are	located	along	the	Johnston	Street	Road	boundary,	and	the	north-western	boundary	that	interfaces	with	

open	farmland.	These	lots	will	average	1000m2	and	thereby	reduce	density	along	these	rural	margins.		

Internal	Lots	

Within	the	perimeter	lots	described	above,	the	internal	lots	will	range	from	500m2	to	700m2.	These	lots	are	larger	than			

the	current	OperaRve	Res	A	minimum	controlled	lot	size	of	450m2.		

Smaller	Lots	

In	the	middle	of	the	site	there	is	an	area	where	smaller	lots	could	occur.	These	will	range	from	350m2	to	550m2	and	are	

designed	to	meet	demand	for	those	seeking	affordability	and	or	‘smaller	living’.		

The	purpose	of	having	four	disRnct	lot	size	types	is	to	provide	a	range	of	housing	opRons	and	to	create	a	residenRal	

area	that	has	legible	transiRon	from	urban	to	rural.		

In	addiRon	there	are	the	following	areas	of	land	use:	
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Open	Space	

An	important	component	of	the	development	in	terms	amenity	and	liveability,	is	the	protecRon	and	enhancement	of	

the	exisRng	gully,	which	 induces	pathways.	This	provides	 recreaRonal	opportunity	and	potenRal	 linkages	 through	to	

Waitara.	 The	 gully	 which	 also	 acts	 as	 stormwater	 retenRon,	 provides	 a	 green	 corridor	 through	 the	 site,	 thereby	

miRgaRng	potenRal	effects	from	urban	density	without	green	space.			

Roads	

The	 roading	padern	 contains	 two	 types	based	on	NPDC	Roading	 guidelines.	A	narrow	E11	 road	within	 the	 site	will	

follow	a	porRon	of	the	gully.	This	will	provide	a	lane	type	feel	and	create	a	posiRve	connecRon	between	the	properRes	

on	one	side	and	the	gully	on	the	other.	

The	second	road	type	is	an	E12	which	is	the	predominant	roading	type	in	the	Structure	Plan.	This	road	has	two	access	

points	onto	Raleigh	Street	as	best	pracRce	dictates.	This	road	assumes	a	reserve	width	sufficient	to	accommodate	a	

footpath	 on	 both	 sides,	 and	 street	 tree	 planRng,	 both	 of	 which	 provide	 for	 residenRal	 amenity	 (as	 shown	 on	 the	

Landscape	Plan).		

The	Landscape	Plan	also	 indicates	 tree	planRng	on	Raleigh	Street	 to	provide	an	adracRve	entrance	 into	 this	end	of	

Waitara,	and	to	soien	the	built	form	adjacent.		

AddiGonal	MiGgaGon	

While	the	creaRon	of	character	areas	are	designed	to	ameliorate	effects,	specific	addiRon	miRgaRon	measures	are	also	

proposed.		

Habitable	Buildings	

To	avoid	visual	cluder	and	maintain	a	sense	of	appropriate	building	density	with	the	adjacent	rural	area,	the	maximum	

number	of	habitable	buildings	able	to	be	located	on	any	site	is	one.	

Building	Height	

To	 avoid	 a	 dominance	 of	 built	 form	over	 open	 space	 and	 to	maintain	 visual	 permeability,	 the	maximum	permided	

height	of	any	habitable	or	non-non-habitable	building	should	be	6	metres.	

Roof	Colour	

To	create	a	subdivision	 that	blends	with	 its	 rural	context,	 it	 is	 recommended	that	colour	controls	be	placed	on	roof	

colours	 for	 dwellings	 that	 are	 along	 the	 Johnston	 Street	 Road	 boundary,	 and	 the	 north-western	 boundary	 that	

interfaces	with	open	farmland.	This	report	recommends	a	maximum	light	reflecRvity	value	(LRV)	of	25%	for	all	roofs	in	

these	areas.		

Cladding	Colour	
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To	create	a	subdivision	that	blends	with	its	rural	context,	it	is	recommended	that	colour	controls	be	placed	on	cladding	

colours	 for	 dwellings	 that	 are	 along	 the	 Johnston	 Street	 Road	 boundary,	 and	 the	 north-western	 boundary	 that	

interfaces	with	open	farmland.	This	report	recommends	a	maximum	light	reflecRvity	value	(LRV)	of	40%	for	all	exterior	

cladding	materials.	

Front	Yard	

To	allow	for	small	 lot	sizes	 in	 the	area	 labelled	 ‘Smaller’	 lots	 it	 is	 recommended	that	 the	 front	yard	requirement	be	

1.5m.	

Fencing	

Tall	 solid	 fencing	 has	 the	 potenRal	 to	 create	 an	 unacceptably	 harsh	 boundary	 between	 residenRal	 and	 rural	

environment	areas,	as	well	as	road	frontages.	Therefore	it	is	recommended	that	solid	fencing	taller	than	1.2m	should	

not	be	allowed	on	any	properRes.	In	addiRon,	no	fencing	should	be	located	on	any	property	between	the	street	and	

front	elevaRon	of	its	associated	dwelling.	This	will	provide	an	open	streetscape	and	reduce	urban	cluder.	

PlanRng	

In	order	 to	ensure	that	 the	Structure	Plan	Area	 integrates	harmoniously	with	 its	neighbouring	rural	environment	by	

screening	and	filtering	views	of	structures,	it	is	recommended	that	planRng	of	trees	and	shrubs	should	be	established	

along	the	central	gully	and	stream,	using	predominantly	naRve	species	representaRve	of	the	local	area.		

Landform	

In	 order	 to	 ensure	 that	 likely	 changes	 in	 topography	 appear	 natural	 over	 Rme,	 it	 is	 recommended	 that	 cut	 and	fill	

baders,	where	visible	from	rural	environment	areas,	should	be	badered	at	a	gradient	to	match	gently	and	smoothly	

into	 exisRng	 contours.	 This	 is	 most	 likely	 to	 be	 relevant	 at	 the	 northern	 end	 of	 the	 site	 along	 the	 north-western	

boundary,	where	the	landform	drops	towards	the	stream.	

Walkways	

In	order	to	maximise	a	sense	of	rural	context,	walkways	should	be	included	within	the	riparian	planted	areas	and	gully.	

This	should	link	through	to	Waitara	if	possible.	

Amenity	VegetaRon	within	Lots	

In	 order	 to	 reduce	 a	 dominance	 of	 built	 form	 over	 the	 receiving	 environment,	 there	 should	 be	 no	 restricRons	 on	

amenity	planRng	(type	or	height)	within	lots.	Amenity	vegetaRon	is	encouraged.	

MiGgaGon	Summary	
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The	 Structure	 Plan	 area	 has	 been	 developed	 to	 avoid	 effects.	 The	 locaRon,	 size,	 and	 orientaRon	 of	 the	 various	

character	 types	 have	 been	 carefully	 considered	 and	 designed	 to	 create	 varied	 but	 integrated	 development.	 This	

approach	reduces	the	need	for	a	long	rai	of	miRgaRon	measures,	as	amelioraRon	of	effects	is	built	into	the	Structure	

Plan	layout.	The	miRgaRon	measures	described	above	cover	those	maders	not	able	to	expressed	either	through	the	

Structure	Plan	layout	or	where	OperaRve	Plan	rules	require	amendment.	
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9. SUMMARY	OF	EFFECTS	

The	assessment	of	both	Landscape	and	Visual	Effects	inform	the	overarching	assessment	of	Amenity	Effects.		

The	 creaRon	 of	 a	 Structure	 Plan	 area	will	 convert	 open	 farmland	 to	 residenRal	 land-use.	 This	will	 create	 potenRal	

effects	for	the	receiving	environment;	namely,	a	change	in	 landscape	character.	These	effects	will	be	permanent	but	

are	appropriate	give	the	site’s	context.	While	the	site	is	overtly	pastoral,	it	is	nonetheless	in	close	proximity	to	Waitara,	

and	within	an	area	that	 is	experiencing	increasing	density	through	subdivision.	The	FUD	overlay	anRcipates	that	this	

land	is	potenRally	suitable	for	future	residenRal	development.		

Despite	 the	 proximity	 to	Waitara	 and	 the	 FUD	 overlay,	 the	 site	 is	 nonetheless	 bound	 on	 three	 sides	 by	 rural	 land.	

Therefore,	miRgaRon	measures	are	proposed	to	create	a	residenRal	area	that	respects	 its	rural	context.	 If	 is	 for	this	

reason	that	miRgaRon	measures	over	and	above	OperaRve	District	Plan	permided	residenRal	rules	are	proposed.		

The	 change	 in	 landscape	 character	 is	 greatest	 on	 properRes	 on	 Johnston	 Street.	 However,	 with	 miRgaRon,	 these	

effects	can	be	reduced.	In	parRcular,	the	requirement	for	a	minimum	lot	size	of	1000m2,	fencing	controls	and	cladding	

and	building	colour.		

In	 conclusion,	using	a	 Structure	Plan	 to	guide	 the	 site’s	development	avoids	potenRal	 adverse	 landscape	and	visual	

effects,	 as	 the	 Structure	 Plan	 creates	 and	 locates	 various	 character	 types.	 The	 combinaRon	 of	 these	 areas,	 in	

conjuncRon	with	amenity	faciliRes	such	as	walkways,	ecological	enhancements,	and	infrastructure	avoids	a	haphazard		

approach	to	development.	The	creaRon	of	character	types	provides	variety,	and	the	provision	of	design	controls	(such	

as	fencing	controls	and	building	height)	provides	amelioraRon	of	effects	for	the	receiving	environment.		

There	 is	 significant	 benefit	 in	 using	 this	 site	 for	 urban	 development	 as	 it	 abuts	 an	 exisRng	 residenRal	 area	 and	

therefore	offers	a	 logical	and	coherent	extension	to	Waitara.	The	 landscape	effects	of	 the	proposal,	both	within	the	

site	itself	and	it's	receiving	environment,	are	limited	in	scale	and	intensity.	With	miRgaRon,	the	essenRal	character	of	

this	urban/rural	landscape	can	be	retained.		
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Appendix i - Landscape Effects - Methodology

What	is	Landscape?:	

‘Landscape	is	an	area,	as	perceived	by	people,	whose	character	is	the	result	of	the	acRon	and	interacRon	of	natural	

and/or	human	factors’	(Council	of	Europe,2000).	

Landscape	is	about	the	relaRonship	between	people	and	place,	providing	the	sevng	for	day-to-day	lives.		Landscape	

is	everywhere	and	may	comprise	natural	 landscape,	 rural	 landscape,	urban	 landscape	 (or	 townscape),	peri-urban	

landscape,	coastal	landscape,	seascape	,	etc.		However,	human	percepRons	of	place	also	include	things	that	cannot	

be	seen	but	which	add	to	the	appreciaRon	of	places;	these	are:		

• feelings	generated	by	other	senses	–	touch,	hearing,	smell,	taste,	

• feelings	 generated	 by	 a	 knowledge	 of	 the	 place	 (its	 cultural	&	 historical	 associaRons	with	 people,	

events,	etc.),	

• feelings	generated	by	past	experience	of	the	place,	or	similar	places	–	life	experience.	

These	combine	to	give	an	experience	of	landscape	perceived	by	all	the	senses	–	sight,	sound,	smell,	touch,	taste	–	

and	by	knowledge.	What	is	experienced	is	influenced	by:	

• the	current	use	and	management	of	the	land	by	humans,		

• the	result	of	the	historical	use	and	management	of	the	land,	

• cultural	associaRons,	

• human	acRvity,	

• natural	character.	

Nature	of	Effects:	

There	 is	 no	 standard	methodology	 for	 the	 quanRficaRon	 of	 the	magnitude	 of	 effects.	 However,	 it	 is	 generally	

based	on	the	scale	and/or	degree	of	change	to	the	landscape	resource,	the	nature	of	the	effect,	and	its	duraRon.	

The	following	categories	outline	the	scale	with	which	we	assess	 the	proposed	subdivision	and	 its	effect	on	the	

receiving	landscape	resource.	
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Landscape	Effect	–	Nature	or	Capacity	

High		 Landscape	 areas	 with	 parRcularly	 disRncRve	 or	 posiRve	 characterisRcs	 or	 with	

valued	landscape	features.	The	areas	may	be	sensiRve	to	relaRvely	small	changes.	

Medium		 Landscape	areas	with	reasonably	posiRve	character,	but	with	evidence	of	alteraRon	

or	degradaRon	of	the	character	or	features.	PotenRally	tolerant	of	some	change.	

Low		 Landscape	 areas	 with	 a	 weak	 character	 or	 relaRvely	 few	 features	 of	 value,	

potenRally	tolerant	of	significant	change.	

Nature	of	Landscape	Change	

High	adverse		 Total	 loss	 of,	 or	 major	 alteraRon	 to	 the	 key	 characterisRcs	 or	 features	 of	 the	

landscape	area.	

Medium	adverse		 ParRal	 loss	of,	or	alteraRon	to,	the	key	characterisRcs	or	features	of	the	landscape	

area.	

Low	Adverse		 Minor	 loss	of,	or	alteraRon	to	 the	key	characterisRcs	or	 features	of	 the	 landscape	

area.	

No	change		 Very	minor	loss	or	change	to	the	landscape	characterisRcs	or	features	of	the	area,	

compensated	by	landscape	improvements	or	enhancements.	

Low	beneficial		 Minor	 improvements	 to	 the	 key	 characterisRcs	 or	 features	 that	 outweigh	 any	

adverse	landscape	effects	of	the	proposal.	Removal	of	minor	incongruous	features	

Medium	beneficial		Notable	 improvements	 to	 the	 key	 landscape	 characterisRcs	 or	 features,	 or	

improvements	resulRng	from	removal	of	inappropriate	land	uses	or	features.	

High	beneficial		 Major	landscape	improvements,	through	the	creaRon	of	a	new	landscape	structure,	

or	the	removal	of	large-scale	inappropriate	features.	
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Appendix iii - Visual Effects - Methodology

Nature	Of	Visual	Receptors:	

The	Nature	Of	Visual	Receptors	And	Views	Is	Dependent	On:	

• the	locaRon	and	context	of	the	viewpoints;	

• the	expectaRons	and	occupaRon	or	acRvity	of	the	receptor;	

	 	

The	 extent	 to	 which	 the	 subject	 site	 is	 visible	 is	 based	 on	 a	 grading	 of	 the	 degree	 of	 visibility	 from	 an	 idenRfied	

receptor.	The	conRnuum	of	the	degrees	of	visibility	ranges	from	no	view,	through	parRal	views	to	full	open	views:	

a) No	View:	no	view	of	the	site	or	the	site	is	difficult	to	perceive;	

b) ParRal	View:	a	view	of	part	of	the	site,	or	a	filtered	view	of	the	site,	or	a	distant	view	where	the	site	is	

perceived	as	a	small	part	of	the	view;	

c) Open	View:	a	clear	view	of	a	significant	proporRon	of	the	site	within	the	wider	landscape.	

Nature	of	Visual	Effect	

In	the	evaluaRon	of	the	effects	on	views	and	the	visual	amenity	of	the	idenRfied	receptors,	the	magnitude	or	scale	of	

visual	change	is	described	by	reference	to:	

• the	scale	of	change	in	the	view	with	respect	to	the	loss	or	addiRon	of	features	in	the	view	and	changes	

in	its	composiRon	including	the	proporRon	of	the	view	occupied	by	the	proposed	development;	

• the	degree	of	contrast	or	integraRon	of	any	new	features	or	changes	in	the	landscape	with	the	exisRng	

or	remaining	landscape	elements	and	characterisRcs	in	terms	of	form,	scale,	mass,	line,	height,	colour	

and	texture;	

• the	duraRon	and	nature	of	 the	effect,	whether	 temporary	or	permanent,	 intermident	or	conRnuous,	

etc;	

• the	angle	of	view	in	relaRon	to	the	main	acRvity	or	orientaRon	of	the	receptor;	

• the	distance	of	the	viewpoint	from	the	proposed	development;	

• the	extent	of	the	area	over	which	the	changes	would	be	visible.	

Visual	SensiGvity	

For	this	aspect	of	the	assessment	the	following	criteria	apply:	 	
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High		 Occupiers	of	 residenRal	properRes	with	views	affected	by	 the	development.	Users	of	outdoor	

recreaRonal	faciliRes	including	pathways	where	interest	may	be	focused	on	the	landscape.	

Medium		 People	travelling	through	the	area	with	sustained	periods	of	view;	Users	of	outdoor	recreaRonal	

faciliRes	where	the	view	is	less	important	to	the	acRviRes	being	undertaken;	People	at	places	of	

work	-	including	neighbouring	farms;	Occupiers	of	residenRal	properRes	with	obscured	views	of	

the	property.	

Low		 People	 travelling	 through	 the	 area;	 people	 at	 places	 of	 work	 (including	 neighbouring	 farms);	

Occupiers	of	residenRal	properRes	with	distant	and	limited	views	of	the	development.	

Magnitude	of	Change	

High	Adverse		 Where	the	scheme	would	cause	a	significant	deterioraRon	in	the	view.	

Medium	Adverse		 Where	the	scheme	would	cause	a	noRceable	deterioraRon	in	the	view.	

Low	Adverse		 Where	the	scheme	would	cause	a	minor	deterioraRon	in	the	view.	

No	Change		 Where	the	scheme	overall	would	not	form	a	noRceable	deterioraRon	or	improvement	

in	the	view.	

Low	Beneficial		 Where	the	scheme	would	cause	a	minor	improvement	in	the	view.	

Medium	Beneficial		 Where	the	scheme	would	cause	a	noRceable	improvement	in	the	view.	

High	Beneficial		 Where	the	scheme	would	cause	a	significant	improvement	in	the	view.	

Visual	Significance	of	Change	

Visual	Significance	of	Change	refers	to	the	overarching	visual	effect	created	as	a	result	of	the	proposal.	It	is	determined	

by	combining	the	outcome	of	the	receptor’s	‘sensiRvity’	to	change	and	the	‘magnitude’	by	which	the	change	will	occur.	

Professional	 judgment	 is	 used	 to	 determine	 the	 overall	 significance	 of	 change.	 Significance	 is	 classified	 as	 either	

substanGal,	moderate,	minor	or	negligible,	and	the	effects	can	be	adverse	or	beneficial.	
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'Lifestyle lots' (average 1000m2) as 
a buffer to the rural neighbours

Larger lots (average 1000m2) as 
a buffer to the rural neighbours

Walkway along the edge of the 
Gully / Reserve connecting to 
Johnston Street

Street tree planting to increase 
the amenity of the entry 
experience into Waitara

Street trees along the 
proposed roadways

'Road frontage lots' 
(average 660m2) vehicles 
exit onto Raleigh Street

Gully / Reserve

Walkway along the edge 
of the Gully / Reserve 
connecting to Ranfurly St

Proposed 'E12' Roadway 
(19m road reserve)

Proposed 'E11' Roadway 
(15m road reserve)

All internal lots ranging from 
500m2 to 700m2 approx

Possible future walkway 
to Mayne St Park

Northern edge to be a 1.2m high 
closed board timber fence on the 
boundary, painted/ stained black 
(see note below).

NOTE:
Northern fence to be constructed ensuring a consistent appearance 
along the length of the boundary.  No amendments to be made to the 
structure to ensure a cohesive edge that is not visually dominant when 
viewed from the northern view catchment. The fence is to be solid in 
construction to restrict dogs entering the rural land to the north.   
Fence to remain whilst adjoining land is zoned rural. 
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'Road frontage lots' 
(average 660m2) vehicles 
exit onto Raleigh Street

Gully / Reserve

Walkway along the edge 
of the Gully / Reserve 
connecting to Ranfurly St

Larger lots (average 1000m2) as 
a buffer to the rural neighbours

Walkway along the edge of the 
Gully / Reserve connecting to 
Johnston Street

Proposed 'E12' Roadway 
(19m road reserve)

Proposed 'E11' Roadway 
(15m road reserve)

All internal lots ranging from 
500m2 to 700m2 approx

RA
LE

IG
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ST
RE

ET
JOHNSTON STREET

RANFURLY STREET

Smaller lots 350m2 
to 550m2

Possible future walkway 
to Mayne St Park

Larger lots (average 1000m2) as 
a buffer to the rural neighbours

Road Frontage Lots

KE
Y

Internal Lots

Reserve

Larger lots

Smaller Lots

Roads

Walking Routes
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Annexure	B	

Structure	Plan		
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Annexure	C	

Landscape	Plan	
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