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Scope of evidence

• Engaged by FNHL to provide a landscape  assessment of the natural character 
of the coastal environment in the settlement of Opua, as it relates to Far North 
Holdings landholding.

• Existing natural character of the coastal environment (baseline) 

• Proposed District Plan Coastal Environment Overlay 

• Ability for the coastal environment to accomodate the development proposed 
by FNHL as set out in their masterplan

• Section 42a

• Overall landscape effects of the proposal 

• Recommendations
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Description of the 4 sites: OMDA
• Opua Marina (OMDA)
• Colenso Triangle (CT)
• Marine Business Park (MBP)
• Opua Commercial Estate (OCE)
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Opua Marina
Landscape rchitecture
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Colenso Triangle
Landscape 

Architecture
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Marine Business Park
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Architecture
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Context photos
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Assessment 
• The natural character of the Coastal Environment sits on a spectrum from high to low.   Pristine to highly modified.

• All four OMDA sites are highly modified by human activity. Further contributing to their man- made character is the 
wider setting which features a marina, car ferry ramp, reclaimed edge and an array of industrial, commercial and 
residential buildings supported by roads and infrastructure. As such, the sites and their setting are assessed as having 
very low natural character attributes overall.

• Consequently, the ability for these sites to accommodate the development heights and densities as set out in the 
FNHL’s submission, with minimal adverse effects on the natural character of the Coastal Environment, is assessed as 
high.

• S42a recognises the existing urban character of Opua

• Coastal Environment limit too restrictive and doesn't make sense in the context of four FNHL landholdings

• More nuanced approach is relevant

• opportunity to go beyond minimising adverse effects on the natural character of the Coastal Environment of Opua . 
Reinstate Natural patterns and processes of the coastal environment as part of mixed use development

• The interplay of concentrated settlement and unmodified coastal landscape is a familiar vernacular around the 
coastline of Aotearoa New Zealand and indeed within the Bay of Islands itself. Concentrating and containing greater 
levels of development within Opua, with the right controls and standards in place, will ensure that both the built 
environment and the unmodified coastal landscape contribute positively to the natural character of Opua’s Coastal 
Environment.

• In conclusion, my assessment of the FNHL sites is that the proposed changes as set out in the FNHL submission will 
have very low effects on the natural character of the Coastal Environment and will be positive in nature.
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Recommendations
• The four OMDA sites are distinct in terms of their respective existing landscape character (baseline) 

and the proposed development limits set out in the FNHL submission. A nuanced approach to the 
development of each site is therefore appropriate. 

• Precinct Plan recommneded

• Development of mixed use - has the potential to improve the site’s landscape values, enhancing the 
overall quality of life for all users.

• NZCPS encourages the consolidation of existing development to avoid sprawling 

• Design standards for built form

• Blue green network – enhance the relationship

• Create a ribbon of built form

• Form a memorable gateway entry to the Bay of Islands Marina.

• Develop a community heart and place for people to gather

• Integrate green spaces into the development, connecting them to the broader vegetation patterns 
and softening the visual envelope of the proposed buildings.
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Interplay built and natural landscape -
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Urban Design Topics

• Brief contextual description.
• FNHL Masterplan
• Extent of the urban environment within the Opua Settlement
• 4 Scenarios
• Urban Design Assessment and recommendations

Urban Design
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Opua Context
Urban Design
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FNHL Masterplan
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Urban Environment Opua Settlement
Appendix 4 Page 3 of the Section42A report
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4 Scenarios

• Operative District Plan
• Proposed District Plan
• FNHL Submission
• Opua Marina Masterplan

Urban Design
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Operative District plan
Urban Design

The Operative district plan 
allows for a variety of heights 
within the 4 land holdings:
• 12, 10 and 8 meters for the 

Opua Marina Development 
Area (OMDA), 

• 10 meters for the commercial 
zone within the Opua 
Commercial Estate (OCE),

• 8 meters for the General 
Coastal Zone of the Colenso 
Triangle (CT)

• 8 meters for the Coastal Living 
Zone of the Marine Business 
Park (MBP)
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Proposed District plan
Urban Design

The proposed district plan poses 
a substantial amount of 
restrictions, not taking into 
account the 5 meter height limit 
for the Coastal Environment 
Overlay:
• For the OMDA 12m height for 

Light Industrial and mixed use 
zone and 8m height for the 
General Residential Zone. 
26m setback requirement 
from the MHWS.

• For the OCE 12 m height for 
the mixed use zone

• For the CT 12m of height 
within the Rural Production 
Zone

• For the MBP 8 meters of 
height for the Rural Lifestyle
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26m setback from MHWS for Opua Marina
Urban Design
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FNHL submission
Urban Design

The FNHL submission seeks all 
the land to be zoned Mixed Use 
and a height limit of 16 meters in 
the OMDA and 12 meters in 
height for the other 3 sites.

16m

12m

12m

12m
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FNHL submission
Urban Design

The Opua Marina Masterplan 
shows the desire for buildings up 
to 18 meters in height nested 
within the hills on strategic 
locations and fine grain 
development at the waterfront.
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Assessment and recommendations

• The currently proposed exemption area proposed for the Opua Settlement 
in my view is not nuanced enough and needs further refinement, A much 
larger area than proposed should be part of the exemption area. I believe 
the landholdings of FNHL should be included.

• The Operative District Plan allows for a significant amount of not strongly 
controlled development in the Opua Marina Development area and the 
Opua Commercial Estate.

• The Proposed District Plan puts a significant amount of constraint on 
development potential of the OMDA with the setback requirement of the 
MHWS and is not suggested to be mixed use. 

• In my view a mixed-use environment would be a better outcome for the 
Marina, however the setback of the MHWS significantly restricts this.

• Mixed use zoning for the Marina and the other sites will allow a larger 
variety of activities in these areas and as such provide more opportunity for 
saver environments.

• Although I am supportive of the hight limits proposed in FNHL submission I 
do believe proper build form controls are needed to ensure the outcomes 
of the masterplan are achieved. This can be address in Hearing 19: Zoning

Urban Design
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