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1. Introduction 
 

1.1. G & S Stilwell (herein after referred to as ‘the applicants’) own approximately 71,201 
m2 (7.1201 ha) of land, located at 98C Ohiwa Harbour Road (hereinafter referred to as 
“the site”). The site contains a mixed land coverage of pastoral grass, shelter planting 
and avocado orchards, with orchards being the dominant land use at site. Buildings at 
site consist of a single, standalone dwelling and garage at the northern extents of the 
site and a series of older ancillary buildings located throughout the orchard areas of 
the site. 

The site sits upon a headland that forms the eastern boundary of the Ohiwa Harbour. 

As per the Ōpotiki District Plan, the site is located within the 'coastal' zone. 

The legal description of the site is Lot 1 DP 7129. 

 
1.2. It is proposed to subdivide the site into thirteen (13) lots, two (2) of the lots will not be 

developed, it is proposed that these lots will be incorporated into the neighbours lots 
(subject to their agreement).  

1.3. Greenwood Associates Landscape Architects has been engaged by the applicant, to 
assess the potential landscape and visual effects introduced from the future 
anticipated built form. 

1.4. This report will provide an overview of the existing environment, a description of the 
change proposed, and identify how such change will affect the physical landscape, 
landscape character and/or visual amenity values of the site and surrounding area. 
Whilst this report contains references to the Ōpotiki District Plan it is not intended to 
be a planning assessment. 

1.5. The reasons for consent in the Ōpotiki District Plan apply to visual impacts in terms 
of layout, character of the zone and amenity values. These aspects can be covered 
through an assessment of the proposed development in context with objectives and 
policies.  

 
1.6. The purpose of this report is to analyse the landscape effects (both physical and 

visual) of the proposed sub-division upon the landscape values of the site, 
particularly with regards to the prevailing landscape character. To ensure 
completeness the assessment has been undertaken with the assumption that lots 
1-4 and 7 will feature tow-storey dwellings located within the building platforms 
provided on Stratum Consultants drawing #660289-PLN-D002. Whereas built form 
upon lots 10-12 will be limited to a single storey. It should be noted that no 
architectural design for any proposed lot has been prepared nor has any schedule 
for development of built form upon the proposed lots been considered. 
 

1.7. This report should be read in conjunction with ‘Stratum Consultants' engineering 
and survey drawings and Greenwood Associates landscape architectural drawings. 
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2. Methodology 
 

2.1. This assessment of landscape and visual amenity effects has been undertaken with 
reference to a number of nationally and internationally recognised guidance 
documents. These include the Quality Planning Landscape Guidance Note1 with its 
signposts to examples of best practice including: the UK guidelines for landscape and 
visual impact assessment2 and the New Zealand Landscape Institute Guidelines for 
Landscape Assessment3. This assessment has also been undertaken in accordance 
with the Auckland Council Information Requirements for the assessment of 
Landscape and Visual Effects (September 2017). 

2.2. The significance of effects identified within this assessment are based upon a seven-
point scale ranging from negligible; very low; low; moderate; high; very high; extreme 
ratings.  

 These ratings are shown below in Table 1 which describes the defined scale of effects 
experienced by the viewing audience to the landscape.  

 The criteria for assessment include the following:  

• Describe the nature and magnitude of landscape and visual effects including 
adverse, positive, cumulative and temporary effects. The assessment shall 
reference the biophysical, perceptual and associative values identified for the 
site and local area in the site description.  

• Define the limits of acceptable change and provide a professional opinion on 
whether the effects will be ‘acceptable’ or ‘not acceptable’ in landscape 
terms.  

 
Effects are identified by establishing and describing the changes resulting from the 
different components of the proposal on individual landscape or visual receptors. 
The assessment should provide for both unmitigated and mitigated outcomes using 
a seven-point rating scale. This should enable a clear understanding of the benefits 
of any proposed mitigation measures. The rating scale terminology should be clearly 
defined, and it may be helpful to utilise the table provided below. Where the site is 
located within the Coastal Environment, this may necessitate an assessment of 
Natural Character Values. 
 
 
 
 
 
 
 
 
 
 
 

 
1 http://www.qualityplanning.org.nz/index.php/planning-tools/land/landscape 
2 Guidelines for Landscape and Visual Impact Assessment, 3rd Edition, 2013 
3 Te Tangi A Te Manu – Aotearoa New Zealand Landscape Assessment Guidelines – Final Draft April 2021 – 
Approved 5th May 2021 – NZILA AGM 
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Table 1: Defined Table of Effects description 
 

 
2.3. In accordance with the Resource Management Act (RMA), a rating scale for the 

effects of assessment is derived as being more than minor, minor or less than minor. 
These ratings have been related to the NZILA landscape and visual simulation 
guidelines in order to create an assessment of visual effects that relates directly to the 
RMA.  

2.4. Prior to conducting the assessment, a desktop study was completed which included a 
review of the relevant information relating to the landscape and visual aspects of the 
proposal. This information included: 

• Resource Consent drawings; 

• Ōpotiki District Plan including relevant planning maps  

• Aerial photography 

• Ground contours. 

2.5. A site visit was undertaken on the 17th of February 2022 in order to further 
understand the site and the surrounding context. The site visit focused on the 
potential physical impact the proposal would have on the landscape, what changes 
there would be to the landscape character of the site and surrounding area and the 
identification of viewing audiences to inform potential visual effects.  

2.6. Nine (9) Viewpoints, comprising nine (9) individual photographs were selected from 
Twenty-one (21) photographs taken during the site visit outlined in section 2.5. 
These views were selected from locations within the wider landscape where it was 
considered conceivable that the proposal would be visible. (Refer Appendix 3 for 
viewpoint location map).  
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3. Existing Environment 
 

3.1. The purpose of this section is to provide a description of the site as it currently sits, 
both in a local and wider context. This analysis allows for a definition of the existing 
landscape character and serves as the basis for the design response of the proposed 
masterplan to the site. 
 

Site Location and Context  
 

3.2. In a wider context the site sits upon a ridgeline that forms part of a wider network of 
hill and mountain ranges. The immediate land coverage patterns vary from pastoral 
grass, native forest remnants, shelter belts and blocks of horticultural plantings and 
associated bird proof netting. 

 
3.3. The site sits approximately 16.6km due east ('as the crow flies') from the CBD of 

Whakatane and approximately 10km due west ('as the crow flies') from the centre 
of Ōpotiki township. 

 
3.4. The site sits atop a ridgeline that forms part of the eastern boundaries of the Ohiwa 

Harbour.   
 

3.5. In a local context the headland upon which the site sits contains several small 
pockets of residential housing located at the coastline. The remainder of the land is 
utilised in a combination of traditional rural horticultural activities with some limited 
livestock grazing. The access lane to the site has seen the addition of rural-
residential properties at the southern and western boundaries of the site over the 
preceding two (2) years, this has led to an increase of built form at the southern and 
western boundaries of the site. 

 
3.6. The site is situated on Ohiwa Harbour Road, this road links to State Highway 2 and 

is a locally important transport corridor. The site is located on an access lane that is 
shared with four (4) other properties, two (2) of which can be considered rural-
residential properties and two (2) which can be considered to be traditional, working 
rural properties. 

 
3.7. The site sits at the following distance (‘the crow flies’/ via road) from the following 

local landmarks; 
 

• Onekawa Te Mauhi Regional Park: 1.0km/3.5km 
• Onekawa Pā: 1.6km/2.8km 
• Ohiwa Beach Holiday Park: 1.7km/2.6km 
• Te Ahiawa Reserve: 2.7km/3.5km 

 
Existing Site and Immediate Surrounds Description  
 

3.8. This sub-section addresses the visual appearance and subsequent landscape 
character of both the site itself and its immediate surrounds as it exists in its current 
state and will contain some references to the proposal (to be discussed in greater 
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detail in section 4). This analysis forms the basis for the evaluation of the proposal 
and the landscape response to the site. 

3.9. Appendix 2 contains photographs from within the site. 

3.10. The site currently operates as an avocado orchard. The orchard is split into two 
blocks, with the upper block being the smaller and the lower block being the larger. 
Smaller areas of pastoral grass exist within the site and are currently utilised to house 
cattle.  

3.11. The site effectively sits across two levels, with the transition point being a strip of 
steeply sloping pastoral land located between the two orchard blocks. The vertical 
distance between the upper and lower blocks is approximately 13-14m.  

3.12.  The upper orchard block is surrounded by an existing, established cryptomeria 
shelter around its entire perimeter. This shelter belt sits at approximately 8m high 
above the prevailing adjacent ground level. 

3.13. The lower orchard block is encircled by a shelter belt on its eastern and southern 
boundaries, this shelter belt is identical in appearance to that that encircles the upper 
orchard block.  

3.14. Outside of the two orchard blocks a paddock is located to the south of the existing 
dwelling, this paddock is separated from the remainder of the site by an established 
cryptomeria hedge/shelter belt at its western and southern boundaries, this shelter 
belt continues on the eastern boundary and acts as a visual buffer from the 
neighbouring  98A Ohiwa Harbour Road (Lot 1 DP8269).  

3.15. An existing dwelling is located at the northern extent of the site and is separated from 
both the orchards and open paddock by shelter belts, two (2) ancillary buildings sit to 
the south of the existing dwelling. Horticultural plantings located under a bird proof 
covering are located to the immediate east of the existing dwelling. Ornamental 
plantings in a combination of native and exotic species are present within the 
manicured lawn beds surrounding the existing dwelling. 

3.16. Outside of shelter belt planting at the orchards/paddock and ornamental planting at 
the existing dwelling a pocket of native planting is present at the base of the driveway 
leading to the existing dwelling. Additionally a part of the western shelter belt has 
been removed and replaced by native trees. These natives sit at the area that will 
function as the western boundary of the proposed lot 6. 

3.17. Existing fencing at the site consists predominantly of post and wire fencing, with a 
limited amount of post and batten fencing present at the vehicular access to the 
existing dwelling. 

3.18. A 'paper road' runs parallel to the sites southern and western boundaries. (Refer 
Stratum Consulting survey plans for the extent and position of this paper road) 

3.19. In terms of visual exposure from outside of the site, the site receives its greatest 
exposure from both the west, where the shelterbelt at the western boundary of the 
upper orchard is prominent, and from the east where the shelterbelt at the eastern 
boundary of the lower orchard is visible.  
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Relevant Statutory Context 
 

3.20. The purpose of this section is to identify the relevant statutory context of the site and 
its immediate surrounds. Identifying the immediate and nearby statutory context is 
also critical for defining the landscape character of the site. 

Resource Management Act 1991 

3.21.  Part 2 of the Resource Management Act (RMA) sets out its purpose and principles.  
Part 2, Section 5 states that the purpose of the RMA is to promote the sustainable 
management of natural and physical resources.  Section 6 sets out the matters of 
importance that must be recognised and provided for in achieving the purpose of the 
RMA.  Section 7 contains other matters that must be given particular regard to, and 
section 8 states that the principles of the Treaty of Waitangi must be taken into 
account in achieving the purpose of the RMA.  

3.22.  The protection of outstanding natural features and landscapes from inappropriate 
subdivision, use and development is identified as a matter of national importance in 
section 6(b).  

3.23.  Section 7 identifies a range of matters that shall be given particular regard to in 
achieving the purpose of the RMA. Of relevance to this proposal is section 7(c) the 
maintenance and enhancement of amenity values. This is considered in this report in 
relation to potential effects on landscape elements, character, and visual amenity. 

Ōpōtiki District Plan 

3.24.  The site sits within the 'Coastal' zone as per the Ōpōtiki District Plan, the western 
boundary of the site sits immediately adjacent to the 'Ohiwa Harbour Zone'. The 
site sits outside of the 'Coastal Environment Line'. 

 
3.25.  The objectives of the 'Coastal Zone' as outlined in section 9.2 of the Ōpōtiki 

District Plan are outlined below (Note emphasis added by author) ; 
 

• Retain and, where appropriate, restore the distinctive natural character within 
the Coastal Zone, 

 
• The adverse effects of inappropriate subdivision, use and development on 

the natural character of the coastal zone are avoided or are remedied or 
mitigated, including by providing for development in areas better able to absorb 
the effects of the development than other areas of the coast, 

 
• To recognise and provide for tangata whenua relationships within the Coastal 

Zone 
 
• Manage activities to ensure vehicle movement is undertaken in a safe and efficient 

manner that does not adversely affect the functioning of the transport network. 
 
• Enable rural production activities in the Coastal Zone. 
 



 

 10 

• Enable national or regional responses to biosecurity incursions and allow for the 
appropriate management of plants and plant material infected by an unwanted 
organism. 

 
An assessment of the proposal against the objectives and policies (considered by 
the author to be relevant to landscape and visual assessment of this specific site) of 
the coastal zone of the Ōpōtiki District Plan is included within section 7 of this 
document. 
 

3.26.  To the west of the site, two (2) 'outstanding natural features and landscapes' 
(hereinafter referred to as ONFL) are present, specifically ONFL 4 and 5. Whilst the 
site itself does not share any physical boundary with either of these two features, it 
is contained within the same vista when viewed from Ōhope and the Ohiwa harbour 
(refer section 6 of this report for specific viewpoint analyses).  

 
3.27.  The values of ONFL 4 and 5 are outlined below as presented in section 13.9.1 of 

the Ōpōtiki District Plan. (Note emphasis added by author to highlight values 
relevant to this assessment) 

 
Table 2: ONFL 4 and 5 Schedule as per Ōpōtiki District Plan 

 
No. Name of Outstanding 

Natural Feature 
Description Values 

4 Pataua Island A significant natural habitat 
within the Ōhiwa Harbour, the 
island resides under 
Conservation Management. 
The island also forms part of 
the Region’s only mainland 
(Ōhiwa Harbour) Outstanding 
Natural character Areas, under 
the Regional Policy Statement. 

Moderate to High Natural 
Science Factors the island 
provides a significant wildlife 
habitat to native flora and 
fauna with a distinctive 
indented coastline. The 
feature is well preserved and 
forms a significant resource 
for research and education 
and conservation monitoring. 
The island is a rare feature 
within the harbour and 
District. 
 
High Aesthetic Values with 
the coherence of natural 
patterns in good condition, 
with no productive land 
use on the island. The 
unmodified patterns and 
processes on the 
island result in a high level 
of naturalness with a highly 
intact and aesthetically 
cohesive natural system. 
 
Highly expressive the 
landform of the 
natural processes which form 
it. The island 
expresses strong transient 
values with 
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migratory birds and high 
avifauna values. 

5 Waiotahe Spit The Waiotahi Spit forms 
significant dune sand spit to 
the mouth of the Waiotahi 
Estuary. The large area 
comprises relatively 
unmodified duneland 
landscape with very high 
natural character values at a 
regional level. 

High Natural Science 
Factors attributed to the 
natural dune formation and 
continuing 
highly dynamic natural 
processes that 
continue within it. The dune 
landscape is well preserved 
and forms a significant 
feature of the overall 
Waiotahi Estuary feature. 
 
High Aesthetic Values 
attributed to the dune 
landforms and coherence of 
this formation with its 
native vegetation cover 
including Pōhutukawa at 
the distal end of the spit. A 
low but significant profile the 
landform is a feature within 
the larger Waiotahi Estuary. 
A very high level of 
naturalness attributed to 
its lack of modification and 
dynamic natural 
processes continuing within 
it. 
 
Highly expressive of the 
natural processes 
that form it and continue to 
shape it on a 
daily basis. Transient values 
attributed to fauna and flora 
through seasonal change is 
moderate to high. 

 
 

Landscape elements 
 

3.28.  This section will discuss significant landscape elements both within and near the 
site, for the purposes of this report these will be divided into two subcategories, 
natural and cultural. Natural elements broadly consist of vegetation, landforms and 
coastlines. Cultural elements consist of manmade structures that could be 
considered to be potentially character defining such as walls, residential and 
commercial built form and pieces of infrastructure (bridges, pathways). 
 

Natural elements 

3.29. As stated through sections 3.8-3.19 the site contains two (2) avocado orchards set 
that are encircled by established shelter belts. 

 
3.30.  Existing planting within the site can be divided into the following categories/areas; 
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• Avocado orchards, 
• Cryptomeria shelterbelts, 
• Pockets of native planting at private driveway entrance, 
• Ornamental native/exotic planting at dwelling outdoor living spaces, 
• Horticultural planting adjacent to dwelling. 
• Isolated exotic trees at ends of, and within shelter belts  

 
3.31.  Planting at site is predominantly exotic species, with native species limited to 

small pockets within the site. There are no remnants of native forest present within 
the boundaries of the site. 

 
3.32. The western boundary of the site (adjacent to the 'paper road - refer section 3.18) 

represents the high point of the site and represents a ridgeline that sits in a 
prominent, high visible position within the wider environment. 

 
3.33. At its eastern boundary the site sits above a vegetated gully, that sits within the 

boundaries of a neighbouring 17ha site, that slopes downwards towards a flat 
paddock. This gully is densely vegetated with native plantings and could be 
considered to be an intermittent stream corridor during periods of steady rain. The 
interplay between native forest remnants and pastoral grass, whilst not present on 
the site itself is a key pattern of the wider area and can be readily observed upon 
the ridgeline/headland upon which the site sits. 

 
3.34. The western boundary, currently delineated by a shelter belt, of the site abuts an 

area of open pastoral land currently housing a limited number of sheep. This 
interplay of geometrically arranged planting and open pastoral areas is a key 
pattern of the wider area and can be readily observed upon the ridgeline/headland 
upon which the site sits. 
 

Cultural elements  

3.35.  Within the site itself the key cultural elements are the existing dwelling, orchard-
supporting ancillary buildings, older ancillary buildings and water tanks and the bird 
proof covering over the existing horticultural planting. 

 
3.36.  Whilst the dominant land coverage pattern of both the site and its surrounds 

consists of pastoral and vegetated areas, standalone residential built form is 
common across varying elevations of the headland upon which the site sits. A 
study of available aerial photography shows an increase in built form at the south 
and south-western boundaries of the site over the preceding eighteen (18) months 
(from the date of the drafting this report), additionally to the west of the site the 
presence of built form has also increased in the preceding thirty-six (36) months. 

 
3.37.  The site itself is internally divided and demarcated from neighbouring properties 

by a series of post and wire fences. 
 

 
Landscape Character 
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3.38.  Landscape character describes peoples visual or cogitative perception of both 
natural and developed landscapes, landscape character is also synonymous to a 
“sense of place” and represents an attitude concerning ones environs. 
 
Landscape character is also informed by the amenity of the area, amenity 
describes peoples visual or cogitative perceptions of activities that occur in an area. 
For example, a large open pastured area punctuated with ancillary buildings would 
lead to the perception that the area is used for farming activities, therefore in terms 
of character the area would be perceived as having a rural character. 
 
It should be noted that landscape character and amenity are not mutually exclusive 
and certain physical landscape elements may be both considered defining 
elements of both landscape character and amenity. 
 

3.39.  Defining the landscape character of the site forms the basis of analysing the 
landscapes sensitivity to absorb change and hence the effect of the proposal upon 
the landscape.   
 

3.40.  The exercise of defining the prevailing landscape character has largely been 
undertaken through a desktop study of available aerial photography combined with 
observations undertaken during the site visit outlined in section 2.5. 

 
3.41.  A desktop assessment, utilising available aerial photography, of the landform 

upon which the site sits shows a pattern of open pastoral landscape (specifically 
livestock paddocks) interspersed with organically shaped fragments of vegetation. 
Smaller areas of geometrically shaped vegetation planting blocks sit within the 
landscape (represented by shelter belts and areas of horticultural planting). Built 
form is clustered in groups around the coastline with sporadic isolated built form 
elements present inland upon the hill slopes. Nearby rolling hill country has an 
analogous pattern although the density of built form reduces as the distance from 
the coastline increases. 

  
The valleys that sit between the rolling landforms are covered by a series of 
geometrically arranged paddocks, with any tree planting largely limited to shelter 
belts and the edges of watercourses. It was also noted that the geometrically ranged 
groups of planting consisted predominantly of exotic species whereas the more 
organically shaped groups consisted of native plantings. 
  

3.42. The site visit undertaken as per section 2.5 confirmed the patterning and interplay 
as observed during the desktop study was perceptible when viewed from the 
ground. Specific site observations included observations of grazing livestock, which 
were present on the elevated, rolling landforms but were more numerous within the 
paddocks of the flat valleys.  

 
  It was also noted that the geometrically ranged groups of planting consisted 

predominantly of exotic species whereas the more organically shaped groups 
consisted of native plantings. 
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3.43.  A key landscape element when observing the site from afar (from both western 
and eastern aspects) is the interplay between ridgelines, both those upon the 
immediate landform upon which the site sits and the wider network that appear in 
the background when viewing the site from afar.  

 
It was observed during the site visit (refer section 2.5) that a number of ridgelines 
were, from a visual perspective, interrupted by the interplay between fragments of 
planting and open pastoral landscapes. This was in contrast to other ridgelines that 
were fully covered in remnant native forest vegetation . Elements of built form are 
present near the crests of ridgelines, but are predominantly absorbed (from a 
visual perspective) by the presence of surrounding vegetation, it is also observed 
during the site visit that these elements of built form located in close proximity to 
the crest of ridgelines were viewed exclusively from the eastern aspect of the 
landform. 

 
3.44. The site sits upon a landform that occupies a prominent position at the coastline 

and borders a natural harbour. The land coverage of the landform, upon which the 
site sits, consists of a patterning of the interplay between fragments of native and 
exotic vegetation and areas of open pastoral landscape. Built form is arranged in 
clusters at the coastline with built form at the upper reaches largely confined to 
standalone elements, however recent development within the preceding three (3) 
years has seen clusters of built form appear at higher elevations (as former 
agricultural and horticultural land has been sub divided), although these clusters 
are not dense as those located at coastline. 

 
  When moving through both the site and its surrounding areas a sense of   
 'ruralness' is imparted by the presence of visible ongoing rural amenity activities, 
such as the presence of fruit orchards, blocks of horticultural planting with bird 
proof netting, presence of grazing livestock and the physical delineation of internal 
and external boundaries by post and wire fencing and shelter belts. 
 
Taking the above cogitative factors into consideration the landscape 
character of the site and its surrounds to be defined as rural-residential. 

 

Landscape Sensitivity to Absorb Change 
 

3.45.  A landscapes sensitivity to absorb change reflects the ability of the landscape to 
accept change to its original state. This level of sensitivity is influenced by the 
following, previously discussed factors; 

 
• Position within the wider landscape (including degree of visibility),  
• landscape elements , and; 
• landscape character (both the current character and potential) 

 
The rating system utilised to assess the landscape’s sensitivity to absorb change is 
analogous to that provided in Table 1. A rating of ‘negligible’ indicates that a 
landscape has a high ability to absorb change wherein a change to the landscape 
will not result in a loss of the prevailing landscape character, conversely a rating of 



 

 15 

‘extreme’ indicates that any form of change will result in a loss of the prevailing 
landscape character. 

 
3.46. As identified throughout section 3; The site sits within an area that has seen an 

increase of residential built form but can still be seen as having a strong underlying 
rural character. 

 
Natural landscape elements are key part of defining this character, particularly the 
interplay between the open pastoral spaces fragments of both native remnant 
forest vegetation and geometrically arranged fragments of horticultural and 
utilitarian planting. 
 
The western boundary sits adjacent to a prominent ridgeline that forms part of a 
network of ridgelines that link together and provide a distinct landscape character 
to the wider region and coastal environment, this ridgeline can be considered to be 
'modified' from a visual perspective with the presence of fragmented utilitarian 
planting interrupting the rhythm of the ridgeline. 
 
Any physical modification to the landform of the ridgeline would be seen as 
detrimental as this would interrupt  the chain/network of ridgelines and thus would 
be viewed as a negative change. By contrast the opportunity for positive change is 
present through the prospect of increasing the amount of native planting at site 
and decreasing the amount of geometrically arranged utility planting at the 
ridgelines and its replacement with organically arranged native planting. 
 
Taking these factors into account and considering the magnitude of change that 
would be required to adversely affect the landscape values of both the site and its 
wider surrounds balanced with the possibility of enhancing landscape values 
through positive change and the relative difficulty of implementing this change, the 
level of sensitivity of the site to absorb landscape change being considered 
as Very Low-Moderate.   

 

Summary – Existing Environment 
 

3.47.  The site sits within a wider landscape that, although seeing an increase in the 
presence of residential built form still has a strong sense of rural identity 
underscored by the visual presence of ongoing rural amenity activities. 

 
The wider landform upon which the site sits has a prominent place within the wider 
landscape due to its presence bordering a coastal environment, within which 
several landscapes are defined, from a statutory perspective, as being 
outstanding. 
 
A key defining element of the wider landform is the network of ridgelines that are 
prominent within the wider landscape due to their high level of visual exposure 
when viewed from both the east and the west. The western boundary of the site 
sits at the crest of one of these ridgelines. 
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Whilst any modification to the ridgeline and the areas immediately adjacent to it (in 
terms of both physical land modification and alteration of vegetation) an 
opportunity exists to effect positive change through the increased planting of native 
vegetation. 

4. Proposal  
 
4.1. This section of the report outlines the proposal and is to be read in conjunction with 

Stratum Consultants engineering and surveying drawings and Greenwood 
Associates landscape architectural drawings. A visual effects analysis of the 
proposal from selected public viewpoints is undertaken in section 6 of this report. 
 

Layout 
 

4.2. The proposal involves a resource consent application for the subdivision of the 
existing site into thirteen (13) individual lots and a right of way access.  
 

4.3. The thirteen (13) individual lots are comprised of the following; 
 

•   Nine (9) residential lots (identified as lots 1, 2, 3, 4, 6, 7, 10, 11 and 12 on 
survey drawings) 

 
• Two (2) lots that will be surrendered to neighbouring properties (identified as 

lots 8 and 14 on survey drawings)  
 
• One (1) lot that will house the existing dwelling and ancillary buildings (this will 

follow the existing boundaries of the existing dwelling private outdoor living 
space extents - identified as lot 9 on the survey drawings). 

 
• One (1) lot that is a 'road to be vested', this follows the alignment of the existing 

access way.    
 

4.4. Lots 1-4 will sit within the area currently housing the lower block of the avocado 
orchard (refer section 3.10). The size of these lots ranges from 0.27 ha to 0.51ha, 
all lots feature a 5m setback at their perimeters, 10m x 20m building platforms are 
proposed at the approximate midpoint of the lots 2-4 and in the eastern half of lot 1.  

 
4.5. Lot 6 is arranged in a 'J' shaped alignment with a majority of the site sited across 

the steep slope the serves as the transition between the higher and lower reaches 
of the site (refer section 3.11). A 10m x 20m building platform sits at the eastern 
extent of the lot at the northern edge of the lower orchard block.  

 
4.6. Lot 7 and lot 8 sit across the open paddock that sits to the immediate west of the 

existing dwelling. Lot 7 will sit across the approximate southern third of the paddock 
with the remaining two/thirds constituting lot 8 which will be surrendered to the 
neighbouring property (Part Lot 1 DP 6545). 
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4.7. Lots 10-12 will sit within the area currently housing the upper block of the avocado 
orchard, the western boundary of these three (3) lots will sit at the crest of a 
ridgeline (refer section 3.32). These lots represent the highest point of the site. 

 
4.8. Lot 14 sits across a sloping face and separates the existing accessway from 

neighbouring properties, this lot will be surrendered to the neighbouring property 
(Lot 2 DP 545499).   

 
Proposed built form height restrictions 

 
4.9.  The height of built form will be restricted to a maximum of two-storeys on lots 1-4, 

6 and 7 (i.e: the lots located within the eastern half of the site at the lower lying 
areas) whereas across lots 10-12 (i.e: the lots located at the western portion of the 
site, which represents the high point of the site) the proposed building height will be 
restricted to a single storey. A series of proposed/suggested design controls 
relating to external treatments of future building is included in section 4.27 of this 
report. 

 
Earthworks and retaining 

 
4.10. It is the intent of the applicant to minimise the amount of earthworks at site, thus all 

proposed lots will sit upon the natural contours. 
 

4.11. At the time of drafting this report no structural retaining has been proposed at site 
for the subdivision stage. 

 
Vegetation Removal 

 
4.12.  Upon sub-division of the site the avocado orchard will cease to be used. As such, 

the majority of existing avocado trees will be removed. It is proposed to retain 2-6 
trees per lot to allow for domestic food production for the respective private lot 
owners. These trees will be reduced in height to 4m (from their current approximate 
8m height) to be more manageable for the private lot owners. 

 
4.13. Lots 1-4 and 6 will see avocado trees retained to the west of the proposed 

platforms and potentially to the south. This will allow for views to the east from 
within these lots. To obtain these views the existing shelter belt at the eastern 
boundary of the lower orchard block (Proposed lots 1-4 and 6) will be removed, 
with the exception of a small portion at the south-east corner of the proposed lot 1. 
The existing shelter belt will remain at the southern boundaries with the paper road 
of lots 1,2 and 6 to provide screening from the neighbouring dwellings. 

 
4.14.  Lots 10-12 will see Avocado trees retained to the north and potentially to the 

northeast of the proposed building platforms in order to facilitate views to the west 
and partial views to the east. It is anticipated that fewer avocado trees are retained 
on these lots (in comparison to lots 1-4 and 6) to allow for the all-round views to the 
wider area that the positioning of these sites allows. To facilitate these views the 
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existing shelter belt at the west, south and east boundaries will be removed but will 
be retained to the north to separate the existing dwelling from these three (3) lots. 

 
4.15.  Lot 7 will see the retention of the existing shelter belt at its boundaries; thus no 

vegetation removal will occur within this lot. 
 
4.16.  All remaining existing planting not mentioned in sections 4.12 - 4.15 at site will be 

retained. 
 

Landscape Response to the site 
 

4.17.  This sub-section outlines the landscape response to the site and is to be read in 
conjunction with the Greenwood Associates landscape architectural drawings . The 
landscape response to the site has been considered from both an internal (i.e.: 
privacy between lots and maintaining views out to the wider landscape) and an 
external (i.e.: how the site is visually perceived when viewed from afar and how the 
prevailing landscape character is affected) perspective. 

 
Fencing 

4.18.  All internal and ROW frontage fencing within lots 1-6 is to be wooden post and rail 
fencing. 

 
4.19.  All internal fencing within lots 10-12 is to be wooden post and rail fencing.  
 
4.20.  All existing post and wire fencing encasing lot 7 is to remain, with the boundary 

fencing with lot 8 to be wooden post and rail. 
 
4.21. All other fencing not specifically mentioned is to either remain as is or if new 

fencing is required to utilise post and wire fencing of the same type currently 
present at the site. 

 
Planting 

4.22. At the eastern boundary of lots 1-6 the existing cryptomeria shelter belt will be 
removed (refer section 4.13) to facilitate views to the east from within the lots. The 
avocado trees to the east of these proposed lots will be removed to facilitate these 
views to the east. The exception to this is small portion of shelterbelt that will 
remain at the south-east corner of the proposed lot 1 (refer Greenwood associates 
drawing J001233/05) 

 
It is proposed to install organically shaped fragments of native vegetation, of the 
same native species located in the gully that sits to the south of the site, 
specifically Coprosma, Griselinia, Māhoe, Mānuka, Māpou, Pōhutukawa, 
Rewarewa, Corokia, Flax and Whauwhaupaku at the eastern boundaries of lots 1-
6. Additional native species will also compliment this planting mix, the full extent of 
proposed planting layout and species can be found on Greenwood Associates 
drawings J001233/03 - 07. 
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The purpose of the proposed planting strategy is to visually continue the gully 
planting upwards along the slope, it also provides a degree of obscuration to any 
future built form when viewed from outside of the site and when combined with the 
avocado trees that will remain within these lots to the west and south of the 
proposed building envelopes will allow any future built form to be absorbed into the 
landscape. 
 
The positioning of these fragments will be arranged in such a manner that views 
are framed out of the site and thus the internal layout of any built form can be 
arranged around this, larger trees will be placed closer to internal boundaries will 
smaller/lower-level plants placed farther away from the boundaries.  
 
The remainder of lots will be converted to lawn beds. 
 

4.23.  Native planting of the same general arrangement as that listed above in section 
4.22 is to be utilised along the boundaries of lots 2-4 with lot 6. This planting is to 
be arranged in organic fragments rather than as a geometrically arranged shelter 
belt.  

 
This treatment is to be repeated at the remaining boundaries of lot 6 (with the 
proposed lot 9-12 accessway and lot 12 itself), the placement of these planting 
fragments will allow for lots 10-12 to maintain views from within the lots to the east. 
 
The majority of the western portion of lot 6 will remain in pastoral grass, this will 
allow for the owners of this lot to utilise the area for a limited amount of grazing 
livestock and/or horses. 
 

4.24. The western boundary of the proposed lots 10-12 is to be planted with a similar 
selection of native species arranged in fragmented form as outlined above in 
sections 4.22 and 4.23. However rather than leaving open spaces between the 
fragments it is proposed to utilise lower level shrubs, this will allow for the 
obscuration / absorption of proposed built form when viewed from both the east and 
west aspects of the site, in addition to allowing for outward views from within the 
site to be maintained. Additionally a fragmented native planting arrangement at this 
portion of the ridgeline can be considered to be viewed with a greater degree of 
'naturalness' than the existing treatment which utilises a tall Cryptomeria shelter 
belt. 

 
4.25.  A band of geometrically arranged native low-level planting and native trees is to 

be utilised at the boundary of lot 7 with lot 8 to provide physical delineation 
between what will become part of the neighbouring property and the site. This 
band of planting approximately half of the boundary to provide delineation and 
ensure privacy for any outdoor living spaces whilst preserving views to the east 
from within lot 7. 

 
4.26.  Lot 14 will be planted with low-level natives to preserve views to the east from 

within the neighbouring property. 
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Proposed design controls 
 

4.27. The following design controls are proposed upon built form within the lots; 
 

•     All required structural retaining to be incorporated into future dwellings, any 
retaining outside of dwelling not to exceed 0.5m in height. 

 
• No minor dwellings permitted, secondary buildings restricted to sheds and to be 

incorporated within the proposed building platforms. 
 
• Colours of external finishes restricted to recessive colours which have reflective 

values below 20 percent as defined within the BS5252 colour palette. The 
proposed colours are presented in the supplied image below (refer Figure 1) 

 
Figure 1: Proposed external finish colour palette - BS5252 reflectivity <20% 
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Proposal Summary 
 

4.28.  This design response to the site sees the removal of a larger amount of exotic, 
utilitarian planting and its replacement with organically shaped native planting 
fragments. These fragments combined with the retained planting allow for a visual 
absorption of any future built form when viewed from outside of the site but allowing 
for views out of the site to be provided for from within the proposed lots. 

 
 The proposed/suggested design controls will allow for future built form to be better 
absorbed into the landscape. 

    
The underlying rural character of the site has been maintained through the addition 
of these fragments and the retention of a portion of the existing avocado orchards 
along with the fencing strategy of post and rail and post and wire and the 
continuation of a limited amount of livestock grazing has allowed an element of 
rural amenity to remain at site. 

5. Assessment of landscape effects 
 

5.1. This section considers the physical effects of the proposal outlined in section 4 
upon the natural landscape elements of the site and its immediate surrounds (as 
identified in sections 3.29 - 3.37) the degree of the effect of the proposal upon the 
landscape elements of the site is linked to the landscapes sensitivity to change, 
which was considered in section 3.46 to be very low - moderate, indicating that the 
landscape has the ability to absorb a medium to high level of physical change 
before adversely impacting the physical landscape values of the site. Any level of 
change through removal must also be assessed by what replaces it, as this may be 
considered to be a positive change in terms of the prevailing landscape character 
of the site and its wider surrounds. Visual effects introduced by the proposal are 
assessed in section 6 of this report. 
 

5.2. Landscape effects are not necessarily limited to the site itself, but also to 
immediately surrounding areas. For example if a site was sitting upon a slope that 
formed part of a greater landform, flattening that portion of the slope could 
potentially be considered to be an adverse effect of not only the site itself but also 
the surrounding landscape. 

 
5.3. Effects upon the landscape can be considered detrimental to the prevailing 

landscape character of both the site and its surrounds, if this change is visible then 
the effect of this change upon landscape character can be magnified relative to the 
size of the viewing audience (refer section 6 for an assessment of the proposal with 
regards to visual effects). 
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Effects on the immediate site 
 

5.4.  At the time of drafting of this report, a minimal amount of physical alteration to the 
landscape was required to accommodate the proposal. No structural retaining has 
been proposed at the sub-division stage. 
 

5.5. Tree removal is outlined in sections 4.22-4.26. These proposed removals are 
predominantly utilitarian (shelter belts) and orchard plantings and are exclusively 
exotic species. Portions of the existing orchards will be retained as will portions of 
existing shelter belt planting where they provide obscuration from neighbouring 
properties.  
 

These removed plantings will be replaced with native plantings arranged in a more 
fragmented manner to complement the existing land coverage patterns of the wider 
landscape. The position of these planting at the ridgeline (i.e.: the western boundary of 
the site) can be considered to increase the 'naturalness' of the ridgeline by replacing a 
block of geometrically arranged planting with planting arranged in a more organic 
manner. 
 
The proposed plantings will also increase the coverage of native planting throughout 
the boundaries of the site. 

 
5.6. Whilst the primary land use of the site will transition from a working orchard to 

residential a degree of rural amenity has been maintained at the site with the 
preservation of areas for limited stock grazing and/or horses and the retention of 
elements of the existing orchards. 

 
Effects on the surrounding areas 
 

5.7.  All physical works occur within the boundaries of the site and thus any potential 
adverse effects brought about by the proposal would be visual and are assessed in 
section 6 of this report, the proposed planting layout has been arranged to integrate 
any future proposed built form into the wider landscape and to provide complementary 
land coverage patterns across the site to those that are present within the wider 
landscape. 
 

Summary 
 

5.8.  The key defining landscape values of both the site and its immediate surrounds are 
the network of rolling hills defined by the combination of 'modified' and 'natural' 
ridgelines and the interplay between rolling pastoral fields and fragments of remnant 
native forest vegetation and geometrically arranged utilitarian and horticultural 
plantings.  

 
 No significant earthworks nor structural retaining are required to accommodate the 
proposal at site. 
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Whilst the proposal seeks to remove an amount of planting from within the site, this is 
restricted to utilitarian exotic plantings and is to be replaced with native plantings 
organised in a more organic matter to continue the pattern of interplay between 
native forest remnants and rolling, open pastoral landscapes. 
 
The degree of the 'naturalness' of the ridgeline is increased by the proposed planting 
layout at the western boundary of the site. 
 
Furthermore, a degree of rural amenity is retained at site with the retention of areas 
for limited livestock grazing and the retention of a limited number of avocado trees 
allowing for a degree of rural activity to continue at the site.   
 
Taking these factors into account the effects of the proposal upon the natural 
landscape elements and underlying landscape character of both the immediate 
site and its surrounds to be considered as Very Low in terms of physical 
landscape effects. 

6. Assessment of visual effects 
 
6.1. This section considers the effects of the proposal upon visual amenity, which as 

identified in section 3.38 is a key component to peoples identification and 
perception of landscape character. 

 

Visual catchment and Viewing audiences 
 

6.2.  Viewpoints were determined by analysing any key public locations (reserves, public 
parks), nearby static viewpoints (bus stops, car parks) and, where possible, public 
areas near potential private viewing audiences. 
 

6.3. As per the analysis undertaken throughout section 3, key landscape character 
elements include the sequencing of ridgelines and the interplay of vegetation 
fragments with pastoral open spaces. Therefore, any interruption of the visual rhythm 
created by the sequencing of the slopes and any visual interruption of the interplay 
between remnant forest and pastoral landscapes would be considered to be an 
adverse effect. 

 
6.4. The visual integrity of the prevailing ridgelines can also be compromised by pieces of 

built form sitting upon a ridgeline and viewed against a sky backdrop, therefore the 
level of any adverse visual effects of built form will be dependent on the level of visual 
absorption (i.e: viewing a piece of built form against a backdrop of vegetation) 
afforded from the surveyed viewpoints. 

 
6.5. During the site visit (refer section 2.5) it was observed, that outside of the 

neighbouring lots that the site was largely obscured from view from the south and 
north with the greatest aspect to the site coming from both the east and west.  
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6.6. Based upon site observations it was determined that the public viewing audiences 
were as follows. 

 
• Ohiwa Harbour Road: The site is obscured from view for the majority of 

Ohiwa Harbour Road by the prevailing topography but is prominent when 
viewed from directly east of the site. 

• Ohiwa Beach Road: This site is visible for the majority of the length of the 
road when entering from SH2.There is also limited views available at an 
approximate north bearing of the site where the road directly abuts the tidal 
flats.  

• Te Ahiaua Reserve: The eastern flanks of the site are visible from within the 
reserve. 

• Waiotahe Beach: The eastern flanks of the site are visible from portions of 
the western end of this beach. 

• State Highway 2: The eastern flanks of the site are visible, to varying 
degrees when travelling northwards on SH2 from the intersection of Waiotahi 
Valley Road to the intersection of Ohiwa Beach Road, an approximate 
distance of 1.9km. The eastern flanks are also visible for an approximate 
distance of 1.5km when travelling southwards on SH2 from the entrance to 
the Te Ahiaua Reserve to the intersection of Ohiwa Beach Road. 

• Ohiwa Loop Road: Views to the western boundary of the site (specifically the 
ridgeline) are available from a limited portion of the Ohiwa Loop Road at the 
point where a cluster of houses are present on a small sit at the western 
boundaries of Ohiwa Harbour. 

• Onekawa Te Mawhai Regional Park: Partial views to the north-western 
aspect of the site are available from limited portions of  the southern extent 
of the regional park where the walking track enters the adjoining farmland. 

• Ohiwa Harbour: Views to the western boundary of the site (specifically the 
ridgeline) are available from within the navigable lanes of Ohiwa Harbour. 

• Salt Marsh Lookout: Views to the western boundary of the site (specifically 
the ridgeline) are available from the viewing platform at the Salt Marsh 
Lookout located at the intersection of the Pacific Coast Highway and Burke 
Road. This location represented the location farthest from the site where 
publicly accessible views could be obtained. 

• Port Ōhope Wharf: Views to the western boundary of the site (specifically the 
ridgeline) are available southern and eastern extents of the publicly 
accessible pier. 

• Ōhope Beach: Views to the western boundary of the site (specifically the 
ridgeline) are available from the eastern extents of Ōhope beach, particularly 
at the head of this beach that forms the western edge of the entry channel to 
Ohiwa Harbour. 

6.7. Based upon a combination of desktop analysis and site observations it was 
determined that the private viewing audiences were as follows. 
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• 98, 98A, 98D  Ohiwa Harbour Road: The neighbouring properties will have 

varying degrees of views to the site, the views from 98 and 98D will be 
largely unchanged aside from the presence of built form at the proposed lot 
7, however the retained shelter belts will obscure the remainder of the 
proposed development from view. The view from 98A will be primarily of the 
lower lots, with the built form largely obscured by the proposed on-site native 
planting. 

• 118, 118A, 118B Ohiwa Harbour Road: The view to the development areas 
of the site from these lots will be largely obscured by the retention of the 
existing shelter belts. 

• 20 Bryan Road: Limited views are available to the north-western extents of 
the site from the higher points of this lot. 

• 40, 107, 122 and 132 Ohiwa Harbour Road: These lots have views towards 
the western flanks of the site (specifically the ridgeline) . 

Assessment Viewpoints 
 

  Based on this analysis a number of assessment viewpoints have been identified to 
represent the range of viewing audiences and the views obtainable. The 
assessment viewpoints are described in Table 3 below and can be located in 
Appendix 3 – Viewpoint location map. The photographs, which represent these 
viewpoints, are shown in Appendix 4 – Viewpoint photographs. 

Note that ‘degree of visibility’ within Table 3 refers to the visibility of the proposed 
shed in its final developed form (refer section 4) and ‘distance to site’ refers to the 
distance to the closest boundary of the site. 

 

Table 3: Assessment Viewpoints 
VP 
No. 

Location 

(WKID 2193  

Co-ordinates)  

Direction 
of View 

Distance 
to site 

Degree of 
visibility (Full 
/ Partial / 
Obscured) 

Reason for Selection  

1 State Highway 2 

Co-ordinates; 
X:1967729.80489 
Y:5784054.30881 

North-West Approx. 
2030m 

Partial Representative of final view 
encountered of the site when 
travelling northwards on SH2 

2 Ohiwa Beach 
Road at 
Intersection with 
SH2 

Co-ordinates; 
X:1968016.14575 
Y:5785526.23581 

West Approx. 
1575m 

Partial Representative of view of site 
when travelling westwards on 
Ohiwa Beach Road and 
entering Ohiwa locality using 
this route. 
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Visual Amenity Effects 
 

6.8.  Visual amenity effects result from changes to specific views and the visual 
amenity experienced by people. The magnitude (or level) of change must be 
considered in relation to the sensitivity of the viewing audience when evaluating 

3 Te Ahiaua 
Reserve 

Co-ordinates; 
X:1969044.50953 
Y:5786556.67544 

South-
West 

Approx. 
2680m 

Partial Representative of initial view 
of the site when travelling 
from Ōpotiki on SH2. Also 
represents the view from a 
key piece of public open 
space. 

4 Ohiwa Harbour 
Road 

Co-ordinates; 
X:1967234.68922 
Y:5785539.65393 

West Approx. 
800m 

Partial Representative of view 
towards site up gully that sits 
at the sites eastern 
boundaries. 

5 Onekawa Te 
Mawhai Regional 
Park 

Co-ordinates; 
X:1966009.32910 
Y:5787035.70908 

South Approx. 
1170m 

Partial Representative of sole view 
from within regional park to 
site encountered in area 
where walking track moves 
through open paddocks. 

6 Ohiwa Harbour 

Co-ordinates; 
X:1963815.76759 
Y:578591.30597 

East Approx. 
2430m 

Partial Representative of view from 
within Ohiwa harbour and 
from cluster of houses at 
40,107,122 and 132 Ohiwa 
Loop Road 

7 Salt Marsh 
Lookout (adj. to 
intersection of 
Burke Rd and 
Pacific Coast 
Highway) 

Co-ordinates; 
X:1959865.89871 
Y:5783989.57833 

North-East Approx. 
6600m 

Partial Representative of view from 
across salt marshes and 
represents the publicly 
available view that is farthest 
from the site 

8 Port Ōhope Wharf 

Co-ordinates; 
X:1960867.04482 
Y:5787996.61639 

South-East Approx. 
5830m 

Partial Representative of view from 
Ōhope Wharf 

9 Ōhope Beach 

Co-ordinates; 
X:1963947.81536 
Y:5787187.66406 

South-East Approx. 
2695m 

Partial Representative of view from 
eastern extents of Ōhope 
beach 



 

 27 

the significance of an effect. The sensitivity may be influenced by a number of 
factors, which include but are not limited to: the number of people who may see it; 
the reason for being at the viewpoint or looking at the view; the existing character 
of the view, the duration for which the proposal may be seen and the viewing 
distance. 

 
6.9.  As per section 3.38 landscape character is derived primarily from sensory 

experience, hence the viewing audience has a large bearing on determining if the 
development is detrimental to the prevailing landscape character. Therefore a 
larger viewing audience viewing a perceived loss of character would have a higher 
adverse rating (refer section 2.2) than if a smaller viewing audience were to view 
the same perceived character loss.   
 

6.10.  The visual effects, which are likely to result from this proposal, are described 
below in relation to the viewpoints identified in Table 3. The photographs, which 
represent these viewpoints, are shown in Appendix 4. 

 
Viewpoint 1: State Highway 2 
 Co-ordinates; (X:1967729.80489 Y:5784054.30881) 
 

6.11.  This viewpoint is representative of the approximate initial view encountered when 
travelling northwards on State Highway 2. This view is directed towards the eastern 
flanks of the site, specifically the eastern-most cryptomeria shelter belt. 
 
As per the proposal the shelter belt that is visible will largely be removed. with only 
the southern portion (left in the supplied photograph). The removal of this shelter 
belt will open views to the existing internal slope of the site. It will also expose 
views to eight (8) individual pieces of, yet to be designed, residential built form, the 
max height of which will be two-storeys. 
 
The proposed planting scheme will see the shelter belts replaced with fragmented 
native planting that upon maturation (reasonably expected to take 15-20 years) will 
obscure the majority of any proposed built form with only fleeting glimpses visible 
from this viewpoint. 
 
As per the proposal a number (approximately 3-4) avocado trees will remain within 
each lot., these will provide a degree of visual absorption to any built form, which 
will increase as the proposed foreground vegetation matures. 
 
Whilst the removal of the existing shelter belt will represent a visibly appreciable 
change to the current environment, the prevailing 'ruralness' of the wider area will 
not be affected as the proposed organically shaped native vegetation fragments will 
add a degree of 'naturalness' that can be seen in areas adjacent to the site that 
have fragments of native vegetation planting at or about the prevailing ridgeline. 
 

This viewpoint represents the approximate initial viewpoint of the site 
encountered when travelling northwards on SH2. Whilst the removal of the 
existing shelter belt and introduction of residential built form will lead to an 
appreciable visual change to the current environment, the prevailing rural 
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character of the wider area is not adversely effected as the proposed and 
retained on-site planting will lead to any future built form being absorbed into 
the landscape rather than standing in contrast to it. Additionally, the removal 
of geometrically arranged utilitarian planting and its subsequent replacement 
with organically shaped native planting fragments will increase the degree of 
naturalness of the site and the associated ridgeline. Combined with the 
transitionary nature of the potential viewing audience at this viewpoint and its 
distance from the site (>2km), the potential for adverse effects on both public 
and private visual amenity arising from the proposed sub-division from this 
viewpoint to be considered as Very Low. 
 

Viewpoint 2: Ohiwa Beach Road at Intersection with SH2 
 Co-ordinates; (X:1968016.14575 Y:5785526.23581) 
 

6.12.  This viewpoint is representative of the view encountered when entering Ohiwa 
Beach Road from SH2, this represents a main access route to the Ohiwa 
community. This view is available from within Ohiwa Beach Road for the majority of 
the distance it extends to the intersection to Ohiwa Harbour Road. 
 
The view to the site from this viewpoint is of the eastern flanks, predominantly 
towards the eastern shelter belt. Visually this shelter belt currently 'connects' to the 
native planting located in the gully to the east of the site. This connection is not 
seamless with the existing shelter belt contrasting (from a visual perspective) with 
the native planting. 
 
As per the proposal this shelter belt will be largely removed and replaced with 
fragmented native planting of similar species composition to the plants currently 
located within this gully. As the installed planting matures this will lead to a visual 
continuation of the native planting, this can be considered to increase the 
'naturalness' of the site when viewed from this viewpoint. 
 
As the site is developed residential built form will be erected at site, the proposed 
lots 1-4 will receive the greatest exposure from this viewpoint. These future 
elements of built form will be absorbed into the landscape by a combination of the 
proposed native planting and the retained avocado trees.   
 

 The removal of the existing shelter belt will also see portions of the internal slope 
of the site become visible  and when combined with the proposed planting, will 
provide a pattern of interplay between the native planting fragments and the 
pastoral landscape that can be viewed as consistent with the neighbouring land 
coverage patterns. 

 
This viewpoint represents the view encountered when entering the Ohiwa 
community from SH2. Whilst the removal of the existing shelter belt and 
introduction of residential built form will lead to an appreciable visual change 
to the current environment, the prevailing rural character of the wider area is 
not adversely effected as the proposed and retained on-site planting will lead 
to any future built form being absorbed into the landscape rather than 
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standing in contrast to it. Additionally, the removal of geometrically arranged 
utilitarian planting and its subsequent replacement with organically shaped 
native planting fragments will increase the degree of naturalness of the site 
and the associated ridgeline. Combined with the transitionary nature of the 
potential viewing audience at this viewpoint, the potential for adverse effects 
on both public and private visual amenity arising from the proposed sub-
division from this viewpoint to be considered as Very Low-Low. 
 

Viewpoint 3: Te Ahiaua Reserve 
Co-ordinates; (X:1969044.50953 Y:5786556.67544) 
 

6.13. This viewpoint is representative of that encountered from within the Te Ahiaua 
Reserve, a popular area of public space utilised by both local residents and visitors. 
Analogous views to the site are also available from the nearby eastern extents of 
Ohiwa beach and the western extents of Waiotahe beach. This viewpoint is also 
partially representative of the approximate initial view encountered of the site when 
 
The view to the site from this viewpoint is of the eastern flanks, predominantly 
towards the eastern shelter belt. Visually this shelter belt currently 'connects' to the 
native planting located in the gully to the east of the site. This connection creates a 
continuous green block within the landscape. As opposed to viewpoint 2 (refer 
section 6.12) the juxtaposition of the eastern shelter belt and the natural native 
planting does not create the same sense of contrast, this can be attributed to the 
approximate 1km difference in viewpoint locations (1.57km vs 2.68 km). 
 
As per the proposal this shelter belt will be largely removed and replaced with 
fragmented native planting of similar species composition to the plants currently 
located within this gully. As the installed planting matures this will lead to a visual 
continuation of the native planting, this can be considered to increase the 
'naturalness' of the site when viewed from this viewpoint. 
 
As the site is developed residential built form will be erected at site, the proposed 
lots 1-4 will receive the greatest exposure from this viewpoint. These future 
elements of built form will be absorbed into the landscape by a combination of the 
proposed native planting and the retained avocado trees.   
 

 This viewpoint represents the view encountered when entering the Ohiwa 
community from SH2. Whilst the removal of the existing shelter belt and 
introduction of residential built form will lead to an appreciable visual 
change to the current environment, the prevailing rural character of the 
wider area is not adversely effected as the proposed and retained on-site 
planting will lead to any future built form being absorbed into the landscape 
rather than standing in contrast to it. Additionally, the removal of 
geometrically arranged utilitarian planting and its subsequent replacement 
with organically shaped native planting fragments will increase the degree of 
naturalness of the site and the associated ridgeline. Combined with the 
transitionary nature of the potential viewing audience at this viewpoint and 
the distance from the site (>2km), the potential for adverse effects on both 
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public and private visual amenity arising from the proposed sub-division 
from this viewpoint to be considered as Negligible-Very Low. 

 
Viewpoint 4: Ohiwa Harbour Road 

Co-ordinates; (X:1967234.68922 Y:5785539.65393) 
 

6.14. This viewpoint is representative of that encountered from Ohiwa Harbour road at a 
position that is due east of the site. This viewpoint sits at the base of the gully that is 
mentioned in the preceding viewpoint analyses (refer sections 6.11 - 6.13). This 
viewpoint represents the closest proximity to the site of the surveyed viewpoints and 
the sole viewpoint where the distance to the site is less than 1km. 

 
 This viewpoint is encountered from within Ohiwa Harbour Road at a point where the 

road verges are narrow, effectively limiting any potential pedestrians utilising the 
areas, therefore the viewing audience at this point can be reasonably expected to 
comprise primarily of motorists with a minority being cyclists. Thus the viewing 
audience from this point can be considered to be highly transitional. 
 
The view to the site from this viewpoint is of the eastern flanks, predominantly 
towards the eastern shelter belt. As per viewpoint 2 (refer section 6.12) there is a 
visible contrast, in terms of form/texture, between the native vegetation within the 
gully and the eastern shelter belt. 
 

As per the proposal this shelter belt will be largely removed and replaced with 
fragmented native planting of similar species composition to the plants currently 
located within this gully. As the installed planting matures this will lead to a visual 
continuation of the native planting, this can be considered to increase the 
'naturalness' of the site when viewed from this viewpoint as the existing gully 
vegetation can be seen to 'continue' up the prevailing slope towards the site.  
 

As the site is developed residential built form will be erected at site, the proposed 
lots 1-4 will receive the greatest exposure from this viewpoint. These future 
elements of built form will be absorbed into the landscape by a combination of the 
proposed native planting and the retained avocado trees. The retention of 3-4 
avocado trees per site to the west of the proposed building platforms will ensure that 
any future built form will be viewed against a vegetated backdrop as opposed to a 
sky backdrop and thus the integrity of the prevailing ridgeline will not be 
compromised.  
 

 This viewpoint represents the view at the bottom of the gully that borders the 
eastern boundary of the site. Whilst the removal of the existing shelter belt 
and introduction of residential built form will lead to an appreciable visual 
change to the current environment, the prevailing rural character of the wider 
area is not adversely effected as the proposed and retained on-site planting 
will lead to any future built form being absorbed into the landscape rather 
than standing in contrast to it. Additionally, the removal of geometrically 
arranged utilitarian planting and its subsequent replacement with the 
proposed native planting fragments will increase the degree of naturalness of 
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the site and the associated ridgeline. Combined with the transitionary nature 
of the potential viewing audience at this viewpoint, the potential for adverse 
effects on both public and private visual amenity arising from the proposed 
sub-division from this viewpoint to be considered as Low. 

 
Viewpoint 5: Onekawa Te Mawhai Regional Park 
    Co-ordinates; (X:1966009.32910 Y:5787035.70908) 
 

6.15. This viewpoint represents the sole view encountered by the author from within 
Onekawa Te Mawhai Regional Park. this view was obtained at the portion of the 
park where the loop track crosses a working farm.  

 
 The position of this view is located atop a Knoll which does not form part of the 

immediate track but sits approximately 30m off the track and represents the 
approximate high point of the park where the track crosses farmland, therefore it can 
be reasonably assumed that a portion of track users would move atop this knoll for a 
higher vantage point of the surrounding environment. 
 
The western boundary of the site is visible from this vantage point, sitting at the 
approximate centre point of the supplied photograph (refer appendix 4.5). The 
existing dwelling (within the proposed lot 9) is obscured from view by the stands of 
native vegetation located within the gullies, although portions of the existing 
ornamental planting near the dwelling are visible. 
 
Two existing elements of residential built form are visible in the foreground in 
conjunction with a cellular phone tower. The backdrop to the site consists of 
mountain ranges and their associated network of ridgelines. 
 

As per the proposal the western shelter belt will be removed, although limited 
numbers of avocado trees (currently obscured by the shelter belt) will be retained. 
The existing shelter belt is proposed to be replaced by fragments of native 
vegetation of a species selection similar to that currently present in the gully to the 
east of the site and the gullies visible in the foreground of the supplied viewpoint 
photograph.  
 

As the site is developed residential built form will be erected at site, it is anticipated 
that portions of any future built form placed upon the proposed lots 10-12 will be 
visible from this viewpoint, however the combination of the retained avocado trees 
and the proposed native planting fragments at the western boundary will ensure that 
the full extent of any future built form will not be readily visible from this viewpoint. 
 
The presence of openings in the proposed western boundary planting will potentially 
expose a greater amount of the mountainous backdrop will be visible from this 
viewpoint. 
 
In terms of the prevailing rural character, the proposed western boundary planting 
will see the element of interplay between vegetation fragments and pastoral 
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landscape ensuring that this critical element of the underlying rural character will not 
be lost by any future development brought about by the proposal.  
 

 This viewpoint represents the view from the approximate high point of the 
loop track of Onekawa Te Mawhai Regional Park. This view will be 
encountered only by those who ascend the knoll adjacent to the walking track 
(this view cannot be obtained from within any portion of the loop track that 
crosses over the working farm). Whilst portions of future built form upon the 
proposed lots 10-12 will be visible, the proposed boundary planting and 
retained avocado trees ensures that the full extent of any future built form will 
not be visible. The interplay between fragments of planting and pastoral 
landscape will be retained with the proposed native planting. Combined with 
the transitionary nature of the potential viewing audience at this viewpoint, the 
potential for adverse effects on both public and private visual amenity arising 
from the proposed sub-division from this viewpoint to be considered as Very 
Low-Low. 

 
Viewpoint 6: Ohiwa Harbour 
 Co-ordinates; (X:1963815.76759 Y:578591.30597) 
 

6.16.  This viewpoint is representative of the view encountered from within the navigable 
lanes of Ohiwa Harbour. This viewpoint is also representative of that encountered 
from the cluster of existing dwellings located at 40, 107, 122 and 132 Ohiwa Loop 
Road. 
 
The view to the site from this viewpoint is of the western flanks, specifically the 
western shelterbelt and associated ridgeline. This higher portion (i.e.: cryptomeria 
planting) of the shelter belt visible in the supplied photograph (refer appendix 4.6) 
represent the positions of the proposed lots 10-12, the lower portions represent 
recently planted native species and represent the position of the upper reaches of 
the proposed lot 6. 
 
The higher portions of the existing shelter belt create a strong sense of contrast 
with the rolling ridgelines of the hill country, this sense of contrast is exaggerated by 
the lower native planting shelter belt planting adjacent. In this sense this visually 
dominant shelter belt can be considered to modify the ridgeline when compared to 
the portions to the south (sitting at the right of the supplied photograph) which are 
covered with remnant native vegetation, therefore the portion of the site visible from 
this viewpoint can be considered to be a 'modified' ridgeline whereas the portions to 
the south can be considered to be a more 'natural' ridgeline. 
 
As per the proposal the higher elements of the western shelter belt (i.e.: the 
cryptomeria planting) will be removed, whereas the lower portions (i.e.: the native 
planting) will remain. The higher elements of the existing shelter belt will be 
replaced with fragments of native planting of similar species to that present in the 
gully to the east of the site.  
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As the site is developed residential built form will be erected at site. Due to the 
prevailing topography, any built form erected upon lots 1-7 will be obscured from 
view from this viewpoint, with any elements of built form visible restricted to the 
proposed lots 10-12.  
 
The positioning of the proposed western boundary planting (native vegetation 
fragments) will see portions of any future built form upon the proposed lots 10-12 
visible from this viewpoint, however the degree of obscuration will increase as the 
proposed planting matures.  
 
The presence of retained avocado trees at site will see a degree of visual 
absorption of any built form at site as these avocado trees will act as a backdrop to 
any future built form as will the proposed native vegetation planting at the 
eastern/southern boundaries of the proposed lots 10-12.  
 

 The removal of the higher portions of the existing shelter belt and their 
replacement with the proposed fragments of native planting will see the ridgeline at 
the site have a higher degree of 'naturalness' than what is currently present. 
Additionally the element of interplay between the existing shelter belt and pastoral 
landscape will not be lost with its removal and replacement with the proposed 
fragments of native planting. 

 
This viewpoint represents the view encountered from within the navigable 
lanes of Ohiwa Harbour and a selection of existing dwellings located on 
Ohiwa Loop Road. The removal of the higher portions of the existing shelter 
belt and the future erection of built form upon three (3) proposed lots adjacent 
to the crest of a prevailing ridgeline will provide a noticeable visual change to 
the current vista. However, any future proposed built form will be partially 
obscured from view by proposed native planting at the western boundary and 
visible portions of any future built form will be partially absorbed by the 
presence of further native planting at lot boundaries and retained avocado 
trees, ensuring that a minimal amount, if any, of future residential built form 
installed upon these proposed three (3) lots will be viewed against a sky 
backdrop. The removal of the higher elements of the existing shelter belt and 
their replacement with native planting can be considered to increase the 
'naturalness' of the existing ridgeline at the site. Taking these factors into 
account, the potential for adverse effects on both public and private visual 
amenity arising from the proposed sub-division from this viewpoint to be 
considered as Low. 
 

Viewpoint 7: Salt Marsh Lookout (adj. to intersection of Burke Rd and Pacific Coast 
Highway) 

 Co-ordinates; (X:1959865.89871 Y:5783989.57833) 
 

6.17.  This viewpoint is representative of the view encountered from the viewing platform 
of the salt marsh lookout, a signposted attraction on the Pacific Coast Highway. 
This viewpoint represents the farthest publicly accessible viewpoint from the site of 
those surveyed.  



 

 34 

 
The view to the site from this viewpoint is of the western flanks, specifically the 
western shelterbelt and associated ridgeline. This higher portion (i.e.: cryptomeria 
planting) of the shelter belt visible in the supplied photograph (refer appendix 4.7) 
represent the positions of the proposed lots 10-12, the lower portions represent 
recently planted native species and represent the position of the upper reaches of 
the proposed lot 6. 
 
The higher portions of the existing shelter belt create a strong sense of contrast 
with the rolling ridgelines of the hill country, this sense of contrast is exaggerated by 
the lower native planting shelter belt planting adjacent. In this sense this visually 
dominant shelter belt can be considered to modify the ridgeline when compared to 
the portions to the south (sitting to the right of the site in the supplied photograph) 
which are covered with remnant native vegetation, therefore the portion of the site 
visible from this viewpoint can be considered to be a 'modified' ridgeline whereas 
the portions to the south can be considered to be a more 'natural' ridgeline. 
 
As per the proposal the higher elements of the western shelter belt (i.e.: the 
cryptomeria planting) will be removed, whereas the lower portions (i.e.: the native 
planting) will remain. The higher elements of the existing shelter belt will be 
replaced with fragments of native planting of similar species to that present in the 
gully to the east of the site.  
 
As the site is developed residential built form will be erected at site. Any built form 
erected upon lots 1-7 will be obscured from view from this viewpoint. The 
positioning of the proposed western boundary planting (native vegetation 
fragments) will see portions of any future built form visible from this viewpoint, 
however the degree of obscuration will increase as the proposed planting matures. 
Visibility to any portions of built form will be largely mitigated by the distance to the 
site from this viewpoint (>6km) 
 

 The removal of the higher portions of the existing shelter belt and their 
replacement with the proposed fragments of native planting will see the ridgeline at 
the site have a higher degree of 'naturalness' than what is currently present. 
Additionally the element of interplay between the existing shelter belt and pastoral 
landscape will not be lost with its removal and replacement with the proposed 
fragments of native planting. The removal of the higher portions of the shelter belt 
will remove the level of contrast that currently exists and allow the site, as a whole 
to be more conspicuous when viewed against the wider landscape from this 
viewpoint. 

 
This viewpoint represents the view encountered from a static viewpoint at a 
signed attraction on a locally significant transport corridor. The removal of the 
higher portions of the existing shelter belt and the future erection of built form 
upon three (3) proposed lots adjacent to the crest of a prevailing ridgeline will 
provide a noticeable visual change to the current vista. However, any future 
proposed built form will be partially obscured from view by proposed native 
planting at the western boundary and visible portions of any future built form 
will be partially absorbed by the presence of further native planting at lot 
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boundaries and retained avocado trees, ensuring that a minimal amount, if 
any, of future residential built form installed upon these proposed three (3) 
lots will be viewed against a sky backdrop. The removal of the higher 
elements of the existing shelter belt and their replacement with native planting 
can be considered to increase the 'naturalness' of the existing ridgeline at the 
site and increase the level of consciousness of the site within the wider 
landscape. Taking these factors into account, combined with the distance of 
the site from this viewpoint, the potential for adverse effects on both public 
and private visual amenity arising from the proposed sub-division from this 
viewpoint to be considered as Negligible-Very Low. 
 

Viewpoint 8: Port Ōhope Wharf 
 Co-ordinates; (X:1960867.04482 Y:5787996.61639 
 

6.18.  This viewpoint is representative of the view encountered from the Port Ōhope 
wharf, a popular area of public open space with residents and visitors. 
 
The view to the site from this viewpoint is of the western flanks, specifically the 
western shelterbelt and associated ridgeline. This higher portion (i.e.: cryptomeria 
planting) of the shelter belt visible in the supplied photograph (refer appendix 4.8) 
represent the positions of the proposed lots 10-12, the lower portions represent 
recently planted native species and represent the position of the upper reaches of 
the proposed lot 6. 
 
The higher portions of the existing shelter belt create a strong sense of contrast 
with the rolling ridgelines of the hill country, this sense of contrast is exaggerated by 
the lower native planting shelter belt planting adjacent. In this sense this visually 
dominant shelter belt can be considered to modify the ridgeline when compared to 
the portions to both the north (sitting to the left of the site in the supplied 
photograph) and the south (sitting to the right of the site in the supplied photograph) 
which are covered with remnant native vegetation, therefore the portion of the site 
visible from this viewpoint can be considered to be a 'modified' ridgeline whereas 
the portions to the north south can be considered to be a more 'natural' ridgeline. 
 
As per the proposal the higher elements of the western shelter belt (i.e.: the 
cryptomeria planting) will be removed, whereas the lower portions (i.e.: the native 
planting) will remain. The higher elements of the existing shelter belt will be 
replaced with fragments of native planting of similar species to that present in the 
gully to the east of the site.  
 
As the site is developed residential built form will be erected at site. Any built form 
erected upon lots 1-7 will be obscured from view from this viewpoint. The 
positioning of the proposed western boundary planting (native vegetation 
fragments) will see portions of any future built form visible from this viewpoint, 
however the degree of obscuration will increase as the proposed planting matures. 
Visibility to any portions of built form will be largely mitigated by the distance to the 
site from this viewpoint (>5km). 
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 The removal of the higher portions of the existing shelter belt and their 
replacement with the proposed fragments of native planting will see the ridgeline at 
the site have a higher degree of 'naturalness' than what is currently present. 
Additionally the element of interplay between the existing shelter belt and pastoral 
landscape will not be lost with its removal and replacement with the proposed 
fragments of native planting. The removal of the higher portions of the shelter belt 
will remove the level of contrast that currently exists and allow the site, as a whole 
to be more conspicuous when viewed against the wider landscape from this 
viewpoint. 

 
This viewpoint represents the view encountered from a static viewpoint from a 
piece of infrastructure that sits adjacent to an area of popular public space. 
The removal of the higher portions of the existing shelter belt and the future 
erection of built form upon three (3) proposed lots adjacent to the crest of a 
prevailing ridgeline will provide a noticeable visual change to the current 
vista. However, any future proposed built form will be partially obscured from 
view by proposed native planting at the western boundary and visible portions 
of any future built form will be partially absorbed by the presence of further 
native planting at lot boundaries and retained avocado trees, ensuring that a 
minimal amount, if any, of future residential built form installed upon these 
proposed three (3) lots will be viewed against a sky backdrop. The removal of 
the higher elements of the existing shelter belt and their replacement with 
native planting can be considered to increase the 'naturalness' of the existing 
ridgeline at the site and increase the level of consciousness of the site within 
the wider landscape. Taking these factors into account, combined with the 
distance of the site from this viewpoint, the potential for adverse effects on 
both public and private visual amenity arising from the proposed sub-division 
from this viewpoint to be considered as Very Low. 
 

Viewpoint 9: Ōhope Beach 
 Co-ordinates; (X:1963947.81536 Y:5787187.66406) 
 

6.19.  This viewpoint is representative of the view encountered from the eastern extents 
of Ōhope beach, this view is available when walking along the beach areas the 
encircle the Port Ōhope recreation reserve and the Ōhope Beach Golf links. The 
selected viewpoint (refer appendix 4.9) represents the approximate closest point to 
the site when present on Ōhope beach.  
 
The view to the site from this viewpoint is of the western flanks, specifically the 
western shelterbelt and associated ridgeline. This higher portion (i.e.: cryptomeria 
planting) of the shelter belt visible in the supplied photograph (refer appendix 4.9) 
represent the positions of the proposed lots 10-12, the lower portions represent 
recently planted native species and represent the position of the upper reaches of 
the proposed lot 6. 
 
The higher portions of the existing shelter belt create a strong sense of contrast 
with the rolling ridgelines of the hill country, this sense of contrast is exaggerated by 
the lower native planting shelter belt planting adjacent. In this sense this visually 
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dominant shelter belt can be considered to modify the ridgeline when compared to 
the portions to both the north (sitting to the left of the site in the supplied 
photograph) the south (sitting to the right of the site in the supplied photograph) 
which are covered with remnant native vegetation, therefore the portion of the site 
visible from this viewpoint can be considered to be a 'modified' ridgeline whereas 
the portions to the south can be considered to be a more 'natural' ridgeline. 
 
As per the proposal the higher elements of the western shelter belt (i.e.: the 
cryptomeria planting) will be removed, whereas the lower portions (i.e.: the native 
planting) will remain. The higher elements of the existing shelter belt will be 
replaced with fragments of native planting of similar species to that present in the 
gully to the east of the site.  
 
As the site is developed residential built form will be erected at site. Any built form 
erected upon lots 1-7 will be obscured from view from this viewpoint. The 
positioning of the proposed western boundary planting (native vegetation 
fragments) will see portions of any future built form visible from this viewpoint, 
however the degree of obscuration will increase as the proposed planting matures.  
 
The presence of retained avocado trees at site will see a degree of visual 
absorption of any built form at site as these avocado trees will act as a backdrop to 
any future built form as will the proposed native vegetation planting at the 
eastern/southern boundaries of the proposed lots 10-12.  
 

 The removal of the higher portions of the existing shelter belt and their 
replacement with the proposed fragments of native planting will see the ridgeline at 
the site have a higher degree of 'naturalness' than what is currently present. 
Additionally the element of interplay between the existing shelter belt and pastoral 
landscape will not be lost with its removal and replacement with the proposed 
fragments of native planting. 

 
This viewpoint represents the view encountered from within the navigable 
lanes of Ohiwa Harbour and a selection of existing dwellings located on 
Ohiwa Loop Road. The removal of the higher portions of the existing shelter 
belt and the future erection of built form upon three (3) proposed lots adjacent 
to the crest of a prevailing ridgeline will provide a noticeable visual change to 
the current vista. However, any future proposed built form will be partially 
obscured from view by proposed native planting at the western boundary and 
visible portions of any future built form will be partially absorbed by the 
presence of further native planting at lot boundaries and retained avocado 
trees, ensuring that a minimal amount, if any, of future residential built form 
installed upon these proposed three (3) lots will be viewed against a sky 
backdrop. The removal of the higher elements of the existing shelter belt and 
their replacement with native planting can be considered to increase the 
'naturalness' of the existing ridgeline at the site. Taking these factors into 
account, the potential for adverse effects on both public and private visual 
amenity arising from the proposed sub-division from this viewpoint to be 
considered as Low. 
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Summary of Visual Effects 
 

6.20.  A summary of visual effects anticipated under each option is provided in Table 4 
below: 
 

Table 4: Assessment of Effects Viewpoints 
VP No. Location (WKID 2193 Coordinates) Level of effect on visual 

amenity  

1 X:1967729.80489 Y:5784054.30881 Very Low 
2 X:1968016.14575 Y:5785526.23581 Very Low - Low 
3 X:1969044.50953 Y:5786556.67544 Negligible - Very Low 

4 X:1967234.68922 Y:5785539.65393 Low 

5 X:1966009.32910 Y:5787035.70908 Very Low - Low 

6 X:1963815.76759 Y:578591.30597 Low 

7 X:1959865.89871 Y:5783989.57833 Negligible - Very Low 

8 X:1960867.04482 Y:5787996.61639 Very Low 

9 X:1963947.81536 Y:5787187.66406 Low 

 
Outside of neighbouring properties, the prevailing topography of the areas 
surrounding the site, the existing off site and on site (to be retained) vegetation 
ensure that external views to the site are from distances of approximately 800m+. 
 
The orientation of the landform upon which the site sits sees the publicly available 
views to the site primarily limited to distinct spheres, those views encountered from 
the east of the site (represented by viewpoints 1-4) and those encountered from the 
west of the site (represented by viewpoints 6-9), the exception to this a limited view 
to the site from the nearby Onekawa Te Mawhai Regional Park (represented by 
viewpoint 5). 

When viewed from the east, the perceptible change to the site will be viewed as  the 
removal of the majority of the existing cryptomeria shelter belt with fragmented 
native planting and the visibility of retained avocado trees. Whilst portions of future 
built form will be visible, the proposed planting framework will ensure that any 
proposed built form will not be viewed in its entirety. Additionally the removal of a 
geometrically arranged block of utilitarian exotic planting with native planting can be 
considered to increase the 'naturalness' of the site within the surrounding landscape.  

When viewed from the west, the site is currently highly conspicuous within the wider 
landscape due to the high level of contrast of the existing cryptomeria shelter belt 
with the adjacent pastoral landscape and recently installed native shelter belt 
planting. This leads to the ridgeline at the site having a high degree of 'modification' 
when viewed against the more 'natural' ridgelines to the north and south of the site. 
The removal of this higher portion of the shelter belt and its proposed replacement 
with fragments of native vegetation will remove this level of contrast and increase 
the level of naturalness at the ridgeline. Like the views from the east, the amount of 
any future built form will be minimised by the combination of proposed boundary 
planting and retained avocado trees which will ensure any future built form is not 
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visible in its entirety and is absorbed into the landscape rather than contrasting 
against it. 

  Taking these factors into consideration the cumulative effects of the proposal 
on visual amenity is considered to be Low. 

7. Assessment of the proposal against 'Coastal Zone' as 
outlined in section 9.2 of the Ōpōtiki District Plan 

 
Table 5 below outlines the responses of the author, from a landscape and visual effects 
standpoint, to the relevant (to landscape and visual assessment of this specific site) of the 
sub-division proposal against the objectives and policies of the 'coastal zone' as outlined in 
section 9.2 of the Ōpōtiki District Plan 
 

Table 5: Evaluation of proposal against the objectives and policies of the 'coastal zone' as outline din 
section 9.2 of the Ōpōtiki District Plan 

 
Section 9.2 - Objectives and Policies (Coastal Zone)  

# Objective: Retain and, where possible, restore the natural character within the coastal 
zone 

9.2.1.2 Policy: Ensure that the subdivision, use 
and development of land within the 
Coastal Zone avoids as far as practicable 
significant adverse effects on natural 
character  and where these cannot be 
avoided, be remedied or mitigated. 

It is considered that the proposed removal 
of existing shelter belts and their 
subsequent replacement with native 
planting will increase the degree of 
'naturalness' of the site, particularly the 
areas abutting the ridgeline. (refer analyses 
throughout sections 5 and 6) 

9.2.1.3 Policy: Encourage voluntary actions to 
maintain, enhance or protect the natural 
character of the Coastal 
Zone. 

Applicant is proposing extensive native 
planting throughout the site, which as per 
above is considered to enhance the 
'naturalness' of the region. The proposed 
planting has been arranged in such a 
manner that any future built form upon the 
site is not viewed externally in its entirety 
and that combined with retained vegetation 
that any future built form is absorbed into 
the landscape as opposed to contrasting 
with it. (refer analyses throughout sections 
5 and 6) 

# Objective: The adverse effects of inappropriate subdivision, use and development on the 
natural character of the Coastal Zone are avoided or are remedied or mitigated, including 
by providing for development in areas better able to absorb the effects of the 
development than other areas of the coast. 

9.2.2.1 Policy: Residential activities within the 
zone need to be managed and located to 
ensure that adverse effects on the amenity 
values , the quality of the environment, 
and the natural and physical resources of 
the District are avoided, remedied or 
mitigated. 

As per responses to 9.2.1.2 and 9.2.1.3 
any potential adverse effects on amenity 
values are minimised through native 
planting, which is considered to increase 
the naturalness of the site. Additionally 
rural amenity is maintained throughout the 
site, through the retention of fruit trees and 
areas for grazing as well as the retention of 
small-scale horticultural activities in the 
outdoor living spaces of the existing 
dwelling. (refer analyses throughout 
sections 5 and 6) 
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9.2.2.2 Policy: Manage the effects of residential 
activities through controls on building 
height , storage areas, parking, loading, 
signage, noise, glare, and separation 
distances to ensure the amenity value of 
the site and adjoining sites are maintained. 

Height restrictions are proposed for any 
future residential built form, with built form 
on the proposed lots 10-12 (the high point 
of the site / ridgeline) restricted to single 
storey structures. 
 
Amenity on neighbouring lots is maintained 
through a combination of retention of 
existing shelter belts and proposed native 
planting. 

9.2.2.5 Policy: Manage the effects of subdivision, 
use and development on the natural 
character  of the Coastal Zone through 
avoiding inappropriate development 
outside existing settlements, as far as 
practicable, or remedying or mitigating 
adverse effects, while recognising that 
some activities, due to functional, 
operational or technical requirements, 
need to locate in the Coastal Zone. 

Refer above responses to 9.2.1.2, 9.2.1.3 
and 9.2.2.1 and analyses throughout 
sections 5 and 6. 

9.2.2.6 Policy: Encourage subdivision, use and 
development within established coastal 
settlements to ensure that residential 
development is managed to avoid, remedy 
or mitigate the effects of sprawling 
subdivision on the natural character  of the 
Coastal Environment. 

Whilst the proposal does not necessarily 
occur within one of the clusters of 
residential dwellings that are present along 
nearby coastlines, it does sit within a site 
that forms part of a wider rural-residential 
community. As per above responses to 
9.2.1.2, 9.2.1.3 and 9.2.2.1 refer to 
analyses throughout sections 5 and 6 for 
assessment of the potential adverse 
impacts on natural character introduced by 
the proposal. 

# Objective: Enable rural production activities in the Coastal Zone 
9.2.5.2 Policy: To provide for rural production 

activities by ensuring that adjacent 
residential activities do not compromise 
the ability to use the land for rural 
production purposes through reverse 
sensitivity effects. 

Any future residential activities will not 
compromise the ability of any neighbouring 
properties to undertake rural activities. The 
site itself will maintain some elements of 
rural activity after the proposed subdivision. 
Additionally, it should be noted that lot 8 
will be surrendered to the neighbouring lot 
which all allow for an increase in rural 
activity.  

 

8. Conclusion 
 

The site of the proposed subdivision sits within a wider landscape of high natural 
rural character values, with key perceptible character elements being the interplay 
between fragments of native vegetation and geometrically arranged utilitarian 
planting and open areas of pastoral landscape, and the network of ridgelines. 
 
The physical effects upon the landscape are predominantly limited to the removal of 
existing shelter belts, a limited amount of physical alteration to the site is required to 
accommodate the proposed building platforms and the prevailing profile of the site 
will be maintained. 
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Whilst the change from a working orchard to a residential development can be 
considered to be significant, when viewed against the wider context of the proposal, 
it can be seen that there are positive changes in terms of landscape character 
values arising from the proposal. The most notable being the removal of mass 
bodies of exotic planting and their replacement with native vegetation, this can be 
considered to increase the 'naturalness' of the site and will particularly evident when 
viewed from within Ohiwa Harbour and Ōhope. 
 
The proposed planting has been arranged in such a manner that when combined 
with the retained avocado trees and shelter belts will ensure that any future built 
form placed upon the proposed lots will not be viewed in its entirety whilst still 
allowing future occupants of the site to enjoy views out to the wider landscape. 
 
These factors being given due consideration it is factored that the level of 
both permanent and temporary adverse effects on both landscape and visual 
amenity generated by proposal can be considered to be Very Low - Low* / No 
more than minor.  

___________________________________________________________________ 
* Te Tangi A Te Manu – Aotearoa New Zealand Landscape Assessment Guidelines – Final Draft April 2021 – 
Approved 5th May 2021 – NZILA AGM 
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P1 - Panorama from within site (shot at western extent/high point of proposed lot 6 - view towards east)

Existing lower orchard block -proposed lots 1-7Shelter belt to be removed - proposed lots 10-12 Existing eastern shelter belt to be removedFuture grazing area for proposed lot 6

P2 - Panorama from within site (shot at western extent/high point of proposed lot 6 - view towards east)

Existing lower orchard block -proposed lots 1-7Shelter belt to be removed - proposed lots 10-12 Existing eastern shelter belt to be removed

Future grazing area for proposed lot 6

P3 - Panorama looking towards site from access road

Shelter belt to be removed - proposed lots 10-12

Shelter belt to be removed - proposed lots 1-6
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P4 - Panorama from within site indicating view to the west from approximate boundary of proposed lots 10 and 11

P5 - Panorama from within site indicating view to the west from within proposed lot 12

     2.2
Photographs from within site and towards site

P4

P6

P6 - Panorama from approximate entrance to proposed lot 6 indicating existing native gully planting to the east of the site

Existing native planting located in gully to the east of the site
Existing shelter belt to be removed & 
replaced with existing native planting

S1 - View towards existing shelter belt to be removed - shelter belt to be replaced 
with native planting similar to that in gully (left of photogprah)

Existing shelter belt 
(to be removed)

Existing native 
planting within gully

P5

S1
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Viewpoint 1

Image dimension: 400x267mm @ A3
Image to be viewed at: 500mm distance.
Distance to site: Approx. 2030m
WKID 2193 Co-ordinates (X,Y): 
1967729.80489, 5784054.30881

Camera: Nikon D5100
Sensor: 23.6 x 15.6mm CMOS
Lens: AF-S NIKKON 18-55mm 1:3.5-5.6G Locked at 35mm Length
Image date: 17th February 2022
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Viewpoint 2

Image dimension: 400x267mm @ A3
Image to be viewed at: 500mm distance.
Distance to site: Approx. 1575m
WKID 2193 Co-ordinates (X,Y): 
1968016.14575, 5785526.23581

Camera: Nikon D5100
Sensor: 23.6 x 15.6mm CMOS
Lens: AF-S NIKKON 18-55mm 1:3.5-5.6G Locked at 35mm Length
Image date: 17th February 2022
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Viewpoint 3

Image dimension: 400x267mm @ A3
Image to be viewed at: 500mm distance.
Distance to site: Approx. 2680m
WKID 2193 Co-ordinates (X,Y): 
1969044.50953, 5786556.67544

Camera: Nikon D5100
Sensor: 23.6 x 15.6mm CMOS
Lens: AF-S NIKKON 18-55mm 1:3.5-5.6G Locked at 35mm Length
Image date: 17th February 2022



50
Client  
G & S Stillwell

Project 
98C Ohiwa Harbour Road
Waiotahe
Ōpōtiki

Issue: 
Date:
22/04/22

Appendix      4.4
Viewpoint 4

Image dimension: 400x267mm @ A3
Image to be viewed at: 500mm distance.
Distance to site: Approx. 800m
WKID 2193 Co-ordinates (X,Y): 
1967234.68922, 5785539.6539

Camera: Nikon D5100
Sensor: 23.6 x 15.6mm CMOS
Lens: AF-S NIKKON 18-55mm 1:3.5-5.6G Locked at 35mm Length
Image date: 17th February 2022
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Viewpoint 5

Image dimension: 400x267mm @ A3
Image to be viewed at: 500mm distance.
Distance to site: Approx. 1170m
WKID 2193 Co-ordinates (X,Y): 
1966009.32916, 5787035.70908

Camera: Nikon D5100
Sensor: 23.6 x 15.6mm CMOS
Lens: AF-S NIKKON 18-55mm 1:3.5-5.6G Locked at 35mm Length
Image date: 17th February 2022
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Viewpoint 6

Image dimension: 400x267mm @ A3
Image to be viewed at: 500mm distance.
Distance to site: Approx. 2430m
WKID 2193 Co-ordinates (X,Y): 
1963815.76759, 578591.30597

Camera: Nikon D5100
Sensor: 23.6 x 15.6mm CMOS
Lens: AF-S NIKKON 18-55mm 1:3.5-5.6G Locked at 35mm Length
Image date: 17th February 2022
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Viewpoint 7

Image dimension: 400x267mm @ A3
Image to be viewed at: 500mm distance.
Distance to site: Approx. 6600m
WKID 2193 Co-ordinates (X,Y): 
1959865.89871, 5783989.57833

Camera: Nikon D5100
Sensor: 23.6 x 15.6mm CMOS
Lens: AF-S NIKKON 18-55mm 1:3.5-5.6G Locked at 35mm Length
Image date: 17th February 2022
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Viewpoint 8

Image dimension: 400x267mm @ A3
Image to be viewed at: 500mm distance.
Distance to site: Approx. 5830m
WKID 2193 Co-ordinates (X,Y): 
1960867.04482, 5787996.61639

Camera: Nikon D5100
Sensor: 23.6 x 15.6mm CMOS
Lens: AF-S NIKKON 18-55mm 1:3.5-5.6G Locked at 35mm Length
Image date: 17th February 2022
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Viewpoint 9

Image dimension: 400x267mm @ A3
Image to be viewed at: 500mm distance.
Distance to site: Approx. 2695m
WKID 2193 Co-ordinates (X,Y): 
1963947.81536, 5787187.66406

Camera: Nikon D5100
Sensor: 23.6 x 15.6mm CMOS
Lens: AF-S NIKKON 18-55mm 1:3.5-5.6G Locked at 35mm Length
Image date: 17th February 2022


