
Application for resource consent 
or fast-track resource consent
(Or Associated Consent Pursuant to the Resource Management Act 1991 (RMA)) (If applying 
for a Resource Consent pursuant to Section 87AAC or 88 of the RMA, this form can be 
used to satisfy the requirements of Schedule 4). Prior to, and during, completion of this 
application form, please refer to Resource Consent Guidance Notes and Schedule of 
Fees and Charges — both available on the Council’s web page.

Office Use Only  
Application Number:

1. Pre-Lodgement Meeting

Have you met with a council Resource Consent representative to discuss this application prior 
to lodgement?    Yes    No

2. Type of Consent being applied for

(more than one circle can be ticked):

 Land Use
 Fast Track Land Use*
 Subdivision

 Discharge
 Change of Consent Notice (s.221(3))

 Consent under National Environmental Standard 
(e.g. Assessing and Managing Contaminants in Soil)

 Other (please specify) 

* The fast track is for simple land use consents and is restricted to consents with a controlled activity status.

3. Would you like to opt out of the Fast Track Process?

 Yes    No

4. Consultation

Have you consulted with Iwi/Hapū?  Yes    No

If yes, which groups have 
you consulted with?

Who else have you 
consulted with?

For any questions or information regarding iwi/hapū consultation, please contact Te Hono at Far North District 
Council tehonosupport@fndc.govt.nz

 Extension of time (s.125)

 Form 9  Application for resource consent or fast-track resource consent       1

https://www.fndc.govt.nz/services/Resource-consents
mailto:tehonosupport@fndc.govt.nz




8. Application Site Details

Location and/or property street address of the proposed activity:

Name/s: 

Site Address/ 
Location:

Postcode

Legal Description:  Val Number:

Certificate of title:  

Please remember to attach a copy of your Certificate of Title to the application, along with relevant consent notices 
and/or easements and encumbrances (search copy must be less than 6 months old)

Site visit requirements:

Is there a locked gate or security system restricting access by Council staff?  Yes    No

Is there a dog on the property?     Yes    No

Please provide details of any other entry restrictions that Council staff should be aware of, e.g. 
health and safety, caretaker’s details. This is important to avoid a wasted trip and having to re-
arrange a second visit.

9. Description of the Proposal:

Please enter a brief description of the proposal here. Please refer to Chapter 4 of the District Plan, 
and Guidance Notes, for further details of information requirements.

If this is an application for a Change or Cancellation of Consent Notice conditions (s.221(3)), please 
quote relevant existing Resource Consents and Consent Notice identifiers and provide details of the 
change(s), with reasons for requesting them.

10. Would you like to request Public Notification?

 Yes    No
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11. Other Consent required/being applied for under different legislation

(more than one circle can be ticked):

 Building Consent  Enter BC ref # here (if known)

 Regional Council Consent (ref # if known)   Ref # here (if known) 

 National Environmental Standard consent    Consent here (if known) 

 Other (please specify)   Specify ‘other’ here 

12. National Environmental Standard for Assessing and Managing
Contaminants in Soil to Protect Human Health:

The site and proposal may be subject to the above NES. In order to determine whether regard needs 
to be had to the NES please answer the following:

Is the piece of land currently being used or has it historically ever been used for an activity 
or industry on the Hazardous Industries and Activities List (HAIL)   Yes    No    Don’t know

Is the proposed activity an activity covered by the NES? Please tick if any of the following apply to 
your proposal, as the NESCS may apply as a result.   Yes    No    Don’t know

 Subdividing land  
 Changing the use of a piece of land 

 Disturbing, removing or sampling soil
 Removing or replacing a fuel storage system 

13. Assessment of Environmental Effects:

Every application for resource consent must be accompanied by an Assessment of Environmental Effects 
(AEE). This is a requirement of Schedule 4 of the Resource Management Act 1991 and an application can 
be rejected if an adequate AEE is not provided. The information in an AEE must be specified in sufficient 
detail to satisfy the purpose for which it is required. Your AEE may include additional information such as 
Written Approvals from adjoining property owners, or affected parties.

Your AEE is attached to this application  Yes  

13. Draft Conditions:

Do you wish to see the draft conditions prior to the release of the resource consent decision?   Yes    No

If yes, do you agree to extend the processing timeframe pursuant to Section 37 of the Resource 
Management Act by 5 working days?    Yes    No
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BAY OF ISLANDS PLANNING (2022) LIMITED 

 

Kerikeri House 

Suite 3, 88 Kerikeri Road  

Kerikeri 

Email – office@bayplan.co.nz Website - www.bayplan.co.nz  

10 September 2024 
 
Far North District Council  
John Butler Centre 
Kerikeri  
 
Dear Team Leaders, 
 
Re: Proposed Staff Accommodation – 320 Ludbrook Road, Pakaraka 
 
Our client, Ngawhitu Limited seeks a resource consent for a 60m2 house to be used for staff 
accommodation at 320 Ludbrook Road, Pakaraka. Please note that the house is already in-situ 
but on blocks.  

The site is zoned ‘Rural Production’ within the Far North District Council Operative District Plan 
(ODP), and Rural ‘Rural Production’ under the Proposed District Plan (PDP). The site is subject 
to various features and overlays under both the ODP and PDP.  

Consents are required under both the ODP and the PDP in relation to the development which is 
located on an Outstanding Natural Feature.  

Overall, the application is a Discretionary Activity. 

Report Prepared By:  
 

 
J V Kemp 
Principal Consultant 

Reviewed by:  

 
    
 
 

Steven Sanson 
Director | Consultant Planner  

 

 

 

http://www.bayplan.co.nz/
mailto:office@bayplan.co.nz
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INTRODUCTION 
The applicant proposes to relocate a 59.4m2 house for staff accommodation on their farm 
property at 320 Ludbrook Road, legally described as Lot 1 DP 196184, with the RoT of 570882. 
The RoT is provided in Appendix A.  
 
Whilst there are various interests, none of these are considered to be of concern in relation to 
the proposed resource consent.  
 
The house will be supported by a 25m2 carport, a 23.1m2 deck, and there will be a 250m2 of 
access and paths to service the dwelling. All on site services will be supplied and this is partially 
shown through a 30,000l water tank and wastewater system. Stormwater will overflow to a 
dispersal trench. 
 
Excavations proposed are minor. The maximum depth will be less than 1.2m and the total 
volume will be less than 3m3.  
 
The application is supported by Architectural Plans prepared by Cadplanz. These are found in 
Appendix B. An outline of the proposed development is found in Figure 1.  
 

 
Figure 1: Proposed Development ( Source: CadPlanz) 

 
Given the location of the development, a Landscape and Visual Assessment prepared by 
Hawthorn Landscape Architecture has also been prepared. This is found in Appendix C. 
Similarly, an Archaeological Assessment has been undertaken. This is found in Appendix D. 
 
The applicant has also consulted with surrounding neighbours and Iwi. The record of this 
consultation are provided in Appendix E. Full hard copy consultation packs can be provided on 
request.  
 
The applicant has tried to discuss the application with Ngati Hine and Ngapuhi but to date no 
formal correspondence has been received.  

http://www.bayplan.co.nz/
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Site Description & Surrounding Environment 
The site is a large at 90.66ha in size. The property is largely pastoral with some trees scattered 
throughout (See Figure 2).  
 
Under the ODP and PDP the site is considered to be zoned Rural Production.  
 
Under the ODP the site is located within the Pouerua Heritage Precinct. The site includes part of 
the Outstanding Landscape Feature Pouerua [ID 25].  
 
The site is also largely contained within the Outstanding Natural Feature Pouerua [Pakaraka 
Mountain] Scoria Cone and Lava Fields [ID 47].  
 
Within that feature [ID 47] is the Site of Cultural Significance to Maori – Pouerua, Maunga Tapu, 
Waahi Tapu, Pa [MS09-08]. This is also a Heritage Site ID 611, Category 1 [Pouerua]1.  
 
The PDP differs slightly from the ODP in that it characterises ID47 as an Outstanding Natural 
Landscape – Ohaeawai Area Volcanic Filed [ID 56].  
 
The PDP contains the Outstanding Natural Feature – Pouerua [Pakaraka Mountain], Scoria 
Cone, Lava Field and Lava-Dammed Lakes [ID 91].  
 
Under the PDP MS-09-08 is retained. The site also remains within the Pouerua Heritage Area.  
 
Part of the eastern extent of the site is subject to being considered as Kiwi Present. The site does 
not contain any Highly Productive Land.  
 
In terms of Regional Council maps, the site is within a 100m buffer of a natural wetland. The site 
is not implicated by any natural hazards such as flooding. There are no activities on the Selected 
Land Use Register on the site or in the surrounds. The site is not located within the Coastal 
Environment.  
 
The Northland Regional Policy Statement also shows the Outstanding Natural Landscape and 
Outstanding Natural Feature.  
 
These features are outlined in the Figures below. While many of these features implicate the 
wider site, only few of these affect the proposed development area off Ludbrook Road.  
 
The surrounds are of a similar character to the site. All being rural in nature with the underlying 
features and resources being present. The site is well described by C  

 
1 Note that the Archaeological Report attached notes 26 registered archaeological sites within the application site [refer Page 7 and 
Figure 7 of that Report].  

http://www.bayplan.co.nz/
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Figure 2: Subject Site ( Source: Prover) 

 

Figure 3: ODP Zoning ( Source: Far North Maps) 

 

http://www.bayplan.co.nz/
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Figure 4: ODP Resource Features ( Source: Far North Maps) 

 

Figure 5: PDP Features ( Source: Far North Maps) 

 

Figure 6: Species Distribution ( Source: Far North Maps) 

 

Figure 7: Land Cover Database ( Source: Far North Maps) 

http://www.bayplan.co.nz/
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Figure 8: Resource Features ( Source: Far North Maps) 

 
Figure 9: Biodiversity Wetland with 100m Buffer ( Source: NRC Local Maps) 

 
Figure 10: NRC Regional Policy Statement ( Source: NRC Local Maps) 

http://www.bayplan.co.nz/
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Reasons for Consent 
Table 1: Rural Production Zone – Performance Standards 

Rule Standards  Performance/Comments  
Residential 
Intensity 

Permitted – One unit per 12ha of 
land 
Restricted Discretionary - One unit 
per 4ha of land 
Discretionary – One unit per 2ha of 
land 

• In all cases the land shall be 
developed in such a way that 
each unit shall have at least 
2,000m² for its exclusive use 
surrounding the unit plus a 
minimum of 1.8ha elsewhere 
on the property. 

One dwelling is proposed.  
 
Complies 

Sunlight Permitted - No part of any building 
shall project beyond a 45 degree 
recession plane as measured 
inwards 
from any point 2m vertically above 
ground level on any site boundary 
Restricted Discretionary – if 
permitted standard breached 

The proposed development is 
setback 33.23m and 68.36m to the 
nearest boundaries. Sunlight angles 
are not of concern 
 
Complies 

Stormwater 
Management 

Permitted - The maximum 
proportion of the gross site area 
covered by buildings and other 
impermeable 
surfaces shall be 15%. 
Controlled - The maximum 
proportion of the gross site area 
covered by buildings and other 
impermeable surfaces shall be 20%. 

Total impervious surfaces are 
347.52m2 [0.036%] 
 
Complies 

Setback from 
Boundaries 

Permitted - No building shall be 
erected within 10m of any site 
boundary; 
Restricted Discretionary – if 
permitted standard breached 

The proposed development is 
setback 33.23m and 68.36m to the 
nearest boundaries.  
 
Complies 

Keeping of 
Animals  

 Complies 

Noise  Residential use is expected to 
comply.  
 
Complies 

Building Height Permitted - The maximum height of 
any building shall be 12m. 

The building is less than 5m in 
height 

http://www.bayplan.co.nz/
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Restricted Discretionary - The 
maximum height of any building 
shall be 15m. 

 
Complies 

Helicopter 
Landing Area 

 Complies 

Building 
Coverage 

Permitted - Any new building or 
alteration/addition to an existing 
building is a permitted activity if the 
total Building Coverage of a site 
does not exceed 12.5% of the gross 
site area. 
Controlled - Any new building or 
alteration/addition to an existing 
building is a controlled activity if the 
total Building Coverage of a site 
does not exceed 15% of the gross 
site area. 

Refer total impervious surfaces 
above.  
 
Complies 

Scale of 
Activities  

Permitted – People who reside in 
the household exempt. 
 
4 persons per site 

Complies 

Temporary 
Events  

 Complies 

 

Table 2: Assessment of the Operative Far North District Plan District Wide Rules 

Rule Standard Performance/Comments 

12.1 
Landscape & 
Natural 
Features 

12.1.6.1.1 Protection of Outstanding 
Landscape Features 

No activities are proposed within 
the Outstanding Landscape 
Feature. 

Complies 

12.1.6.1.2 Indigenous Vegetation 
Clearance in Outstanding 
landscapes 

No vegetation clearance is 
required. 

Complies  

12.1.6.1.3 Tree Planting in 
Outstanding Landscapes 

Not relevant.  

Complies 

12.1.6.1.4 Excavation and/or filling 
within an outstanding landscape 

Not relevant.  

Complies 

http://www.bayplan.co.nz/
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Rule Standard Performance/Comments 

12.1.6.1.5 Buildings within 
outstanding landscapes 

Not relevant.  

Complies 

12.1.6.1.6 Utility Services in 
Outstanding Landscapes 

Not relevant.  

Complies 

12.2  

Indigenous 
Flora and 
Fauna 

12.2.6.1.1 Indigenous Vegetation 
Clearance Permitted Throughout the 
District 

12.2.6.1.2 Indigenous Vegetation 
Clearance in the rural Production 
and Minerals Zones 

12.2.6.1.3 Indigenous Vegetation 
Clearance in the General Coastal 
Zone 

12.2.6.1.4 Indigenous Vegetation 
Clearance in Other Zones 

No vegetation clearance is 
required. 

Complies 

12.3 

Earthworks 

12.3.6.1.1 Excavation and/or filling, 
excluding mining and quarrying, in 
the Rural Production Zone or Kauri 
Cliffs Zone  

Excavations proposed are minor. 
The maximum depth will be less 
than 1.2m and the total volume will 
be less than 3m3.  
 

Complies  

12.4 Natural 
Hazards 

12.4.6.1.1 Coastal Hazard 2 Area 

12.4.6.1.2 Fire Risk to Residential 
Units 

There are no applicable features 
and the dwelling is not within 20m 
of vegetation.  
 

Complies 

12.5 Heritage 12.5.6.1.1 Notable Trees Not relevant.  

Complies 

12.5.6.1.2 Alterations to/and 
maintenance of historic sites, 
buildings and objects.  

In relation to the development area 
this is not relevant.  

Complies 

http://www.bayplan.co.nz/
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Rule Standard Performance/Comments 

12.5.6.1.3 Registered 
Archaeological Sites 

There are no such registered 
archaeological sites at the 
development area that are 
affected.  

Complies 

12.5A Heritage 
Precincts 

12.5A.6.1.1 Maintenance of 
Buildings 

Not proposed 

Complies 

12.5A.6.1.2 Signs in the Strand and 
Kerikeri Basin Heritage Precincts 

Not relevant 

Complies 

12.5A.6.1.3 Parking and Access in 
the Strand 

Not relevant 

Complies 

12.5A.6.1.4 Alterations to Land in 
the Strand, Pouerua, and Kerikeri 
Basin Heritage Precincts.  

All soil disturbance proposed is 
exempt as per the definition of 
‘excavation’ as per the ODP.  

 Complies 

12.5A.6.1.4 Planting of Trees in the 
Kerikeri Basin Heritage Precinct 

Not relevant 

Complies 

12.5A.6.3.2 New Buildings within 
Heritage Precinct 

The proposal can be seen from the 
roadside.  

Discretionary Activity 

12.6 Air Not applicable N/A 

12.7 Lakes, 
Rivers, 
Wetlands and 
the Coastline 

12.7.6.1.1 Setback from lakes, rivers 
and the coastal marine area 

12.7.6.1.2 Setback from smaller 
lakes, rivers and wetlands 

12.7.6.1.4 Land Use Activities 
involving the Discharges of Human 
Sewage Effluent 

12.7.6.1.5 Motorised Craft 

12.7.6.1.6 Noise  

All relevant setbacks are adhered 
to.  

Complies 

http://www.bayplan.co.nz/
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Rule Standard Performance/Comments 

12.8 
Hazardous 
Substances 

 Not relevant 

Complies 

12.9 
Renewable 
Energy and 
Energy 
Efficiency 

 Not relevant 

Complies  

13 Subdivision  Not proposed 

Complies 

14 Financial 
Contributions 

 Not proposed 

Complies 

15 
Transportation 

 The proposal is for the 1st house on 
the site.  

 

Parking is proposed within the 
carport.  

 

Access is considered appropriate 
from Ludbrook Road to the house 
site.  

Complies 

16 Signs and 
Lighting 

 Not proposed 

Complies 

17 
Designations & 
Utility Services 

 Not relevant 

Complies 

18 Special 
Areas 

 Not relevant 

Complies 

19 GMOs  Not relevant 

Complies 

 

http://www.bayplan.co.nz/
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Proposed District Plan 
The proposal is also subject to the Proposed District Plan provisions which have legal effect. 
These are considered in Table  
 

Table 3: Assessment of the Proposed Far North District Plan Rules with Legal Effect 

Matter Rule/Std Ref  Relevance Compliance Evidence 

Hazardous 
Substances  

Majority of rules 
relates to 
development within 
a site that has 
heritage or cultural 
items scheduled 
and mapped 
however Rule HS-R6 
applies to any 
development within 
an SNA – which is 
not mapped 

Rule HS-R2 has 
immediate legal 
effect but only for 
a new significant 
hazardous facility 
located within a 
scheduled site 
and area of 
significance to 
Māori, significant 
natural area or a 
scheduled 
heritage resource  

 

HS-R5, HS-R6, 
HS-R9 

N/A Yes Not relevant as no 
such substances 
proposed.  

Heritage Area 
Overlays  

(Property specific)  

This chapter applies 
only to properties 
within identified 
heritage area 
overlays.  

All rules have 
immediate legal 
effect (HA-R1 to 
HA-R14) 

All standards 
have immediate 
legal effect (HA-
S1 to HA-S3) 

Yes No Refer below.  

 

Consent required.  

 

 

HA-R1 

This rule is not relevant. Maintenance and repair of buildings is not proposed.  

Complies 

HA-R2 

Additions / alterations are not proposed.  

http://www.bayplan.co.nz/
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Complies 

HA-R3 

Strengthening / fire protection is not proposed.  

Complies 

HA-R4 

The site does not contain a Scheduled Heritage Resource.  

Complies 

HA-R5 

The proposal can comply with EW-R12 and EW-R13. The works are not near [within 20m] of a 
Scheduled Heritage Resource. 

Complies 

HA-R6 

No such infrastructure is proposed.  

Complies 

HA-R7 

Not relevant as rule relates to Alderton Park 

Complies 

HA-R8 

Not relevant as relates to Kororareka and Te Waimate 

Complies 

HA-R9 

Not relevant as does not relate to Pouerua 

Complies 

HA-R10 

No such infrastructure is proposed.  

Complies 

HA-R11 

A new building within the Pouerua Heritage Area is not a listed activity. Therefore, the activity 
is Discretionary.  

Discretionary Activity  

HA-R12-HA-R14 

http://www.bayplan.co.nz/
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Not relevant.  

Complies 

Historic Heritage  

(Property specific 
and applies to 
adjoining sites (if 
the boundary is 
within 20m of an 
identified heritage 
item)).   

Rule HH-R5 
Earthworks within 
20m of a scheduled 
heritage resource.  
Heritage resources 
are shown as a 
historic item on the 
maps)  

This chapter applies 
to scheduled 
heritage resources – 
which are called 
heritage items in the 
map legend 

All rules have 
immediate legal 
effect (HH-R1 to 
HH-R10) 

Schedule 2 has 
immediate legal 
effect 

Yes Yes There are no 
Scheduled 
Heritage 
Resources on the 
site.  

Notable Trees  

(Property specific) 

Applied when a 
property is showing 
a scheduled notable 
tree in the map 

All rules have 
immediate legal 
effect (NT-R1 to 
NT-R9) 

All standards 
have legal effect 
(NT-S1 to NT-S2) 

Schedule 1 has 
immediate legal 
effect 

N/A Yes Not indicated on 
Far North 
Proposed District 
Plan 

Sites and Areas of 
Significance to 
Māori 

(Property specific)   

Applied when a 
property is showing 
a site / area of 
significance to 
Maori in the map or 

All rules have 
immediate legal 
effect (SASM-R1 
to SASM-R7) 

Schedule 3 has 
immediate legal 
effect 

Yes Yes No activities are 
proposed within 
the mapped area 
of the SASM 
within the 
application site.  

http://www.bayplan.co.nz/
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within the Te 
Oneroa-a Tohe 
Beach Management 
Area (in the 
operative plan they 
are called site of 
cultural significance 
to Maori)   

Ecosystems and 
Indigenous 
Biodiversity 

All rules have 
immediate legal 
effect (IB-R1 to 
IB-R5) 

N/A Yes No vegetation 
clearance 
proposed.  

Activities on the 
Surface of Water  

All rules have 
immediate legal 
effect (ASW-R1 to 
ASW-R4) 

N/A Yes Not relevant.  

Earthworks  

all earthworks (refer 
to new definition) 
need to comply with 
this  

The following 
rules have 
immediate legal 
effect: 

EW-R12, EW-R13 

The following 
standards have 
immediate legal 
effect: 

EW-S3, EW-S5 

Yes Yes Proposed 
earthworks will be 
in accordance 
with the relevant 
standards 
including GD-05 
and will have an 
ADP applied. 

Signs  

(Property specific) 
as rules only relate 
to situations where 
a sign is on a 
scheduled heritage 
resource (heritage 
item), or within the 
Kororareka Russell 
or Kerikeri Heritage 
Areas 

The following 
rules have 
immediate legal 
effect: 

SIGN-R9, SIGN-
R10 

All standards 
have immediate 
legal effect but 
only for signs on 
or attached to a 
scheduled 
heritage resource 
or heritage area 

Yes Yes Not proposed 

Orongo Bay Zone  Rule OBZ-R14 
has partial 
immediate legal 

N/A Yes Not indicated on 
Far North 

http://www.bayplan.co.nz/
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Overall, the application is a Discretionary Activity under both the Operative and the Proposed 
District Plans.  
 

Environmental  Effects Assessment 
 
Receiving Environment 
The receiving environment is made up of: 

• the existing environment and associated effects from lawfully established activities; 
• effects from any consents on the subject site (not impacted by proposal) that are likely to 

be implemented; 
• the existing environment as modified by any resource consents granted and likely to be 

implemented; and 
• the environment as likely to be modified by activities permitted in the plan. 
• This is the reasonably foreseeable environment within which the adverse effects of the 

proposal are considered.  
• In this case the subject site contains no existing buildings. 

The surrounding environment is rural in nature. The rural production zone allows for reasonably 
low development to occur in a controlled manner as to ensure it does not have detrimental effects 
to the overall rural character. Separation distances also ensure that the rural environment is 
maintained. This is the context of the proposal which will shape the following notification 
assessment. 

Therefore, the adverse effects within the receiving environment must be assessed within the 
context of the operative zoning for the site and the surrounding environment as well as the PDP 
rules with legal effect.  

Accordingly, the following assessment will compare the effects of the proposal against those 
expected by reasonably anticipated development whilst regarding relevant special features of the 
site that specifically require review by the Council. 
 
When considering the application Council has the ability to assess all aspects of the proposal 
with limits on the exercise of its discretion. However, some assistance on such matters can be 
found within the rules breached by the proposal. The assessment is undertaken in Table 4 below 
below.  
 
Table 4: Assessment of Effects of the Proposal 

Matter Assessment  
Positive Effects The proposal includes positive benefits to the applicant that allows 

him to accommodate workers on his site. There is flow on benefits 
to those workers who are carrying out rural production activities on 
the landholding. These activities support the intent of the zone.  
 
There will be economic benefits from the activity in terms of goods 

(Property specific as 
rule relates to a 
zone only) 

effect because 
RD-1(5) relates to 
water 

Proposed District 
Plan 
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and services procured as well as construction activity from the 
proposal.  
 
The supplementary reports in terms of archaeological and 
landscape and visual matters offer recommendations to the 
proposal which are of a positive nature and assist with the 
management of the development in its unique location. 
 

Landscape and Visual 
Effects 

The proposal is supported by a Landscape and Visual Effects 
assessment prepared by Hawthorn Landscape Architects.  
 
That assessment considers the proposal in light of the various 
landscape features present on and near the site.  
 
It concludes that due to the location of the development [close to 
Ludbrook Road where other development is consolidated, on the 
lower flanks of Pouerua, and near the fringe of the Heritage 
Precinct], the developments modest scale, adherence to colours, 
and proposed integration planting that effects will be less than 
minor. I concur with this assessment.  

Archaeological Effects The proposal has been considered by Time Depth Enterprises. The 
Archaeological Report considers the development in relation to 
the archaeological features pertaining to the site and surrounds.  
 
The site and proposed development area sits within a mosaic of 
historic activities and recorded features that give rise to a 
prominent number of recorded archaeological sites.  
 
The report notes the difficulty in exposing further sites without the 
removal of topsoil and therefore, the report writer proposes a 
precautionary approach to the proposed development whereby a 
General Authority is pursed from Heritage New Zealand prior to 
any works commencing.  
 
Following that approach, the report writer also recommends that:  

• All topsoil removal be monitored by an archaeologist;  
• Notification processes be followed if archaeological 

features / evidence is found and if found, are recorded, 
investigated and sampled; 

• All plant locations be tested prior to planting to determine 
whether archaeological features exist  

• No deep rooting plants be used;  
• If human remains are exposed during development, again 

works must cease and the local tangata whenua and 
HNZPT be contacted;  

• That tangata whenua should also be consulted.  
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Therefore, the approach recommended is considered to provide a 
pathway where at the least effects will be mitigate if not avoided. 
As such the effects are considered to be less than minor.  
 

Effects to Tangata 
Whenua 

The proposed development is located between Pouerua, Lake 
Owhareiti, Manowhenua and Ngahuhu Pa. All of these are 
mapped Sites of Cultural Significance to Maori.  
 
These sites are not located on the application site, rather they are 
in the surrounds. The primary sites of concern are Pouerua and 
Lake Owhareiti.  
 
Pouerua is of great cultural significance, so much so that the Te 
Taitokerau Maori Trust Board purchased and subdivided the site 
off and set is aside as a Maori Reservation under s241[2] of the 
RMA.  
 
The title specifically notes:  
 
“Set apart for the purpose of preserving the spiritual and cultural 
significance of the maunga to Ngapuhi-nui-tonu being of great 
significance to the cultural and customary ways of Ngapuhi in life, 
to be known as Pouerua for the common use and benefit of the iwi 
of Tai Tokerau” 
 
The applicant has received the written approval of the landowner - 
the Te Taitokerau Maori Trust Board. Given their approval and 
noting the importance they place on the adjacent site, I consider 
that the effects of the modest proposal have been appropriate 
considered.  
 
In terms of potential effects to Lake Owhareiti and the relevant 
tangata wheua, these could revolve around impacts associated 
with stormwater, wastewater, earthworks, and amenity.  
 
Stormwater is proposed to be controlled with a water tank 
catching all associated roof water. When / if this overflows this 
will be in a controlled manner to a formalized dispersal trench.  
 
In terms of wastewater, the effluent field is located more than 
60m away from Ludbrook Road. It is not expected that a new 
modern system would or could leach down this 60m extent, cross 
Ludbrook Road and then enter the Lake.  
 
In terms of earthworks, as above this will all be monitored by an 
archaeologist to ensure that any cultural artefacts or human 
remains found will be appropriately considered and all parties 
notified.  
 

http://www.bayplan.co.nz/


 

 

Bay of Island Planning Limited | Website: www.bayplan.co.nz | Email: office@bayplan.co.nz  

 
 

Ngawhitu Limited Rev A , August 2024 
 

19 

From an amenity perspective, the proposal is of a modest size, 
aligns with the housing unit at the adjacent site and will not be 
inappropriate in its proposed location.  
 
In relation to the proposal the applicant has made contact with 
both Ngati Hine and Ngapuhi runanga but there has been no 
response received to date.   
 
There are no known effects to cultural or spiritual effects and 
presumably these are limited at the development area or this site 
would also be mapped as a Site of Cultural Significance, which it 
is not.  
 
As the site is not formally impacting the mapped sites of 
significance, written approval has been received, and effects can 
be appropriately mitigated or avoided, effects to tangata whenua 
are considered to be less than minor.  

Effects of the Building 
within the Pouerua 
Heritage Precinct 

The development is proposed to be located near Ludbrook Road 
where other development is located.  
 
The nearest dwelling is located at 324 Ludbrook Road which is 
~110m from the proposal development. The Landscape & Visual 
Effects Assessment comments that the location of the 
development is in keeping with the surrounds, being located at 
the lower flanks of Pouerua and on the fringe of the Heritage 
Precinct.  
 
The dwelling is already recessively coloured according to the 
Visual Assessment. These colours are considered appropriate by 
the landscape architect.  
 
The dwelling itself has a steel roof and weatherboard cladding. It 
has aluminum joinery for windows and entranceways. These 
features are not uncommon in the environment and on 
completion will represent a typical dwelling.  
 
The proposed dwelling has no heritage value in itself. The heritage 
value of Pouerua is recognized through the various overlays 
applicable to the site which have in turned been assessed in 
relation to the proposal above. For those reasons, the proposal is 
not considered to affect the Heritage Precinct in a minor or more 
than minor manner.  
 

Effects to Persons The application contains the written approvals from the parcels 
highlighted in red below. The site is shown in yellow.  
 
Effects to these parties do not need to be considered.  
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The effects to tangata whenua have been considered above, 
these effects are considered to be less than minor.  
 
Sites to the south and surrounds are largely owned by Ngawhitu 
Limited. The image below details the ownership stake of Ngawhitu 
Limited in relation to the wider environment.  
 
As the applicant, approval is implied from these landholdings.  
 

 
 
On this basis, the proposal either has written approval from all 
relevant parties and where this is not received, there are 
considered to be no adversely affected persons.  

 
 

Notification Assessment 
Public Notification Assessment (Sections 95A, 95C-95D) 
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Section 95A specifies the steps to follow to determine whether an application is to be publicly 
notified. These steps are addressed in the statutory order below. 
 
Step 1: Mandatory public notification in certain circumstances 
No mandatory notification is required as: 

• We are not requesting the application be publicly notified (s95A(3)(a)) 
• There are no outstanding or refused requests for further information (s95C and 

s95A(3)(b)), and 
• The application does not involve any exchange of recreation reserved land under s15A of 

the Reserves Act 1977 (s95A(3)(c)).  
 
Step 2: if not required by step 1, public notification precluded in certain circumstances 
Public notification of a resource consent application for an activity which: 

• 95A(5)(a) the resource consent activity is subject to a rule or national standard which 
precludes public notification 

• 95A(5)(b) - the application is for a resource consent for 1 or more of the following, but no 
other, activities: 

o A controlled activity 
o a restricted discretionary, discretionary, or non-complying activity, but only if the 

activity is a boundary activity: 
 
In this case public notification is not precluded. 
 
Step 3: if not precluded by step 2, public notification required in certain circumstances 
Step 3 describes that where public notification is not precluded by step 2, it is required if a rule or 
NES requires public notification, or if the activity is likely to have adverse effects on the 
environment that are more than minor (ss95A(7) and s95A(8)).  
 

• No rule or NES requires public notification in relation to this application.  
• The adverse effects on the environment has been assessed in detail above and it is 

concluded that these will be less than minor. Therefore, public notification is not 
required.  

 
Step 4: public notification in special circumstances 
If an application has not been publicly notified as a result of any of the previous steps, then the 
council is required to determine whether special circumstances exist that warrant it being 
publicly notified (s95A(9)). 
 
Special circumstances are those that are:  

• exceptional or unusual, but something less than extraordinary  
• outside of the common run of applications of this nature, or  
• circumstances which make notification desirable, notwithstanding the conclusion that 

the adverse effects will be less than minor.  
 
There is nothing special, unusual or out of the ordinary with this activity being a development that 
is complementary and anticipated by the ODP and PDP within the Rural Production Zone and 
common place across the district. As such, it is considered there are no reasons to warrant public 
notification of the application. 
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Limited Notification Assessment (Sections 95B, 95E) 
As with the amendments to Section 95A, Section 95B also entails a number of steps that must be 
followed to determine whether an application should be subject to limited notification.  
 
Step 1 relates to the consideration of certain affected groups and affected persons.  
There are no such groups or persons who would be affected by the proposal.  
 
Step 2 details situations where limited notification is precluded (if not required under step 1). 
The application is not for a controlled activity (but no other activities) that requires a resource 
consent under a district plan (other than a subdivision of land). 
 
Step 3 outlines situations where affected persons must be notified if such notification is not 
precluded under step 2.  
Determine whether, in accordance with section 95E the following persons are affected persons:  

• in the case of a boundary activity, an owner of an allotment with an infringed boundary; 
and 

• in the case of any activity prescribed under section 360H(1)(b) a prescribed person in 
respect of the proposed activity.  

• In the case of any other activity, determine whether a person is an affected person in 
accordance with section 95E.  

• Notify each affected person identified above of the application.  
 
This assessment has been undertaken above.  
 

Step 4 is the last step and relates to the consideration of special circumstances and whether 
these would warrant notification to persons not already determined to be eligible for limited 
notification.  

It is not considered that there are any special circumstances that would warrant limited 
notification. 

 

Notification Conclusion 

Overall, it is considered that this application satisfies the relevant provisions of S95A, 95D, 95B 
and 95E and can lawfully be assessed without notification or the requirement for written 
approvals from any persons.  

 

Relevant Statutory Documents  
 
National Policy Statements & National Environmental Standards 
 
The site is not considered to be implicated by the following relevant policy statements:  
 

• New Zealand Coastal Policy Statement – the site is not within the Coastal Environment as 
mapped by the Northland Regional Council.  

• National Policy Statement for Highly Productive Land – the site does not contain any Class 
1-3 soils.  
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• National Policy Statement for Urban Development – the site is not urban.  
• National Policy Statement for Indigenous Biodiversity – no vegetation clearance is 

required / proposed.  
• National Policy Statement for Freshwater Management – these relate to regional and local 

authority requirements.  
 
The site is not considered to be implicated by the following relevant environmental standards:  
 

• National Environmental Standard for Assessing and Managing Contaminants in Soil to 
Protect Human Health – there is no evidence to suggest that the site has been undertaken 
for activities on the HAIL.  

• National Environmental Standard for Freshwater – This is not considered relevant. Refer 
to Table 5 below. 

 
Table 5: Assessment of NES Freshwater 

NES Freshwater  
Rule Assessment 
Part 2 Standards for Farming 
Activities 
 

Not applicable 
 
Complies 

Part 3 Scientific Research 
 

Not applicable 
 
Complies 

Part 3 Construction of 
Wetland Utility Structures 

Not applicable 
 
Complies 

Part 3 Maintenance of 
Wetland Utility Structure 

Not applicable 
 
Complies 

Part 3 Construction of 
Specified Infrastructure 

Not applicable 
 
Complies 

Part 3 Quarrying Activities Not applicable 
 
Complies 

Part 3 Landfills and Cleanfill 
Areas 

Not applicable 
 
Complies 

Part 3 Urban Development Not applicable 
 
Complies 

Part 3 Extraction of Minerals 
and Ancillary Activities 

Not applicable 
 
Complies 

Part 3 Maintenance and 
Operation of Specified 

Not applicable 
 
Complies 
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Infrastructure & Other 
Infrastructure  
Part 3 Sphagnum Moss 
Harvesting 

Not applicable 
 
Complies 

Part 3 Natural Hazard Works Not applicable 
 
Complies 

Part 3 Drainage of Natural 
Wetlands 

Not applicable 
 
Complies 

Part 3 Other Activities There is no vegetation clearance proposed within 10m of the 
wetland.  
 
There are no earthworks proposed within 10m of the wetland.  
 
There is no taking, damming or diversion of water within 100m 
of the wetland. 
 
There is no discharge proposed to water. Discharge is 
proposed to land.  
 
Complies 

 
Regional Policy Statements & Plans 
 
The subject site is within the Northland region and is subject to the governing objectives and 
policies of the RPS. The following table assesses the relevant provisions in the RPS. 

Table 6: Assessment of Regional Policy Statements & Plans 

Northland Regional Policy Statement 

Objective / Policy Comment 

Integrated Catchment 
Management 

Not relevant 

Region Wide Water Quality Not relevant 

Ecological Flows and Water 
Quality 

Not relevant 

Indigenous Ecosystems & 
Biodiversity 

There are no SNAs on the site.  

Enabling Economic Wellbeing The proposal itself will generate economic wellbeing and 
employment and will assist with rural production activities 
within the region.  

Economic Activities – Reverse The activity proposed does not sterilize surrounding 
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Sensitivity and Sterilization activities.  

Regionally Significant 
Infrastructure 

The proposal does not impact any regionally significant 
infrastructure. 

Efficient and Effective 
Infrastructure 

The proposal seeks to use existing FNDC infrastructure 
where appropriate or is otherwise serviced appropriately. 

Security of Energy Supply Power is already provided to the boundary of the site. 

Use and Allocation of Common 
Resources 

Not relevant. 

Regional Form The proposal is not considered to result in any reverse 
sensitivity effects, or a change in character or sense of 
place.  

Tangata Whenua Role in 
Decision Making 

FNDC may send this application to relevant hapū or iwi, 
noting that the applicant has sought appropriate approvals 
and undertaken consultation.  

Natural Hazard Risk Natural hazards are not associated with the proposal. 

Natural Character, Outstanding 
Natural Features, Outstanding 
Natural Landscapes and 
Historic Heritage 

These features have all been assessed within this report and 
in supplementary reports. The effects of the proposal are not 
inconsistent with this approach.  

 
In terms of the Proposed Regional Plan, this is not considered to be a relevant plan as there are 
no rules breached from this document.  

 
Operative and Proposed District Plans 

An assessment of the proposal against the relevant objectives, policies and assessment criteria 
of the ODP and PDP are assessed in the tables below.  

 

With respect to the objectives and policies of 12.1 Landscapes and Natural Features and  12.5A 
Heritage Precincts of the ODP I rely on and concur with the assessment undertaken within the 
Landscape and Visual Effects Assessment.  

 

Where that assessment relies on the Archaeological Report for a conclusion I too rely on that 
report to address the objectives and policies, on a conclusionary basis [i.e the Archaeological 
Report does not specifically address each objective and policy but through assessment, reaches 
a conclusion which positively address the objectives and policies as a whole.  

 
Table 7: Assessment of Relevant ODP Objectives and Policies 
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ODP Rural Environment Objectives & 
Policies 

Assessment 

8.3.1 To promote the sustainable 
management of natural and physical 
resources of the rural environment. 

This is achieved through the proposal. 

8.3.2 To ensure that the life supporting 
capacity of soils is not compromised by 
inappropriate subdivision, use or 
development. 

Soils are not considered to be compromised 
by the activity. 

8.3.3 To avoid, remedy or mitigate the adverse 
and cumulative effects of activities on the 
rural environment. 

There are no known cumulative effects. 

8.3.4 To protect areas of significant indigenous 
vegetation and significant habitats of 
indigenous fauna. 

These are not present. 

8.3.5 To protect outstanding natural features 
and landscapes. This aspect has been assessed above. 

8.3.6 To avoid actual and potential conflicts 
between land use activities in the rural 
environment. 

These conflicts are not present. 

8.3.7 To promote the maintenance and 
enhancement of amenity values of the rural 
environment to a level that is consistent with 
the productive intent of the zone. 

The amenity values of the environment where 
the development is proposed is maintained. 

8.3.8 To facilitate the sustainable 
management of natural and physical 
resources in an integrated way to achieve 
superior outcomes to more traditional forms 
of subdivision, use and development through 
management plans and integrated 
development. 

Subdivision is not proposed. 

8.3.9 To enable rural production activities to 
be undertaken in the rural environment. The proposal seeks this outcome. 

8.3.10 To enable the activities compatible with 
the amenity values of rural areas and rural 
production activities to establish in the rural 
environment. 

The proposal seeks this outcome. 

8.4.1 That activities which will contribute to 
the sustainable management of the natural 
and physical resources of the rural 
environment are enabled to locate in that 
environment. 

The proposal seeks this outcome. 
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8.4.2 That activities be allowed to establish 
within the rural environment to the extent that 
any adverse effects of these activities are able 
to be avoided, remedied or mitigated and as a 
result the life supporting capacity of soils and 
ecosystems is safeguarded and rural 
productive activities are able to continue 

The proposal is considered to align with this 
action. 

8.4.3 That any new infrastructure for 
development in rural areas be designed and 
operated in a way that safeguards the life 
supporting capacity of air, water, soil and 
ecosystems while protecting areas of 
significant indigenous vegetation and 
significant habitats of indigenous fauna, 
outstanding natural features and landscapes. 

Infrastructure on site is proposed for the 
development. 

8.4.4 That development which will maintain or 
enhance the amenity value of the rural 
environment and outstanding natural features 
and outstanding landscapes be enabled to 
locate in the rural environment. 

The proposal promotes landscaping to 
support the development. 

8.4.5 That plan provisions encourage the 
avoidance of adverse effects from 
incompatible land uses, particularly new 
developments adversely affecting existing 
land-uses (including by constraining the 
existing land-uses on account of sensitivity by 
the new use to adverse affects from the 
existing use – i.e. reverse sensitivity). 

Noted. 

8.4.6 That areas of significant indigenous 
vegetation and significant habitats of 
indigenous fauna habitat be protected as an 
integral part of managing the use, 
development and protection of the natural and 
physical resources of the rural environment. 

These are not present. 

8.4.7 That Plan provisions encourage the 
efficient use and development of natural and 
physical resources, including consideration of 
demands upon infrastructure. 

Noted.  

8.4.8 That, when considering subdivision, use 
and development in the rural environment, the 
Council will have particular regard to ensuring 
that its intensity, scale and type is controlled 
to ensure that adverse effects on habitats 
(including freshwater habitats), outstanding 
natural features and landscapes on the 
amenity value of the rural environment, and 

Noted.  
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where appropriate on natural character of the 
coastal environment, are avoided, remedied 
or mitigated. 

Consideration will further be given to the 
functional need for the activity to be within 
rural environment and the potential 
cumulative effects of non-farming activities. 

ODP Rural Production Zone Objectives Assessment 

8.6.3.1 To promote the sustainable 
management of natural and physical 
resources in the Rural Production Zone. 

This is achieved through the proposal. 

8.6.3.2 To enable the efficient use and 
development of the Rural Production Zone in a 
way that enables people and communities to 
provide for their social, economic, and 
cultural well-being and for their health and 
safety. 

This is achieved through the proposal. 

8.6.3.3 To promote the maintenance and 
enhancement of the amenity values of the 
Rural Production Zone to a level that is 
consistent with the productive intent of the 
zone. 

The amenity values of the environment where 
the development is proposed is maintained. 

8.6.3.4 To promote the protection of 
significant natural values of the Rural 
Production Zone. 

These are protected.  

8.6.3.5 To protect and enhance the special 
amenity values of the frontage to Kerikeri Road 
between its intersection with SH10 and the 
urban edge of Kerikeri. 

Not relevant.  

8.6.3.6 To avoid, remedy or mitigate the actual 
and potential conflicts between new land use 
activities and existing lawfully established 
activities (reverse sensitivity) within the Rural 
Production Zone and on land use activities in 
neighbouring zones. 

This is not an issue.  

8.6.3.7 To avoid remedy or mitigate the 
adverse effects of incompatible use or 
development on natural and physical 
resources. 

This is not an issue.  

8.6.3.8 To enable the efficient establishment 
and operation of activities and services that 
have a functional need to be located in rural 
environments. 

Staff accommodation has a functional 
need to be located in the Rural 
Environment. 
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8.6.3.9 To enable rural production activities to 
be undertaken in the zone. The proposal is ancillary to rural 

production.  

8.6.4.1 That the Rural Production Zone 
enables farming and rural production 
activities, as well as a wide range of activities, 
subject to the need to ensure that any adverse 
effects on the environment, including any 
reverse sensitivity effects, resulting from these 
activities are avoided, remedied or mitigated 
and are not to the detriment of rural 
productivity. 

This is considered to be achieved by the 
proposal.  

8.6.4.2 That standards be imposed to ensure 
that the off-site effects of activities in the Rural 
Production Zone are avoided, remedied or 
mitigated. 

Noted.  

8.6.4.3 That land management practices that 
avoid, remedy or mitigate adverse effects on 
natural and physical resources be 
encouraged. 

Noted.  

8.6.4.4 That the type, scale and intensity of 
development allowed shall have regard to the 
maintenance and enhancement of the 
amenity values of the Rural Production Zone to 
a level that is consistent with the productive 
intent of the zone. 

The proposal is modest in scale.  

8.6.4.5 That the efficient use and development 
of physical and natural resources be taken 
into account in the implementation of the 
Plan. 

Noted.  

8.6.4.6 That the built form of development 
allowed on sites with frontage to Kerikeri Road 
between its intersection with SH10 and 
Cannon Drive be maintained as small in scale, 
set back from the road, relatively 
inconspicuous and in harmony with landscape 
plantings and shelter belts. 

Not relevant.  

8.6.4.7 That although a wide range of activities 
that promote rural productivity are appropriate 
in the Rural Production Zone, an underlying 
goal is to avoid the actual and potential 
adverse effects of conflicting land use 
activities. 

There are no such conflicting uses.  

8.6.4.8 That activities whose adverse effects, 
including reverse sensitivity effects, cannot be 
avoided remedied or mitigated are given 

There are no reverse sensitivity effects.  
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separation from other activities 

8.6.4.9 That activities be discouraged from 
locating where they are sensitive to the effects 
of or may compromise the continued 
operation of lawfully established existing 
activities in the Rural Production zone and in 
neighbouring zones. 

No such issue exists.  

 
Table 7: Assessment of Relevant PDP Objectives and Policies 

PDP Rural Production Objectives & Policies Assessment 

RPROZ-R1 The Rural Production zone is 
managed to ensure its availability for primary 
production activities and its long-term 
protection for current and future generations. 

This is achieved through the proposal.  

RPOZ-R2 The Rural Production zone is used 
for primary production activities, ancillary 
activities that support primary production and 
other compatible activities that have 
a functional need to be in a rural environment. 

This will remain through the proposal.  

RPROZ-R3 Land use and subdivision in the 
Rural Production zone:  

a. protects highly productive 
land from sterilisation and enables it to 
be used for more productive forms 
of primary production; 

b. protects primary production activities 
from reverse sensitivity effects that may 
constrain their effective and efficient 
operation; 

c. does not compromise the use 
of land for farming activities, 
particularly on highly productive land;   

d. does not exacerbate any natural 
hazards; and 

e. is able to be serviced by on-
site infrastructure. 

 

There is no classified HPL on the site. The 
activity corresponds to the surrounds being 
for residential use to support the underlying 
rural activities. Farming will remain the 
predominant use. There are no natural 
hazards of concern and the proposal can be 
serviced entirely on site.  

RPROZ-R4 The rural character and amenity 
associated with a rural working environment is 
maintained. 

This is achieved.  
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RPROZ-P1 Enable primary 
production activities, provided they internalise 
adverse effects onsite where practicable, 
while recognising that typical 
adverse effects associated with primary 
production should be anticipated and 
accepted within the Rural Production zone. 

This is achieved.  

RPROZ-P2 Ensure the Rural Production zone 
provides for activities that require a rural 
location by: 

a. enabling primary production activities 
as the predominant land use; 

b. enabling a range of compatible 
activities that support primary 
production activities, 
including ancillary activities, rural 
produce manufacturing, rural produce 
retail, visitor 
accommodation and home 
businesses.  

 

Noted.  

RPROZ-P3 Manage the establishment, design 
and location of new sensitive activities and 
other non-productive activities in the Rural 
Production zone to avoid where possible, or 
otherwise mitigate, reverse 
sensitivity effects on primary 
production activities. 

The design of the proposal has considered 
these matters.  

RPROZ-P4 Land use and subdivision activities 
are undertaken in a manner that maintains or 
enhances the rural character and amenity of 
the Rural Production zone, which includes: 

a. a predominance of primary 
production activities; 

b. low density development with generally 
low site coverage 
of buildings or structures; 

c. typical adverse effects such as 
odour, noise and dust associated with a 
rural working environment; and 

d. a diverse range of rural environments, 
rural character and amenity 
values throughout the district.  

 

These matters are achieved.  
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RPROZ-P5 Avoid land use that: 

a. is incompatible with the purpose, 
character and amenity of the Rural 
Production zone; 

b. does not have a functional need to 
locate in the Rural Production zone and 
is more appropriately located in 
another zone; 

c. would result in the loss of productive 
capacity of highly productive land; 

d. would exacerbate natural hazards; and 

e. cannot provide appropriate on-
site infrastructure 

 

The policy avoids such matters. 

RPROZ-P6 Avoid subdivision that: 

a. results in the loss of highly productive 
land for use by farming activities; 

b. fragments land into parcel sizes that 
are no longer able to 
support farmingactivities, taking into 
account: 

i. the type of farming proposed; 
and 

ii. whether smaller land parcels 
can support more productive 
forms of farming due to the 
presence of highly productive 
land.  

c. provides for rural lifestyle living unless 
there is an environmental benefit. 

 

Not relevant.  

RPROZ-P7 Manage land use and subdivision to 
address the effects of the activity requiring 
resource consent, including (but not limited 
to) consideration of the following matters 
where relevant to the application:  

a. whether the proposal will increase 
production potential in the zone;   

b. whether the activity relies on the 
productive nature of the soil; 

c. consistency with the scale and 
character of the rural environment; 

The proposal enhances the production 
potential of the zone as human interaction 
is required. The accommodation proposed 
enhances this potential.  

The activity does not rely on the productive 
nature of the soil.  

A single dwelling [the first for the site] with 
associated structures are considered to be 
consistent with the scale and character of 
the surrounds.  
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d. location, scale and design 
of buildings or structures; 

e. for subdivision or non-primary 
production activities: 

i. scale and compatibility with 
rural activities;  

ii. potential reverse 
sensitivity effects on primary 
production activities and 
existing infrastructure; 

iii. the potential for loss of highly 
productive land, land 
sterilisation or fragmentation 

f. at zone interfaces: 

i. any setbacks, fencing, 
screening 
or landscaping required to 
address potential conflicts; 

ii. the extent to which 
adverse effects on adjoining or 
surrounding sites are mitigated 
and internalised within 
the site as far as practicable;  

g. the capacity of the site to cater for on-
site infrastructure associated with the 
proposed activity, including whether 
the site has access to a water source 
such as an irrigation network supply, 
dam or aquifer; 

h. the adequacy of 
roading infrastructure to service the 
proposed activity; 

i. Any adverse effects on historic 
heritage and cultural values, natural 
features and landscapes or indigenous 
biodiversity;  

j. Any historical, spiritual, or cultural 
association held by tangata whenua, 
with regard to the matters set out in 
Policy TW-P6. 

 

The site is adjoined on all sites by Rural 
Production zoning. There are no interface 
issues.  

The proposal can be serviced on site by 
infrastructure.  

Roading infrastructure to the site is 
considered sufficient.  

Historic heritage effects have been 
considered above. So too have cultural 
values, and outstanding landscapes and 
features.  
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PDP Heritage Area Objectives & Policies Assessment 

HA-O1 The heritage values of Heritage 
Area Overlays, as derived from 
the sites, buildings and objects of historic 
significance, archaeological sites and 
landform, are identified and protected.  

These are considered to already be protected 
through the PDP.  

HA-P1 To protect the unique heritage values of 
each Heritage Area overlay by: 
a. identifying and protecting the 
heritage buildings, objects and sites, and 
archaeological sites within the Heritage 
area overlay; 
b. maintaining the architectural and historical 
integrity of scheduled Heritage Resources; 
c. acknowledging the surrounds or setting of 
the Heritage area overlay which has an 
important relationship with the values of the 
Heritage Resources;  
d. providing for construction and alteration 
of buildings or structures when they contribute 
to the cultural values, character and heritage 
values of the Heritage area overlay; and 

e. providing for the demolition of non-
heritage buildings or structures when they do 
not contribute to the cultural values, character 
and heritage values of the Heritage 
area overlay. 

 

There are no heritage buildings, objects or 
sites at the development area. 

There may be archaeological sites at the 
development area, but as per the 
Archaeological Report, these can’t be 
identified unless topsoil is removed. 
Otherwise, the proposal does not affect 
those resources already recognised on the 
site.  

HA-P12 To maintain the integrity of the 
Pouerua Heritage area overlay and protect the 
heritage values by: 

a. recognising that Pouerua sits within a 
rural farming landscape with numerous 
Māori stone field systems,  and 
historical drywall boundaries which 
reflect early rural subdivisions; and 

b. protecting the Sites and Areas of 
Significance to Māori, the pa sites and 
other landscape features which share a 
strong contextual and visual 
connection with the central Pouerua 
Pa.  

The proposal is considered to recognise and 
protect these matters.  

HA-P13 To enable subdivision and land use 
which recognises and protects the cultural As above.  
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and heritage values of Pouerua, and the strong 
connection and context of Pouerua scoria 
cone, Ohaewai volcanic field and Ngahuha 
scoria cone.  

 
Section 88A(2) provides that "any plan or proposed plan which exists when the application is  
considered must be had regard to in accordance with section 104(1)(b)." This requires 
applications to be assessed under both the operative and proposed objective and policy 
frameworks from the date of notification of the proposed district plan.  
 
In the event of differing directives between objective and policy frameworks, it is well established 
by case law that the weight to be given to a proposed district plan depends on what stage the 
relevant provisions have reached, the weight generally being greater as a proposed plan moves 
through the notification and hearing process.  
 
In Keystone Ridge Ltd v Auckland City Council, the High Court held that the extent to which the 
provisions of a proposed plan are relevant should be considered on a  case by case basis and 
might include: 

• The extent (if any) to which the proposed measure might have been exposed to 
testing and independent decision making; 

• Circumstances of injustice; and 
• The extent to which a new measure, or the absence of one, might implement a 

coherent pattern of objectives and policies in a plan. 
 
The Proposed District Plan (PDP) was notified in July 2022.  
 

It is considered that the PDP has not gone through sufficient process to allow a considered view 
of the objectives and policies for the relevant zones and overlays. However for completeness an 
assessment is provided and the objectives and policies in the operative district plan are assessed  
accordingly. 

In summary however It is considered that the application is consistent with the relevant 
objectives and policies in the PDP.  
 
 

Consideration Of Part 2 Matters 
Purpose 
Section 5 identifies the purpose of the RMA as the sustainable management of natural and 
physical resources. This means managing the use of natural and physical resources in a way that 
enables people and communities to provide for their social, cultural and economic well-being 
while sustaining those resources for future generations, protecting the life supporting capacity of 
ecosystems, and avoiding, remedying or mitigating adverse effects on the environment. 
 
Principles 
Section 6 sets out a number of matters of national importance which need to be recognised and 
provided for. These include the protection of outstanding natural features and landscapes, the 
protection of areas of significant indigenous vegetation and significant habitats of indigenous 
fauna, and the protection of historic heritage.  
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Section 7 identifies a number of “other matters” to be given particular regard by the council in 
considering an application for resource consent. These include the efficient use of natural and 
physical resources, and the maintenance and enhancement of amenity values.  
 
Section 8 requires the council to take into account the principles of the Treaty of Waitangi.  
 
It is considered that all of these relevant matters have been appropriately addressed through this 
application and assocaited reports.  
 

CONCLUSION 
This assessment concludes that adverse effects on the environment arising from the proposal 
will be less than minor and, on this basis, pursuant to Section 95 of the Resource Management 
Act, this proposal should be processed without the requirement for public or limited notification 
and without the requirement for the written approval of any specific persons.   

 

Overall, the actual and potential effects of the proposal in relation to s104(1)(a) will be acceptable 
in nature noting that the proposal will not have adverse effects on the environment. The 
assessment also concludes that the proposal will be consistent with the relevant provisions of 
the Far North District Plan and will achieve the purpose of the RMA. Therefore, as a discretionary 
activity it is considered that the proposal is not at odds with the objectives and policies of the 
FNDP and will have less than minor effects on the environment. This similarly applies to the 
Proposed District Plan. 

 

Accordingly, it is considered that the statutory requirements of Section 104, 104B, and Part 2 of 
the Resource Management Act, 1991 are satisfied.  

 

On this basis land use consent can be granted to the proposal. 

 
Report Prepared By:  
 

 
J V Kemp 
Principal Consultant 

Reviewed by:  

 
    
 
 

Steven Sanson 
Director | Consultant Planner  

 

http://www.bayplan.co.nz/


Register Only
Guaranteed Search Copy Dated 02/09/24 2:29 pm, Page  of 1 5 Transaction ID 3811550

 Client Reference Quickmap

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Guaranteed Search Copy issued under Section 60 of the Land

Transfer Act 2017

 Identifier 570882
 Land Registration District North Auckland
 Date Issued 24 September 2012

Prior References
338129 NA125A/844

 Estate Fee Simple
 Area 94.9220 hectares more or less

 
Legal Description Lot        1 Deposited Plan 196184 and Lot 1

  Deposited Plan 449832
Registered Owners
Ngawhitu Limited

Interests

Appurtenant               to Lot 1 DP 449832 is a right to convey water created by Transfer B422794.2
Appurtenant             Lot 1 DP 196184 is a water supply right created by Transfer C007043.2
Subject                    to a water supply right over part Lot 1 DP 196184 marked A on DP 138701 created by Transfer C007043.2
Appurtenant                   Lot 1 DP 196184 is a water supply right specified in Easement Certificate C082265.6 - 15.12.1989 at 2.55 pm
Appurtenant                    Lot 1 DP 449832 is a right to convey water created by Transfer C955471.3 - 16.2.1996 at 12.51 pm
Appurtenant                    Lot 1 DP 449832 are rights to convey electricity and water created by Easement Instrument 6733525.3 -

   31.1.2006 at 9:00 am
The                easements created by Easement Instrument 6733525.3 are subject to Section 243 (a) Resource Management Act 1991
Appurtenant                      to Lot 1 DP 449832 is a right of way created by Easement Instrument 7584112.3 - 19.10.2007 at 9:00 am
The                easements created by Easement Instrument 7584112.3 are subject to Section 243 (a) Resource Management Act 1991
Subject          to Section 241(2) Resource Management Act 1991 (affects DP 449832)
9150035.8           Mortgage to ANZ National Bank Limited - 24.9.2012 at 10:52 am



 Identifier 570882

Register Only
Guaranteed Search Copy Dated 02/09/24 2:29 pm, Page  of 2 5 Transaction ID 3811550

 Client Reference Quickmap



 Identifier 570882

Register Only
Guaranteed Search Copy Dated 02/09/24 2:29 pm, Page  of 3 5 Transaction ID 3811550

 Client Reference Quickmap



 Identifier 570882

Register Only
Guaranteed Search Copy Dated 02/09/24 2:29 pm, Page  of 4 5 Transaction ID 3811550

 Client Reference Quickmap



 Identifier 570882

Register Only
Guaranteed Search Copy Dated 02/09/24 2:29 pm, Page  of 5 5 Transaction ID 3811550

 Client Reference Quickmap



cadcad
cadplanz@xtra.co.nz

85

45°

planz
c

85

45°

planz
09/10/2023

DD

T
E

A
T
E

A

SS

E
E

H

T

E
E

H

T

NOTES: ALL CONSTRUCTION SHALL BE TO NZS 3604:2011 AND AMENDMENTS AND OTHER RELATED DOCUMENTS THAT
APPLY TO THE WORK SHOWN. ALL DIMENSIONS AND DETAIL IN THIS DRAWING SHALL BE CHECKED BY THE
CONTRACTOR AND ANY DISCREPANCIES OR AMBIGUITIES SHALL BE BROUGHT TO THE IMMEDIATE ATTENTION OF
CADPLANZ. TEL. 09-407 9816. FAX. 09 407 9817. MOB. 0274 505 471. DO NOT SCALE DIMENSIONS!.  DO NOT GUESS....ASK!

site location  1:10,000 & site plan detail  1:1,000
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Proposed relocation for Ngawhitu Ltd, 320 Ludbrook Road, Pakaraka
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2

0.006% of site has building coverage

12.5% building coverage is permitted

Notes:

topography:

building platform contour is near flat

wind zone:

building site wind zone is Extra High

exposure zone:

building site exposure zone is 'B'

land use zone:

District Plan zone is Rural Production

plumbing & drainage:

all plumbing & drainage work is to fully comply with NZBC G13/AS1

& all local body regulations

wastewater:

see attached wastewater report by

stormwater:

stormwater is to be piped to water tank

overflow is to be piped to dispersion trench

water tank house outlet is to be fitted with a 20micron filter

ground:

see attached geotechical report by

excavation for subfloor:

maximum depth:          <1.2m

maximum volume: <3m
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site plan  1:500

1b
Proposed relocation for Ngawhitu Ltd, 320 Ludbrook Road, Pakaraka
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building coverage:
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2

Proposed house footprint 59.4m
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total building coverage 59.4m
2

0.006% of site has building coverage

12.5% building coverage is permitted

Notes:

topography:

building platform contour is near flat

wind zone:

building site wind zone is Extra High

exposure zone:

building site exposure zone is 'B'

land use zone:

District Plan zone is Rural Production

plumbing & drainage:

all plumbing & drainage work is to fully comply with NZBC

G13/AS1 & all local body regulations

wastewater:

waterwater disposal is by treatment system designed by

Kerikeri Drainage Ltd

see TP58 attached

stormwater:

stormwater is to be piped to water tank

overflow is to be piped to dispersion trench

water tank house outlet is to be fitted with a 20micron filter

ground:
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Proposed elevations #1  1:50

2a
Proposed relocation for Ngawhitu Ltd, 320 Ludbrook Road, Pakaraka
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Proposed elevations #2  1:50
Proposed relocation for Ngawhitu Ltd, 320 Ludbrook Road, Pakaraka
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SProposed floor plan  1:75
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B

Proposed relocation for Ngawhitu Ltd, 320 Ludbrook Road, Pakaraka
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1.  INTRODUCTION 
 

Hawthorn Landscape Architects Ltd (HLA) have been engaged by the Alec Jack 
from Ngawhitu Limited (the applicant) to assess the potential landscape, natural 
character and visual amenity effects anticipated from relocation of a small 
residential dwelling onto the property at 320 Ludbrook Road, Pakaraka. 

The property is zoned Rural Production in the FNDC Operative Plan with Outstanding 
Natural Feature and Outstanding Landscape Feature overlays over part of the 
property. The property is located within a Heritage Precinct HP 1 – Pouerua.  

The area where the proposed dwelling will be located (I will refer to this as the site) is 
covered by the Outstanding Natural Feature overlay and is within HP 1.  

This report will determine any potential impact the proposed development may have 
upon the landscape, visual amenity and heritage character values of the site and 
surrounding environment. 

 
This report provides a full assessment of the landscape and visual effects associated 
with the proposal, in the context of the existing environment, Outstanding Natural 
Landscape, Outstanding Natural Feature and the relevant statutory planning 
framework.  
 
In undertaking this assessment, the author has visited the property to understand the 
nature of the site, its physical and visual relationship to the ONF, adjacent properties 
as well as the context, character, visual catchment and viewing audiences from 
within the wider area.  
 

2. METHODOLOGY 
 

The following methodology was used in the preparation of this landscape and visual 
effects assessment.  
 
• Desktop review of the relevant statutory documents (Regional and District Plan 

text and mapping); 
• Site visits, and filed survey of the local area; 
• Identification of the visual catchment and viewing audiences; 
• Description of the site and existing landscape character, visual/aesthetic quality 

and amenity values of the surrounding environment; 
• Identification and description of the nature of the proposed development; 
• Assessment of anticipated character, landscape and visual effects; 
• Ranking of landscape and visual effects; 
• Review of the relevant planning documentation and reports; 
• Identification of the proposed landscape and visual mitigation approach, 

options considered and recommendations. 
 

To determine the overall nature and significance of the landscape and visual 
effects, an understanding of the sensitivity of the landscape and viewing audience 
has been combined with an assessment of the magnitude of the change resulting 
from the proposal to determine the overall significance of effects.  
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An outline of the effects ratings and definitions used in this assessment is provided in 
Supplement A.  In summary, the significance of effects identified in this assessment 
are based on a seven-point scale which includes very low; low; low-moderate; 
moderate; moderate-high; high and very high ratings.    
  
This assessment has been prepared by a qualified Landscape Architect and in 
accordance with the NZILA (New Zealand Institute of Landscape Architects) Code 
of Conduct and with reference to the Quality Planning Guidelines Note1.  

 

3.0 THE SITE AND ITS LANDSCAPE CONTEXT    
 
3.1 Site Location  
 

The property is located at 320 Ludbrook Road, Pakaraka and is legally described as 
Lot 1 DP 196184. Refer to Appendix 1 – Location Map.  

 
The property is a large irregular shaped lot extending west for approximately 2.5km 
from Ludbrook Road as shown in Figure 1.  
 
The proposed building site for the dwelling is situated approximately 68m to the 
northwest of Ludbrook Road. An existing gateway and farm track allow access to the 
building site.  
 

 
 Figure 1: Site Location 

 
 
 

 
1 http://qualityplanning.org.nz/index.php/planning-tools/land/landscape 
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3.2 Application Site  
 
The applicant’s property lies on the outer southern edge of the Pouerua Heritage 
Precinct, with Pouerua cone approximately 500m to the north of the proposed 
building site.  
 
An Archaeological Survey and Assessment of Effects of the proposed development 
has been prepared by Don Prince, dated November 2023.  
 
The applicant’s property is a very large parcel of land, approximately 95ha. For the 
purposes of this assessment when I refer to the site, I will be referring to the proposed 
building site for the relocated dwelling. 
 
The proposed building site is located approximately 68m to the north of the access 
point off Ludbrook Road.  
 
The relocatable dwelling has been moved onto site and is currently sitting upon 
temporary stilts. The aerial image shown in Figure 2 illustrates its location in relation to 
Ludbrook Road, and a neighbouring dwelling to the west and south. Lake Owhareiti is 
located just to the south of Ludbrook Road. 

 

 
Figure 2: Location of proposed dwelling off Ludbrook Road. 
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The proposed dwelling will be located within farmland that is characterised by 
undulating topography of a rocky nature due to the presence of the underlying 
volcanic larva flow. The archeological report states that the house site is located on 
the “lower southern slopes of Pouerua volcanic cone”. 
 
The building site has a land backdrop so that it is not viewed in an elevated position or 
on the skyline, refer to Figure 3.  
 
The area surrounding the building site is free of any existing vegetation, just in pasture. 
There are a few large Poplar trees located along the southern boundary adjoining 
Ludbrook Road. Refer to the On Site Photographs contained in Appendix 3. 

 

 
 Figure 3: View of the dwelling with Pouerua cone in the background.  
 
3.3 Neighbourhood Context & Character 
 

The site is located within an area that is characterised by rolling farmland, interspersed 
with areas of indigenous forest and inland lakes. Pouerua volcanic cone is the 
dominant landscape feature and provides the land backdrop to the north of the site.  
 
Lake Owhareiti, a shallow lake that was formed through the damming of the valley by 
a lava flow is located to the south of the site and is another dominant feature of this 
landscape setting, as shown in Figure 4.  
 
To the east of the lake an area was subdivided and accommodates a cluster of 
lifestyle lots, these are access off Ludbrook Road, via Lakeland Lane. The 
development within this area is visible from Pouerua cone and the Heritage Precinct 
as shown in Figure 5.  
 
Built development located close to the proposed building site consists of several 
dwellings and farm buildings. The view of these from Pouerua cone is depicted in 
Figure 4. The proposed dwelling is just visible in the bottom left of the image. Its 
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recessive colouring makes it difficult to see compared to the white buildings in the 
image.  

 
Pouerua volcanic cone and its associated archaeological sites form a dominant 
feature within this landscape. The peak of the cone is visible from within an extensive 
area due to its elevation.  

 

 
Figure 4: View from halfway up Pouerua cone showing the cluster of existing 
buildings.  

 
Figure 5: Development off the Lakeland Lane area, viewed from the flanks of 
Pouerua cone. 
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3.4 Background Landscape Assessments 
 
 Far North Landscape Assessment  
 

The 1995 Far North Landscape Assessment was undertaken to assess the landscape 
values of the district in order to inform objectives, policies and management 
strategies to enable the District Council to meet its obligations under Part V of the 
RMA.  
 
The assessment delineated the district into 112 landscape units which each display 
homogeneous and consistent landscape character, derived from topography, 
vegetation and landscape character and the relationship with the sea.  
 
The units were separated into coastal and terrestrial and grouped into 19 landscape 
categories which display a reasonable consistency of landscape character.  
 
The site is located within the following terrestrial landscape unit: 

• Unit T6 – South-East Hill Country which is identified as “Pastoral Hill County 
with pockets of Scrub/Bush”. Refer to Figures 6 and 7.  

 
This unit has a sensitivity rating of 3 out of 7, which is considered low sensitivity.   
 
In relation the unit ‘Pastoral Hill County with pockets of Scrub/Bush’ the assessment 
report states:   
 
“These units cover the majority of the steepest portion of the District that is utilised for 
grazing, including the extensive “Inland Hills” unit which encompasses much of the 
terrain in the centre of the Far North. Encompassed within the hill country that is the 
focus of this category, are many small valleys and basins which have a much more 
fertile image attached to them. 
 
Many of the units convey an impression that pastoral farming is an extremely difficult 
use for the land. Extensive evidence of erosion, recolonisation with manuka 
shrubland, and infestation with weed species all contribute to a rather untamed yet 
fragile landscape. 
 
The steepness of the terrain has precluded clearance of some areas, or dictated the 
retirement of land – allowing native shrubland to regain a foothold. These remnants 
and recolonised portions of the units bring an indigenous theme, as well as creating 
elements of interest and variety in the landscape. Frequently vegetation patterns 
relate to the form of the land, echoing a valley or emphasising a ridgeline. As such it 
increases the legibility and coherence of the landscape.  
 
Most of the built development in these units is relatively inconspicuous, for it is usually 
located on the more stable lower slopes and frequently well screened by vegetation. 
The scarring that accompanies farm tracks in step country has a far more disruptive 
visual effect, reaffirming the impact of more extensive soil creep and slipping that is 
frequently seen in nearby pasture”. 

 
I note that Pouerua has been identified on the plans, as shown in Figure 6, however it 
has not been mentioned in the text of the Far North Landscape Assessment or 
reflected in the sensitivity rating of this landscape unit.  
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Figure 6: Far North Landscape Assessment Map, showing the site in Unit T6 - South-East 
Hill Country, with a sensitivity rating of 3 out of 7.  

 
Figure 7: Far North Landscape Assessment Map, showing the site in the Pastoral Hill 
County with pockets of Scrub/Bush category 

  

 
 



 
 

Hawthorn Landscape Architects Ltd 537e Kerikeri Road, 0293 
P. 09 407 6448  M. 021 407649   info@hawthornlandscapes.co.nz 

10 

4.0 THE PROPOSAL 
 
4.1  Proposed Dwelling 

 
The proposal is set out in the drawing package prepared by Cad Planz which includes 
a range of illustrative material to demonstrate the proposal’s response to statutory 
criteria, proposed building form, the elevational treatment and materiality, which 
together with proposed landscaping will ensure that the development is sensitively 
integrated into the Heritage Precinct. Refer to the plans contained in Appendix 2, and 
the Site Plan in Figure 8. 

 
The proposal is for the relocation of a 60m2 2-bedroom dwelling set on timber piles. 
Decks and a carport will be added to the dwelling. Access will be off Ludbrook Road 
via an existing farm track that will be upgraded.  

 

 
  
Figure 8: Site Plan showing the location of the proposed dwelling, carport, water tank 
and driveway.  

4.2 Landscape Plan 

A Landscape Plan has been prepared that identifies the location of the existing 
Poplar trees along the Ludbrook Road boundary, and the proposed planting that will 
integrate the building into the landscape and mitigate any potential adverse visual 
effects. refer to Appendix 5 and Figure 9. More detail on the Landscape Plan is 
provided in Section 7 of this report.  
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Figure 9: Landscape Plan 

 

5. VISUAL, LANDSCAPE & NATURAL CHARACTER EFFECTS 
 
5.1 Visual Effects 
 

Potential visual effects can be generated through visual changes to the landscape 
because of a development. The significance of effects is measured by the visual 
sensitivity of the landscape and the response of a particular viewing audience.  
 
Visual sensitivity is influenced by several factors including visibility, the nature and 
extent of the viewing audience, whether the proposal is the focal point or part of a 
wider view, whether the view is transient or permanent and the degree of contrast 
with the surrounding environment. It is also influenced by the visual qualities of the 
proposal and the ability to integrate any change within the landscape setting. 

 
The degree of adverse visual effects generated by a proposal also depends upon the 
character of the surrounding landscape (the context), existing levels of development 
on the application site, the contour of the land, the presence or absence of screening 
and/or backdrop vegetation, and the characteristics of the future activities facilitated 
by the application. 

 
This assessment will establish the potential visibility of the application site and future 
placement of the dwelling on this lot.  It will also determine who the potentially 
effected viewing audience is, the degree of change brought about by the proposed 
development, and if there will be any potential adverse visual effects associated with 
this. 

 
The photographs contained in Appendix 4 Off Site Viewpoints depict representative 
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viewing positions that illustrate the potential view of the relocated dwelling. The 
location of the viewpoints are shown in Appendix 1 – Location Map. 
 
It is noted that the dwelling has already been moved onto the building site, and 
currently sits on temporary stands. Once it is lowered onto its permanent piles it will sit 
a lot lower than shown in the photos and will settle into the landscape nicely.  
 
Viewpoint 1 
This area along Ludbrook Road affords the first view towards the proposed dwelling. It 
is a glimpse view, and not particularly visible due to the presence of roadside 
vegetation. The other neighbouring dwellings are more obvious in this view. There will 
be no adverse effects generated from this area. 

 
Viewpoint 2 
This view of the dwelling is afforded from the side of Ludbrook Road, in the general 
area where visitors to Pouerua cone often park and leave their car while walking to 
the top of the cone. This view is oriented towards the west and south west. 
 
Four other buildings are visible in this viewshaft from this location. The presence of the 
proposed dwelling in this location result in it being in context with the other built forms, 
and consolidates built development within an area that is already modified. The 
dwelling does not alter the recognisable character of the landscape from this 
position as dwelling sites are part of the existing character of this area.   
 
The proposed dwelling is set below the skyline and has a backdrop of pasture and 
clusters of trees. The large Poplar trees along the shared boundary with Ludbrook 
Road dwarf the house which is of a modest scale, at 60m2.  
 
To break up the view of the dwelling from this location 3 Kohekohe trees are 
proposed to be planted in the midground view. These will form a contiguous cluster 
of vegetation and will screen the view of the dwelling from this location. The 
proposed backdrop and foreground plantings will also blend the dwelling into the 
landscape.  
 
The potential adverse visual and landscape effects of the development from this 
general area will be less than minor once the landscape plantings have been 
implemented.   
 
Viewpoint 3 
The location of this viewing position is the same as for Viewpoint 2, however the view 
is oriented towards the northwest from Ludbrook Road, with Pouerua cone as the 
backdrop. Viewers will also take in the view of the proposed dwelling and 
neighbouring house just beyond it. Again, the proposed dwelling will be viewed with 
a land backdrop. The proposed landscaping around the dwelling will result in a 
vegetated backdrop and foreground when viewed form this location. The cluster of 
Kohekohe trees will also help to screen the dwelling from visitors view from this 
roadside parking area. 
 
The intention of the proposed landscaping is to tie the house into the landform, so 
that it becomes visually unobtrusive. This will then enable the view of Pouerua cone to 
remain as the dominant feature from this location.  
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The potential adverse visual and landscape effects of the development from this 
general area will be less than minor once the landscape plantings have been 
implemented.   

 
Viewpoint 4 
This view is afforded to passers-by and residents at this end of Ludbrook Road. The 
proposed dwelling is visible as one of the foreground built forms (includes the 
neighbours house to the west). Pouerua cone is the dominant landscape feature 
visible in the background and on the skyline.  
 
The area around the dwelling will be planted out with fast growing native species to 
quickly establish structure plantings around the building site. These will ground the 
dwelling and associated activities and reduce its visibility and prominence. 
 
With the implementation of the landscape mitigation and integration plantings the 
potential adverse visual effects of the dwelling and its location on the edge of the 
Heritage Precinct will be minimised.  This will enable the transient viewers to view 
Pouerua cone as the dominant feature, whilst the dwelling will be subordinate and 
nestled into the lower contours through the use of the landscape plantings.  
 
Viewpoint 5 
This view is obtainable by visitors to Pouerua cone to the north of the site. Lake 
Owhareiti and other dwellings sites are visible in the background.  

 
The roof of the dwelling is just visible over the brow of the hill slope. The proposed 
landscape plantings along this slope will screen the dwelling from view. This will 
enable visitors to Pouerua cone to continue to experience the current amenity and 
heritage values associated with this site. Their appreciation levels will not be altered 
and no adverse visual effects will be generated.  

 
Viewpoint 6 
This view is from further up Pouerua cone to the north of the site. From this location a 
little more of the dwelling is visible, however it is now also smaller in scale. The colours 
of the dwelling assist with blending it into the surrounding colours of the landscape. It 
is not readily visible.  
 
The proposed landscape mitigation plantings will screen the dwelling from view, and 
will protect the current landscape values associated with Pouerua cone and the 
heritage precinct.  
 
Viewpoint 7 
This is the view from close to the top of Pouerua cone to the north of the site. The 
dwelling forms a very small element within a large expansive landscape panorama.  
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Its recessive colours and small-scale result in the dwelling not being very visible. Its 
location close to other dwelling sites consolidates the dwelling activities into one 
area. It generates less than minor potential adverse visual effects as it is, even before 
the proposed landscaping is implemented.  
 
Once the proposed landscaping around the dwelling is implemented it will screen 
the house from view, so that it is not visible from the top of Pouerua cone.  
 
Lake Owhareiti and other dwelling sites are visible in the backdrop. The Lakeland 
Lane area is visible to the south.  
 
Viewpoint 8 
This view represents the distant view from the Lakeland Lane area, looking towards 
the site. The proposed dwelling is hardly visible due to its recessive colouring. The 
neighbouring white house is more visible. There will be no adverse visual effects 
generated by the proposal for the residents of this area.  

 
5.2 Landscape Effects 
 

Landscape effects arise from the change in the physical landscape, which can result 
in changes to the character of a landscape and how this landscape is experienced, 
and the perceived value given to the landscape.  
 
The potential landscape effects of the development will be generated by either 
landform or land-cover modification or may be more subtle such as influencing the 
overall pattern of the landscape.  
 
As the building site is located on the fringe of the Heritage Precinct and the flanks of 
Pouerua cone the landscape has a high perceived value. Any modification to the 
physical landform, or addition to the landscape which changes the current character 
has the potential to generate adverse landscape effects. 
 
The proposal is for the dwelling to be set on the existing landform, rather than cutting 
into and modifying it, as recommended by the archaeologist, Don Prince. Thus, this 
will minimise the actual physical modification to the landform.  
 
The location of the building site close to Ludbrook Road, and the other dwellings sites 
nearby consolidates built form within one settlement node near the end of Ludbrook 
Road.  The existing character of this area includes residential built form and 
associated farm buildings and activities.  The proposed development will be in 
keeping with this character and pattern of development.  
 
The built form of the dwelling itself, although in keeping with the present built 
settlement character, does have the potential to generate adverse landscape 
effects due to its proximity to Pouerua cone.  
 
The dwelling is located approximately 500m away from the cone and will be viewed 
as a foreground element in the views from Ludbrook Road and surrounds. The small 
size of the dwelling and the recessive building colours both assist with minimising 
potential landscape effects. In addition, the proposed landscape plantings will soften 
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and screen the built form from Pouerua cone so that any potential landscape 
character effects of the building are minimised to a less than minor level.   

 
There is no vegetation removal associated with this development.  

 

6. STATUTORY CONTEXT 
  
6.1 Operative Far North District Plan (OFNDP) 
 

The property is located within the Rural Production Zone. Resource Map 35 identifies 
that most of the property and the proposed building site is located within an 
Outstanding Natural Feature (ONF).  
 
Part of the property is also covered by an Outstanding Landscape Feature (OLF) as 
shown in Figure 10 below and on the map contained in Appendix 6 - Landscape 
Overlay Map.  

 

 
Figure 10: ONF and ONL areas in relation to the building site.  

Within Appendix 1A – Natural and Physical Resources, the Outstanding Natural 
Feature is identified as: 

Site 47 – Pouerua (Pakaraka Mountain) scoria cone and lava fields.  

This is a scoria cone, 750m in diameter, 135m high (275ASL) with  associated 
flows – distinctive volcanic centre with well preserved crater and volcanic 
form, surrounded by the best preserved lava flow field in Northland. Rating B2.  

Within Appendix 1B the Outstanding Landscape Feature is identified as Pouerua, 
Prominent pa/archaeological site on volcanic cone at Pakaraka. 

The proposed building site is only covered by the Outstanding Natural Feature (ONF). 
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In addition, it is not in an Outstanding Landscape, or the Outstanding Landscape 
Feature. The property and building site has not been identified as having any high or 
outstanding Natural Character values.  

12.1   LANDSCAPE AND NATURAL FEATURES 

12.1.3 OBJECTIVES  

12.1.3.1  To protect outstanding landscapes and natural features from inappropriate, 
subdivision use and development.  

12.1.3.2  To protect the scientific and amenity values of outstanding natural features.  

12.1.3.3  To recognise and provide for the distinctiveness, natural diversity and 
complexity of landscapes as far as practicable including the complexity 
found locally within landscapes and the diversity of landscapes across the 
District.  

12.1.3.4  To avoid adverse effects and to encourage positive effects resulting from 
land use, subdivision or development in outstanding landscapes and natural 
features and Maori cultural values associated with landscapes. 

 

12.1.4 POLICIES  

12.1.4.1 That both positive and adverse effects of development on outstanding 
natural features and landscapes be taken into account when assessing 
applications for resource consent.  

12.1.4.2 That activities avoid, remedy or mitigate significant adverse effects on both 
the natural and the cultural values and elements which make up the 
distinctive character of outstanding natural features and landscapes.  

12.1.4.3 That the cumulative effect of changes to the character of Outstanding 
Landscapes be taken into account in assessing applications for resource 
consent.  

12.1.4.4 That the visibility of Outstanding Landscape Features, when viewed from 
public places, be taken into account in assessing applications for resource 
consent.  

12.1.4.5 That the adverse visual effect of built development on outstanding 
landscapes and ridgelines be avoided, remedied or mitigated.  

12.1.4.6 That activities avoid or mitigate adverse effects on the scientific and amenity 
values associated with outstanding natural features.  

12.1.4.7 That the diversity of outstanding landscapes at a District-wide and local level 
be maintained and enhanced where practicable.  

12.1.4.8 That the trend is towards the enhancement rather than the deterioration of 
landscape values, including the encouragement of the restoration of 
degraded landscapes.  

12.1.4.9 That the high value of indigenous vegetation to Outstanding Landscapes be 
taken into account when assessing applications for resource consents.  

12.1.4.10 That landscape values be protected by encouraging development that 
takes in account:  
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(a) the rarity or value of the landscape and/or landscape features;  
(b) the visibility of the development;  
(c) important views as seen from public vantage points on a public road, public 

reserve, the foreshore and the coastal marine area;  
(d) the desirability of avoiding adverse effects on the elements that contribute to 

the distinctive character of the coastal landscapes, especially outstanding 
landscapes and natural features, ridges and headlands or those features that 
have significant amenity value;  

(e) the contribution of natural patterns, composition and extensive cover of 
indigenous vegetation to landscape values;  

(f) Maori cultural values associated with landscapes;  

(g) the importance of the activity in enabling people and communities to provide 
for their social, economic and cultural well-being. 

12.1.6.3.3 DEVELOPMENT ON AN OUTSTANDING NATURAL FEATURE  

Any new building, relocated building, extension or alteration to an existing 
building, excavating, filling, planting of trees or clearance of vegetation on an 
Outstanding Natural Feature, as listed in Appendix 1A and shown on the 
Resource Maps is a discretionary activity.  
 

12.1.7  ASSESSMENT CRITERIA 
 
In considering this application the Council shall apply the relevant assessment matters 
set out below and will also have regard to the Far North District Landscape 
Assessment (FNDLA) report (refer to section 3.4 of my report), which was prepared for 
the Council in 1995.  

 
It contains details of the Outstanding Landscapes, Outstanding Landscape Features 
and Outstanding Natural Features in the Far North District together with any site-
specific landscape assessment. 
 
Pouerua has been identified on the FNDLA plans, as shown in Figure 4, however it has 
not been mentioned in the text of the Assessment or reflected in the sensitivity rating 
of this landscape unit.  
 
Within the FNDLA the property is identified as Unit T6 – South-East Hill Country which is 
identified as “Pastoral Hill County with pockets of Scrub/Bush”. Its overall sensitivity 
rating is 3 out of 7, which is considered low sensitivity.  

 
(a) the rarity of the landscape, landscape features or natural features; 

 
The FNDLA does not identify the property as being rare, the FNDLA is not a statutory 
document.  
 
The Operative Far North District Plan has identified the property as being within a 
Heritage Precinct. It is covered by an Outstanding Natural Feature and the backdrop 
to the building site is Pouerua cone, an identified Outstanding Natural Landscape.  
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(b) the visibility of outstanding landscapes, outstanding landscape 
features or outstanding natural features; 

 
The building site is located on the fringe of the Outstanding Natural Feature, on the 
lower contours adjacent to Ludbrook Road. The Outstanding Landscape Feature 
(Pouerua cone) is located approximately 500m to the north of the building site.  
 

(c) the aesthetic, heritage, cultural and natural values of the outstanding 
landscapes and natural features; 

 
The proposed dwelling is small and is recessively coloured. It will be set within 
landscaped grounds to screen it from view from Pouerua cone and the Heritage 
Precinct. The proposal will not adversely affect the aesthetic, heritage, cultural or 
natural values of the ONF. 
 

(d) the elements which make up the distinctive character of the 
outstanding landscape or outstanding landscape features; 

 
The characteristics that contribute to the distinctive character of the OLF includes the 
farmed landscape which keeps the topography (and heritage features) visible so 
that the distinctive landform of Pouerua cone can be easily distinguished. The 
proposed development will not adversely affect this.  
 

(e) the extent of visible change to the landscape which may result from 
an activity; 
 

The extent of visible change will be small, as the dwelling is located right of the edge 
of the Heritage Precinct, and on the lower contours of the cone, adjacent to 
Ludbrook Road and other built form. The dwelling will be well integrated with 
landscaping so that it is not visible from the elevated parts of Pouerua cone.  
 

(f) the extent to which adverse effects may be mitigated through 
screening or other means; 

 
The proposal includes landscape plantings to screen the dwelling and mitigate any 
potential adverse visual effects to a less than minor level.  
 

(g) the degree of visual intrusion in the landscape; 
 

The proposed dwelling is located on the lower contours, it is not visible on a skyline 
and will be surrounded by landscape plantings so that it is visually unobtrusive.   
 

(h) the siting of the activity in relation to ridgelines or natural landscape 
features; 
 

The dwelling is not located on a ridgeline. It is located 500m to the south of the top of 
Pouerua cone which is an OLF.  
 

(i) the design of any building, structure, landform or any development: 
 

This has been detailed within the body of this assessment.  
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(i) the location and design of vehicle access, manoeuvring and parking 
spaces; 

 
This has been detailed within the body of this assessment.  
 

(j) the potential for more than minor adverse effects on the outstanding 
natural feature as a result of the proposed activity; 
 

This has been detailed within the body of this assessment. There will be less than minor 
adverse effects generated.  

 
(l) the extent to which the activity will protect and/or enhance the 

outstanding natural feature or landscape; 
 

The dwelling will be located on the fringe of the ONF and has been assessed to have 
a less than minor affect upon the ONF. 
 

(m) the extent to which the activity may adversely affect ecological values 
of indigenous flora and fauna; 

 
The proposal will result in no vegetation removal. The dwelling will be located in a 
grazed paddock, and will be landscaped with native species that will enhance 
ecological values.  
 

(n) provisions for the permanent legal protection of the Outstanding 
Landscape, Outstanding Landscape Feature or Outstanding Natural 
Feature; 

 
The applicant already has such provisions in place.  

 
(o) the environmental effect of the increase in residential intensity and/or 

the extra lots in relation to the benefits of achieving permanent legal 
protection of an Outstanding Landscape, Outstanding Landscape 
Feature or Outstanding Natural Feature; 

 
No subdivision is proposed. The proposed dwelling will be located on a 95ha parcel of 
land that currently accommodates no dwelling. It will occupy 0.006% of the site. This is 
minuscule and will have result in no adverse environmental effects.   
 

(p) the extent to which an application proposes revegetation and/or 
enhancement of the Outstanding Landscape, Outstanding Landscape 
Feature, or Outstanding Natural Feature, and the measures to secure 
the long term sustainability of the revegetation and/or enhancement; 

 
The proposed landscaping around the dwelling will protect the steep area of erosion 
prone ground, and will provide a food source for local fauna.  
 

(q) the characteristics of the application site, including its size, shape and 
topography; 

 
These details are described in Section 3 of this assessment.  
 

(r) the effectiveness of any proposed pest control programme: 
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The applicants undertake ongoing possum control.   
 

(s) the relationship of people and communities with outstanding 
landscapes, outstanding landscape features and outstanding natural 
features. 

 
The proposed development will not affect the ONF or OLF. People and the local 
community will be able to continue to appreciate the existing values of the ONF and 
OLF. 

 
12.5A Heritage Precincts 
 
Nine Heritage Precincts have been identified in the Far North District as having clusters 
of historic buildings that, in association with the immediate environment, have special 
amenity and character in addition to their heritage values. 
 
The Pouerua Heritage Precinct is described as follows: 
 

Pouerua (Pakaraka): (refer to Map HP1 in Part 5)  
The Pouerua Heritage Precinct is distinguished from other New Zealand historic 
landscapes and waahi tapu by the number and diversity of heritage values 
that are attached to it, by its size and by the degree of its integrity. It embodies 
the mana of Ngapuhi, the historic engagements of Maori and Pakeha in war 
and peace, and has been preserved to date by the separate and collective 
effects of iwi and others. There are major Maori fortifications on the rim of the 
Pouerua volcanic cone, hundreds of terraces on the flanks, and intensive 
evidence of pre-European and 19th century gardens and settlements on the 
lava field. The Pouerua Precinct is considered to contain the best remaining 
example of a large group of field systems, settlements and fortifications 
surviving as an integrated whole. All archaeological evidence within the 
Pouerua volcanic system, therefore, gains significance through association 
with the total complex, and merits recognition. 

12.5A.3 OBJECTIVES  

These objectives supplement those set out in Section 12.5.3.  

12.5A.3.1 To recognise and protect retain the heritage values of the various 
heritage precincts derived from the sites, buildings and objects of 
historic significance, and to protect such sites, buildings and objects 
from inappropriate subdivision, use and development.  

12.5A.3.2 To recognise and protect the heritage values of the various heritage 
precincts derived from the archaeological sites of the precincts and 
to retrieve and record archaeological evidence where appropriate.  

12.5A.3.3 To recognise and protect the special character of the various 
heritage precincts that derives from the built form in combination 
with the landforms.  
12.5A.3.4 To retain The Strand Heritage Precinct as predominantly a 
pedestrian area. 

 

12.5A.4 POLICIES  
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These policies supplement those set out in Section 12.5.4.  

12.5A.4.1 That the type, scale and nature of alterations to existing buildings be 
limited so as to ensure the retention of the heritage character of the 
various heritage precincts and of buildings of historic significance 
within those heritage precincts.  

12.5A.4.2 That the removal or demolition of buildings be restricted to those of 
little or no historic significance which do not contribute significantly 
to the streetscape values of the various heritage precincts.  

12.5A.4.3 That the location, scale and nature of new buildings and structures 
be controlled so as to not adversely affect the historic character, 
streetscape or landscape values of the various heritage precincts 
and of buildings of historic significance within those heritage 
precincts.  

12.5A.4.4 That archaeological sites are protected from damage or 
destruction, and that archaeological information is retrieved 
whenever appropriate.  

12.5A.4.5 That the heritage values of The Strand and Kerikeri Basin Heritage 
Precincts are not adversely affected by inappropriate outdoor 
advertising.  

12.5A.4.6 That activities which conflict with pedestrian use of The Strand be 
restricted.  

12.5A.4.7 That further subdivision in the Pouerua Heritage Precinct does not 
result in adverse effects on historic heritage values from the 
construction of buildings and development (refer to Chapter 13).  

12.5A.4.8 That normal farm practices do not adversely affect the historic 
heritage and  Maori heritage values of the Pouerua Heritage Precinct. 

 
 Comment: 

 
An archaeologist has been engaged by the applicant to assist with any 
archaeological sites on or surrounding the building site.  
 
The applicant is not proposing any subdivision of their land that is located within the 
Pouerua Heritage Precinct. Since purchasing the land in 1949 the family have 
amalgamated smaller titles into a larger contiguous farm. The property is an 
intergenerational family farm, and there is no intention to subdivide it.  
 
The applicants are proposing a small inconspicuously placed dwelling for a farm 
manager, which would enable them to better run and manage their farm. The 
proposal includes measure which will ensure that the development will not adversely 
affect the historic heritage and Māori heritage values of Pouerua Heritage Precinct.  

 
12.5A.7 ASSESSMENT CRITERIA  
The matters set out in s104 and s105, and in Part II of the Act, apply to the 
consideration of all resource consents for land use activities.  
 
In addition to these matters, the Council shall also apply the relevant 
assessment matters set out below:  
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(a) the extent to which any work adversely affects the existing character 
of the various Heritage Precincts as a whole;  

(b) the extent to which any proposed work uses similar materials and is of 
similar design to the existing building or buildings on the same site;  

(c) the extent to which any demolition or removal of a major building on a 
site adversely affects the existing streetscape or destroys a building of 
historical or architectural significance;  

(d) the extent to which landscaping is appropriate to the character of the 
buildings on site;  

(e) the extent to which work or an activity adversely affects or destroys 
any archaeological site;  

(f) effects on landforms, including effects on stone walls and 
archaeological sites;  

(g) in the case of The Strand Heritage Precinct, the extent to which 
Heritage colours are used for all external surfaces;  

(h) in the case The Strand Heritage Precinct, the effects of any use or 
development on pedestrian access to and along The Strand;  

(i) in the case of the Kerikeri Basin Heritage Precinct, the extent to which 
the planting of trees affects the heritage values of sites, either visually 
or because of disturbance of archaeological sites.  

 
 Comment: 

 
The proposed dwelling is very small and is coloured recessively. It is located upon the 
lower contours of the landform, so that it is not very visible within the wider landscape. 
The proposed landscape planting will visually soften and screen it from important 
viewing positions on Pouerua cone and the Heritage Precinct.  
 
There are no historic buildings close to the application site that would need to be 
considered in relation to blending in with a similar style or colours. The proposal will not 
affect the streetscape and the landscaping is considered appropriate for the 
character of this area.  
 
An archaeologist has been engaged by the applicant to assist with any 
archaeological sites.  

  
6.2 Regional Policy Statement for Northland (RPS) 

 
In 2012, the Northland Regional Mapping Project (“Mapping Project”) was 
undertaken by the Northland Mapping Group (on behalf of the NRC). The purpose of 
the Mapping Project was to determine the delineation of the Coastal Environment, 
and the natural heritage areas within the region comprising Outstanding Natural 
Landscapes (“ONL”) and High Natural Character (HNC) areas. 
 
These are now included within the Regional Policy Statement (operative 2016) for 
Northland, thereby meeting the requirements under the New Zealand Coastal Policy 
Statement 2010 in (“NZCPS”) in the Resource Management Act 1991.  
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Based on these studies the NRC has identified that the property and proposed 
building site is located within an Outstanding Natural Feature as shown in Figure 11.  

 

 
 
Figure 11: RPS Map overlay showing the ONF covering the site and nearby ONL, being 
Pouerua cone.  

 
A description, characterisation, and evaluation of the ONF is outlined in the 
Outstanding Natural Features - Mapping Methodology Report. It is described as 
follows: 
 

Feature Name: Pouerua (Pakaraka Mountain) scoria cone and lava fields  
Significance statement: A distinctive volcanic centre with well preserved 
crater and volcanic form, clearly visible from SH1. Surrounded by the best 
preserved lava flow field in Northland.  
Brief Description: A scoria cone, 750 m in diameter, which stands 135 m high, 
275 m ASL and has a 10 m deep summit crater breached to the SW. Rafting of 
part of the cone has resulted in debris mounds below the SW side of the cone 
P05/948467. Stoney rises, 1-10 m high, are distributed over much of the field 
and W of the cone sub-circular mounds 0.5 to 1.5 m high and 2 m in diameter, 
called tumuli, are abundant. Explosion mounds to the E of the centre reach 18 
m high. The longest flow, 4 km long flowed to the NE. The lava field covers an 
area of 13.5 square km. The largest pa and stone fields prehistoric site 
remaining in New Zealand.  
Location: 2 km SW of Pakaraka, just past the intersection of SH1 to Kaikohe 
and SH10 to Kerikeri.  
Importance: B (of National significance) 
Vulnerability: 2 (moderately vulnerable to modification by humans) 

 

7.  LANDSCAPE PLAN 
 

A landscape plan has been prepared for the areas around the dwelling building site 
to integrate the built form into the landscape, refer to Appendix 5.   
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The landscaping will visually soften and screen the built form from specific views, 
especially from Pouerua cone. This will maintain the heritage values, visual amenity 
values and landscape character values associated with the Heritage Precinct. 

 
The key elements of the landscaping include: 

• Specimen Kohekohe trees planted so to screen the view of the dwelling from 
the area where visitors park on the Ludbrook roadside whilst visiting Pouerua 
cone.  

• Foreground plantings to soften the foreground view of the house from 
Ludbrook Road, 

• Backdrop planting consisting of specimen trees and fast growing natives to 
provide a visual screen of the dwelling when viewed form Pouerua cone.  

 

8.  CONCLUSION 

This assessment has provided an understanding of the existing character and quality 
of the site and surrounding landscape and the visual and physical components of the 
development proposal.  

The building site is located within a valued landscape that has been identified as 
being part of a Heritage Precinct and an Outstanding Natural Feature. Pouerua cone 
is located approximately 500m to the north of the building site and has been 
identified as an Outstanding Landscape Feature.  
 
The proposed building site is located on the fringe of the Heritage Precinct, and on 
the lower contours of the flanks of Pouerua cone, close to Ludbrook Road. The 
dwelling will be the only building located on the 95ha property. The location of the 
dwelling close to Ludbrook Road and near other buildings present consolidates 
development within an already modified part of the landscape, and in an area 
where buildings are part of the present landscape character.  
 
The dwelling is small in scale and recessively coloured, blending into the landscape 
setting. The proposed landscape integration plantings will screen the view of the 
development from sensitive parts of the surrounding landscape, particularly from the 
elevated viewing positions on Pouerua cone. This will mitigate any potential adverse 
effects upon landscape, visual and heritage character values to a less than minor 
level. 

The development is sensitive to the ONF and OLF and is consistent with the relevant 
assessment criteria, objectives and policies found within the ODP and RPS.  

Yours sincerely 

 
 

 Christine Hawthorn 
BLA (Hons.) 
Hawthorn Landscape Architects Ltd. 
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plumbing & drainage:
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wastewater:

see attached wastewater report by

stormwater:

stormwater is to be piped to water tank

overflow is to be piped to dispersion trench

water tank house outlet is to be fitted with a 20micron filter

ground:

see attached geotechical report by
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site plan  1:500

1b
Proposed relocation for Ngawhitu Ltd, 320 Ludbrook Road, Pakaraka
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Proposed elevations #1  1:50

2a
Proposed relocation for Ngawhitu Ltd, 320 Ludbrook Road, Pakaraka
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Proposed elevations #2  1:50
Proposed relocation for Ngawhitu Ltd, 320 Ludbrook Road, Pakaraka
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SProposed floor plan  1:75

A

B

Proposed relocation for Ngawhitu Ltd, 320 Ludbrook Road, Pakaraka
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safety glass:
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walls are insulated with R2.2 batts
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denotes distribution board
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all work is to comply with relevant clauses of the building code
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Photo 1 - View from driveway leading to house site

Photo 2 - View from the northwestern side of the house site

On Site Photographs
Ngawhitu Ltd

Proposed Dwelling
Ludbrook Road - Pakaraka



Photo 3 - View from the northern side of the building site

Photo 4 - View from the northeastern side of the building site
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Ludbrook Road - Pakaraka



Viewpoint 1 – First position along Ludbrook Road that allows views of the proposed dwelling. Other dwellings and farm buildings are visible beyond Lake Owhareiti.

Viewpoint 2 – View of the dwelling from the side of Ludbrook Road, in the area where visitors to Pouerua cone park. Four other buildings are visible in this view from this location.

Proposed dwelling

Off Site Viewpoints
Ngawhitu Ltd

Proposed Dwelling
Ludbrook Road - Pakaraka

Proposed dwelling



Viewpoint 3 – View of the dwelling from the side of Ludbrook Road, in the area where visitors to Pouerua cone park. This angle of the view is directed more towards Pouerua cone.

Viewpoint 4 – View from Ludbrook Road, just to the south of the house site. One other dwelling is visible to the west, and Pouerua cone forms the dominant land backdrop to this view.
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Viewpoint 5 – View from Pouerua cone to the north of the site. Lake Owhareiti and other dwelling sites are visible in the backdrop.

Viewpoint 6 – View from further up Pouerua cone to the north of the site. Lake Owhareiti and other dwelling sites are visible in the backdrop.
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Viewpoint 7 – View from close to the top of Pouerua cone to the north of the site. Lake Owhareiti and other dwelling sites are visible in the backdrop. The Lakeland Lane area is visible to the south. 

Viewpoint 8 – View from Lakeland Lane area, looking towards the site.
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Plant Palette

Lota	
Lomandra longifolia ‘Tanika’

Lesc	
Leptospermum scoparium

Vilu	
Vitex lucens

Phco	
Phormium cookianum

Mesp	
Metrosideros ‘Springfire

Knex	
Knightia excelsa

Myau	
Myrsine australis

Dysp	
Dysoxylum spectabile

Picr	
Pittosporum crassifolium

Psle	
Pseudopanax lessonii
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P l a n t   S c h e d u l e  F o r e g r o u n d   P l a n t i n g
Code Botanical Name Common Name Schedule Size Spacing (m)
Lota Lomandra longifolia 'Tanika' Lomandra Grass PB5 2
Phco Phormium cookianum Mountain Flax PB5 2

P l a n t   S c h e d u l e  B a c k d r o p   P l a n t i n g
Code Botanical Name Common Name Schedule Size Spacing (m)
Lesc Leptospermum scoparium Manuka PB5 1.5
Mesp Metrosideros 'Springfire' Pohutukawa var. PB12 5
Myau Myrsine australis Mapou PB5 1.2
Picr Pittosporum crassifolium Karo PB5 3
Psle Pseudopanax lessonii Five finger PB5 3

Note:
Leptospermum scoparium
(planted to the rear)

P l a n t   S c h e d u l e  Sp e c i m e n  T r e e s
Code Botanical Name Common Name Schedule Size
Dysp Dysoxylum spectabile Kohekohe PB18
Knex Knightia excelsa Rewarewa PB18
Vilu Vitex lucens Puriri Tree PB18
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SUPPLEMENT A:  
Natural Character and Landscape Effects Assessment Method 
Updated 2 November 2022 

Introduction 
The Natural Character, Landscape and Visual Effects Assessment (NCLVEA) process provides a framework for 
assessing and identifying the nature and level of likely effects that may result from a proposed development. 
Such effects can occur in relation to changes to physical elements, changes in the existing character or condition 
of the landscape and the associated experiences of such change. In addition, the landscape assessment method 
may include (where appropriate) an iterative design development processes, which seeks to avoid, remedy or 
mitigate adverse effects (see Figure 1).  

This outline of the landscape and visual effects assessment methodology has been undertaken with reference to 
the Te Tangi A Te Manu: Aotearoa New Zealand Landscape Assessment Guidelines and its signposts to 
examples of best practice, which include the Quality Planning Landscape Guidance Note1 and the UK 
guidelines for landscape and visual impact assessment2. 

When undertaking any landscape assessment, it is important that a structured and consistent approach is 
used to ensure that findings are clear and objective.  Judgement should be based on skills and experience and 
be supported by explicit evidence and reasoned argument.   

While natural character, landscape and visual effects assessments are closely related, they form separate 
procedures.  Natural character effects consider the characteristics and qualities and associated degree of 
modification relating specifically to waterbodies and their margins, including the coastal environment. The 
assessment of the potential effects on landscape considers effects on landscape character and values. The 
assessment of visual effects considers how changes to the physical landscape affect the viewing audience.  The 
types of effects can be summarised as follows: 

 

1 http://www.qualityplanning.org.nz/index.php/planning-tools/land/landscape 
2 Landscape Institute and Institute of Environmental Management and Assessment (2013) Guidelines for Landscape and Visual Impact Assessment, 3rd Edition 
(GLVIA3) 
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Figure 1: Design feedback loop  

Design ‘Freeze’ for purposes of Assessment 

L & V Effects Assessment  

Landscape effects:  Change in the physical landscape, which may affect its characteristics or values 

Visual effects:  Change to views which may affect the visual amenity experienced by people 

Natural Character effects:  Change in the characteristics or qualities including the level of naturalness. 



The policy context, existing landscape resource and locations from which a development or change is visible, all 
inform the ‘baseline’ for landscape and visual effects assessments.  To assess effects, the first step requires 
identification of the landscape’s character and values including the attributes on which such values depend. 
This requires that the landscape is first described, including an understanding of relevant physical, sensory and 
associative landscape dimensions. This process, known as landscape characterisation, is the basic tool for 
understanding landscape character and may involve subdividing the landscape into character areas or types.  
The condition of the landscape (i.e. the state of an individual area of landscape or landscape feature) should also 
be described together with, a judgement made on the value or importance of the potentially affected landscape. 

Natural Character Effects 
In terms of the RMA, natural character specifically relates to the coastal environment as well as freshwater 
bodies and their margins. The RMA provides no definition of natural character.  RMA, section 6(a) considers 
natural character as a matter of national importance:  

…the preservation of the natural character of the coastal environment (including the coastal 
marine area), wetlands, and lakes and rivers and their margins, and the protection of them 
from inappropriate subdivision, use, and development. 

Natural character comprises the natural elements, patterns and processes of the coastal environment, 
waterbodies and their margins, and how they are perceived and experienced.  This assessment interprets natural 
character as being the degree of naturalness consistent with the following definition: 

Natural character is a term used to describe the naturalness of waterbodies and their margins. The 
degree or level of natural character depends on: 

• The extent to which natural elements, patterns and processes occur;  

• The nature and extent of modifications to the ecosystems and landscape/seascape; 

• The highest degree of natural character (greatest naturalness) occurs where there is least 
modification; and 

• The effect of different types of modification upon the natural character of an area varies with 
the context and may be perceived differently by different parts of the community. 

The process to assess natural character involves an understanding of the many systems and attributes that 
contribute to waterbodies and their margins, including biophysical and experiential factors. This can be supported 
through the input of technical disciplines such as marine, aquatic and terrestrial ecology, and landscape 
architecture.  

Defining the Level of Natural Character  

The level of natural character is assessed in relation to a seven-point scale. The diagram below illustrates the 
relationship between the degree of naturalness and degree of modification.  A high level of natural character 
means the waterbody is less modified and vice versa. 

 

 

 

 

  

Very High High 
Moderate -
High Moderate Moderate - 

Low Low Very Low 

Degree of modification 

Degree of Naturalness 



Scale of Assessment 

When defining levels of natural character, it is important to clearly identify the spatial scale considered.  The scale 
at which natural character is assessed will typically depend on the study area or likely impacts and nature of a 
proposed development. Within a district or region-wide study, assessment scales may be divided into broader 
areas which consider an overall section of coastline or river with similar characteristics, and finer more detailed 
‘component’ scales considering separate more local parts, such as specific bays, reaches or escarpments. The 
assessment of natural character effects has therefore considered the change to attributes which indicate levels of 
natural character at a defined scale. 

Effects on Natural Character  

An assessment of the effects on natural character of an activity involves consideration of the proposed changes 
to the current condition compared to the existing. This can be negative or positive. 

 
The natural character effects assessment involves the following steps;   

• assessing the existing level of natural character; 
• assessing the level of natural character anticipated (post construction); and 
• considering the significance of the change 

Landscape Effects 
Assessing landscape effects requires an understanding of the landscape resource and the magnitude of change 
which results from a proposed activity to determine the overall level of landscape effects. 

Landscape Resource 

Assessing the sensitivity of the landscape resource considers the key characteristics and qualities. This involves 
an understanding of both the ability of an area of landscape to absorb change and the value of the landscape.  

Ability of an area to absorb change 

This will vary upon the following factors: 

• Physical elements such as topography / hydrology / soils / vegetation; 
• Existing land use; 
• The pattern and scale of the landscape; 
• Visual enclosure / openness of views and distribution of the viewing audience; 
• The zoning of the land and its associated anticipated level of development; 
• The scope for mitigation, appropriate to the existing landscape. 

The ability of an area of landscape to absorb change takes account of both the attributes of the receiving 
environment and the characteristics of the proposed development. It considers the ability of a specific type of 
change occurring without generating adverse effects and/or achievement of landscape planning policies and 
strategies.   

The value of the Landscape 

Landscape value derives from the importance that people and communities, including tangata whenua, attach to 
particular landscapes and landscape attributes. This may include the classification of Outstanding Natural 
Feature or Landscape (ONFL) (RMA s.6(b)) based on important physical, sensory and associative landscape 
attributes, which have potential to be affected by a proposed development. A landscape can have value even if it 
is not recognised as being an ONFL. 

Magnitude of Landscape Change  

The magnitude of landscape change judges the amount of change that is likely to occur to areas of landscape, 
landscape features, or key landscape attributes.  In undertaking this assessment, it is important that the size or 
scale of the change is considered within the geographical extent of the area influenced and the duration of 



change, including whether the change is reversible. In some situations, the loss /change or enhancement to 
existing landscape elements such as vegetation or earthworks should also be quantified.   

When assessing the level of landscape effects, it is important to be clear about what factors have been 
considered when making professional judgements. This can include consideration of any benefits which result 
from a proposed development.  Table 1 below helps to explain this process. The tabulating of effects is only 
intended to inform overall judgements. 

Contributing Factors Higher Lower 
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Ability to 
absorb 
change 

The landscape context has limited existing 
landscape detractors which make it highly 
vulnerable to the type of change resulting 
from the proposed development.   

The landscape context has many detractors and can 
easily accommodate the proposed development 
without undue consequences to landscape character.   

The value of 
the landscape 

The landscape includes important 
biophysical, sensory and shared and 
recognised attributes. The landscape 
requires protection as a matter of national 
importance (ONF/L). 

The landscape lacks any important biophysical, 
sensory or shared and recognised attributes.  The 
landscape is of low or local importance. 

M
ag
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f 
C
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ng

e 

Size or scale  
 

Total loss or addition of key features or 
elements.  
Major changes in the key characteristics of 
the landscape, including significant 
aesthetic or perceptual elements. 

The majority of key features or elements are retained. 
Key characteristics of the landscape remain intact 
with limited aesthetic or perceptual change apparent. 

Geographical 
extent  

Wider landscape scale. Site scale, immediate setting. 

Duration and 
reversibility  

Permanent.   
Long term (over 10 years). 

Reversible. 
Short Term (0-5 years). 

Table 1: Determining the level of landscape effects 

Visual Effects 
Visual effects are a subset of landscape effects. They are consequences of change on landscape values as 
experienced in views. To assess the visual effects of a proposed development on a landscape, a visual baseline 
must first be defined. The visual ‘baseline’ forms a technical exercise which identifies the area where the 
development may be visible, the potential viewing audience, and the key representative public viewpoints from 
which visual effects are assessed.  

Field work is used to determine the actual extent of visibility of the site, including the selection of 
representative viewpoints from public areas. This stage is also used to identify the potential ‘viewing 
audience’ e.g. residential, visitors, recreation users, and other groups of viewers who can see the site. 
During fieldwork, photographs are taken to represent views from available viewing audiences. 

The viewing audience comprises the individuals or groups of people occupying or using the 
properties, roads, footpaths and public open spaces that lie within the visual envelope or ‘zone of 
theoretical visibility (ZTV)’ of the site and proposal.  Where possible, computer modelling can assist to 
determine the theoretical extent of visibility together with field work to confirm this.  Where appropriate, 
key representative viewpoints should be agreed with the relevant local authority. 

The Sensitivity of the Viewing Audience  

The sensitivity of the viewing audience is assessed in terms of assessing the likely response of the viewing 
audience to change and understanding the value attached to views.  

Likely response of the viewing audience to change 

Appraising the likely response of the viewing audience to change is determined by assessing the occupation or 
activity of people experiencing the view at particular locations and the extent to which their interest or activity may 
be focussed on views of the surrounding landscape. This relies on a landscape architect’s judgement in respect 
of visual amenity and the reaction of people who may be affected by a proposal.  This should also recognise that 
people more susceptible to change generally include: residents at home, people engaged in outdoor recreation 
whose attention or interest is likely to be focussed on the landscape and on particular views; visitors to heritage 
assets or other important visitor attractions; and communities where views contribute to the wider landscape 
setting.  

Value attached to views 

The value or importance attached to particular views may be determined with respect to its popularity or numbers 
of people affected or reference to planning instruments such as viewshafts or view corridors. Important 



viewpoints are also likely to appear in guide books or tourist maps and may include facilities provided for its 
enjoyment. There may also be references to this in literature or art, which also acknowledge a level of recognition 
and importance. 

Magnitude of Visual Change  

The assessment of visual effects also considers the potential magnitude of change which will result from views of 
a proposed development.  This takes account of the size or scale of the effect, the geographical extent of views 
and the duration of visual change, which may distinguish between temporary (often associated with construction) 
and permanent effects where relevant.  Preparation of any simulations of visual change to assist this process 
should be guided by best practice as identified by the NZILA3.  

When determining the overall level of visual effect, the nature of the viewing audience is considered together with 
the magnitude of change resulting from the proposed development. Table 4 has been prepared to help guide this 
process: 

Contributing Factors Higher Lower Examples 
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Ability to 
absorb 
change 
 

Views from dwellings and 
recreation areas where attention is 
typically focussed on the 
landscape. 

Views from places of employment 
and other places where the focus is 
typically incidental to its landscape 
context. Views from transport 
corridors.   

Dwellings, places of work, 
transport corridors, public 
tracks 

Value 
attached to 
views 
 

Viewpoint is recognised by the 
community such as an important 
view shaft, identification on tourist 
maps or in art and literature.  
High visitor numbers. 

Viewpoint is not typically recognised 
or valued by the community. 
 
 
Infrequent visitor numbers. 

Acknowledged 
viewshafts, Lookouts 
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Size or scale  
 

Loss or addition of key features in 
the view. 
High degree of contrast with 
existing landscape elements (i.e. in 
terms of form scale, mass, line, 
height, colour and texture). 
 
Full view of the proposed 
development. 

Most key features of views retained. 
 
Low degree of contrast with existing 
landscape elements (i.e. in terms of 
form scale, mass, line, height, colour 
and texture. 
Glimpse / no view of the proposed 
development. 

- Higher contrast/ Lower 
contrast. 

- Open views, Partial 
views, Glimpse views 
(or filtered); No views 
(or obscured) 

 

Geographical 
extent  
 

Front on views. 
Near distance views; 
Change visible across a wide area. 

Oblique views. 
Long distance views. 
Small portion of change visible. 

- Front or Oblique views. 
- Near distant, Middle 

distant and Long 
distant views 

Duration and 
reversibility  

Permanent.   
Long term (over 15 years). 

Transient / temporary.  
Short Term (0-5 years). 

- Permanent (fixed), 
Transitory (moving) 

 
Table 2:  Determining the level of visual effects  

Nature of Effects 
In combination with assessing the level of effects, the landscape and visual effects assessment also considers 
the nature of effects in terms of whether this will be positive (beneficial) or negative (adverse) in the context within 
which it occurs.   Neutral effects can also occur where landscape or visual change is benign.  

It should also be noted that a change in a landscape does not, of itself, necessarily constitute an adverse 
landscape or visual effect. Landscape is dynamic and is constantly changing over time in both subtle and more 
dramatic transformational ways; these changes are both natural and human induced.  What is important in 
managing landscape change is that adverse effects are avoided or sufficiently mitigated to ameliorate the effects 
of the change in land use. The aim is to provide a high amenity environment through appropriate design 
outcomes.   

  

 
3 Best Practice Guide: Visual Simulations BPG 10.2, NZILA 



This assessment of the nature of effects can be further guided by Table 2 set out below: 

Nature of effect Use and Definition 

Adverse (negative): The activity would be out of scale with the landscape or at odds with the local pattern and 
landform which results in a reduction in landscape and / or visual amenity values 

Neutral (benign): The activity would be consistent with (or blend in with) the scale, landform and pattern of the 
landscape maintaining existing landscape and / or visual amenity values 

Beneficial (positive): The activity would enhance the landscape and / or visual amenity through removal or 
restoration of existing degraded landscape activities and / or addition of positive elements or 
features 

Table 1: Determining the Nature of Effects 

Cumulative Effects 
This can include effects of the same type of development (e.g. bridges) or the combined effect of all past, present 
and approved future development4 of varying types, taking account of both the permitted baseline and receiving 
environment. Cumulative effects can also be positive, negative or benign.  

Cumulative Landscape Effects 
Cumulative landscape effects can include additional or combined changes in components of the landscape and 
changes in the overall landscape character. The extent within which cumulative landscape effects are assessed 
can cover the entire landscape character area within which the proposal is located, or alternatively, the zone of 
visual influence from which the proposal can be observed.  

Cumulative Visual Effects 
Cumulative visual effects can occur in combination (seen together in the same view), in succession (where the 
observer needs to turn their head) or sequentially (with a time lapse between instances where proposals are 
visible when moving through a landscape). Further visualisations may be required to indicate the change in view 
compared with the appearance of the project on its own.  

Determining the nature and level of cumulative landscape and visual effects should adopt the same approach as 
the project assessment in describing both the nature of the viewing audience and magnitude of change leading to 
a final judgement. Mitigation may require broader consideration which may extend beyond the geographical 
extent of the project being assessed.  

Determining the Overall Level of Effects 
The landscape and visual effects assessment conclude with an overall assessment of the likely level of 
landscape and visual effects. This step also takes account of the nature of effects and the effectiveness of any 
proposed mitigation. The process can be illustrated in Figure 2: 

 

Figure 2: Assessment process  

This step informs an overall judgement identifying what level of effects are likely to be generated as indicated in 
Table 3 below.  This table which can be used to guide the level of natural character, landscape and visual effects 
uses an adapted seven-point scale derived from Te Tangi A Te Manu. 

  

 
4 The life of the statutory planning document or unimplemented resource consents. 

Landscape 
Resource & 

Viewing Audience
(Sensitivity)

Magnitude 
of  Change

Level of 
Effect

Nature 
of effect



Effect Rating Use and Definition 

Very High: Total loss of key elements / features / characteristics, i.e. amounts to a complete change of 
landscape character and in views. 

High: 
Major modification or loss of most key elements / features / characteristics, i.e. little of the 
pre-development landscape character remains and a major change in views.  Concise 
Oxford English Dictionary Definition 
High: adjective- Great in amount, value, size, or intensity.  

Moderate- High: 
Modifications of several key elements / features / characteristics of the baseline, i.e. the 
pre-development landscape character remains evident but materially changed and 
prominent in views. 

Moderate: 

Partial loss of or modification to key elements / features / characteristics of the baseline, 
i.e. new elements may be prominent in views but not necessarily uncharacteristic within 
the receiving landscape. 
Concise Oxford English Dictionary Definition 
Moderate: adjective- average in amount, intensity, quality or degree 

          Low-Moderate: 
Minor loss of or modification to one or more key elements / features / characteristics, i.e. 
new elements are not prominent within views or uncharacteristic within the receiving 
landscape. 

Low: 

Little material loss of or modification to key elements / features / characteristics. i.e. 
modification or change is not uncharacteristic or prominent in views and absorbed within 
the receiving landscape. 
Concise Oxford English Dictionary Definition 
Low: adjective- 1. Below average in amount, extent, or intensity.   

Very Low: Negligible loss of or modification to key elements/ features/ characteristics of the baseline, 
i.e. approximating a ‘no change’ situation and a negligible change in views. 

Table 3: Determining the overall level of landscape and visual effects 

Determination of “minor” 
Decision makers determining whether a resource consent application should be notified must also assess 
whether the effect on a person is less than minor5 or an adverse effect on the environment is no more than 
minor6. Likewise, when assessing a non-complying activity, consent can only be granted if the s104D ‘gateway 
test’ is satisfied.  This test requires the decision maker to be assured that the adverse effects of the activity on the 
environment will be ‘minor’ or not be contrary to the objectives and policies of the relevant planning documents. 

These assessments will generally involve a broader consideration of the effects of the activity, beyond the 
landscape and visual effects.  Through this broader consideration, guidance may be sought on whether the likely 
effects on the landscape or effects on a person are considered in relation to ‘minor’. It must also be stressed that 
more than minor effects on individual elements or viewpoints does not necessarily equate to more than minor 
landscape effects.  In relation to this assessment, moderate-low level effects would generally equate to ‘minor’  
(see Table 4). 

The third row highlights the word ‘significant’. The term ‘significant adverse effects’ applies to particular RMA 
situations, namely as a threshold for the requirement to consider alternative sites, routes, and methods for 
Notices of Requirement under RMA s171(1)(b), the requirements to consider alternatives in AEEs under s6(1)(a) 
of the 4th Schedule. It may also be relevant to tests under other statutory documents such as for considering 
effects on natural character of the coastal environment under the NZ Coastal Policy Statement (NZCPS) Policy 
13 (1)(b) and 15(b). 

Less than Minor Minor More than Minor 
Very Low Low Low-Moderate  Moderate Moderate- 

High 
High Very High 

 Significant 
Table 4: Determining adverse effects for notification determination, non-complying activities and significance 

 
5 RMA, Section 95E 
6 RMA Section 95D 
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