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SECTION A: INTRODUCTION 

This landscape and neighbourhood amenity assessment relates to a proposal by 

Hurupaki Holdings Ltd to subdivide a 13.98ha block of land that exists in two 

titles and lies on the urban margin to the west of Kamo (the Site).  The southern 

portion of the Site adjoining Three Mile Bush Road lies within the General 

Residential Zone, whilst the northern title is defined as Rural Production Zone. 

 

The proposal is to subdivide much of the Site to create a residential 

neighbourhood that is closely aligned to the permitted activity standards for the 

southern title, but is noncompliant in relation to northern allotment with its Rural 

Production zoning.  The concept behind the application has been prepared with 

an effort to create an integrated, meshed living area that is cohesive rather than 

being fractured by the zone divide that happens to occur within the overall 

property.  

 

As a sequence, the assessment will commence with a description of the 

landscape context of the application site before providing a detailed outline of the 

characteristics of the site itself.  An outline of the characteristics of the proposal is 

then provided and is followed by an assessment of landscape and 

neighbourhood amenity effects.  An analysis of the core principles of the New 

Zealand Urban Design Protocol and direction of the Whangarei District Council 

Urban Design Guidelines is provided.   The report is then summarised with a 

series of conclusions. 

 

This landscape-related assessment has been undertaken on the basis of the 

following methodology: 

• Review background documents that inform an understanding of the 

Site and wider setting in terms of both physical characteristics and the 

regulatory framework. 

• Undertake a detailed walkover of the Site and visit immediately 

adjacent, publicly accessible places, with a particular focus upon the 

Three Mile Bush Road corridor and adjacent residential areas. 

• Photograph the Site – where visible – from these various locations and 

assemble the resulting images into accompanying attachments.  

Vantage-points were selected to capture the greatest exposure or 

“worst case” view from each locale. 

• Describe and analyse the biophysical and land use characteristics of 

the Site. 

• Assess the relationship between the Site and the various viewing 

audience groupings that are potentially affected by the proposal in 

order to report upon visual effects. 

• Assess landscape and neighbourhood amenity effects in relation to the 

form of the proposal and its compatibility or otherwise with established 

characteristics, patterns and general structure of both the Site and its 

wider context.  

• Consider the proposal in relation to the policies of the Operative 

Whangarei District Plan when preparing this description and analysis. 

• Provide some summarising conclusions that draw together the main 

body of findings. 
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SECTION B: LANDSCAPE CONTEXT 

The area to the west of Kamo’s commercial centre, and bisected by Three Mile 

Bush Road and Dip Road, strongly reflects the influence of eruptions of the 

nearby Hurupaki, Rawhitiroa, Ngararatunua and much smaller Onoke scoria 

cones, along with the substantial Parakiore a short distance to the north.  Those 

events have resulted in a moderately thick layer of well-drained volcanic soil and 

an abundance of dispersed rocks, many of which have been stacked into the 

stone walls that are characteristic of each area.  

 
Photograph 1: The northern entry to the urban area focussed upon Hurupaki to left and 

Parakiore to right.  Note the unifying effect of vegetation cover on Hurupaki, 

notwithstanding that this incorporates pockets of pine plantation.  The pale colouring over 

part of the cone is contrasting light levels laying of the wooded slope. 

 

Associated with these cones on the northern edge of the city are a sequence of 

flats or broad benches, where the volcanic soils overlay deeper volcanic flows.   

The Kensington area is the first of these, reaching north from the margin of the 

Whangarei CBD.  The next tier occurs after the ascent to Kamo and a third 

commences in the slightly more elevated area associated with the Site and 

reaches west towards Gumtown (which lies off the edge of the volcanic terrain) 

and Ruatangata.  

 

 
Photograph 2: Looking to the eastern face of Hurupaki from the southern edge of 

Springs Flat, with the more modest Onoke set to left.  This image represents a consistent 
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characteristic of Kamo, where the cones provide a western frame and skyline to the 

settlement and are therefore an important part of the settlement’s identity. 

 

The geography of the Three Mile Bush locale has marked similarities to other 

parts of the Whangarei Volcanic Field, particularly the areas around Glenbervie, 

Maungatapere and Maungakaramea, in terms of its soils, terrain and vegetative 

associations.  

 

Groves dominated by a mix of indigenous broadleaf species and podocarps are a 

recurrent feature, with their species composition of predominantly taraire 

(Beilschmedia taraire), with scattered puriri (Vitex lucens), kohekohe (Dysoxylum 

spectabile) and totara (Podocarpus totara), generally thriving in the free draining 

volcanic soils.  These copses and scattered specimens appear to typically be 

between 50 and 100 years of age, with a height in the order of 10-20m.  Two 

pockets of these are found in reserves set amongst the residential are associated 

with upper Fairway Drive and another on the grounds of Hurupaki School.   

 

On Hurupaki, Rawhitiroa, and Ngararatunua, the broadleaf podocarp forest 

associations mark the apex of the cone and span around the northern and 

western southern slopes of each, albeit broken by insertions of pine plantation on 

the northern face of Hurupaki and the quarry on its western flank. 

 

In the settled rural area reaching west of the Site, the consistency of these blocks 

of trees lends an informal, picturesque quality to the landscape that provides a 

sharp contrast with the more linear format of stone walls, fences, hedges and 

horticultural shelter belts that are other common features of the area.  Domestic 

amenity plantings are a rapidly increasing dimension throughout the more 

settled parts of the area.  Unfortunately, those garden plantings tend to compete 

with and dilute the bold, simple vegetation patterns that are found along the 

least developed parts of the Three Mile Bush Road hinterland. 

 

Stone walls are a consistent part of the identity of the wider setting.  These were 

constructed by hand, utilising naturally abundant volcanic fragments in an 

intensive labour that cleared the land for pasture whilst also creating a 

containment for stock.  The majority of those on the site were built prior to 1900 

according to the Geometria Archaeological Assessment entitled The James 

Subdivision – 115, 131 and 189 Three Mile Bush Road (which includes 

consideration of the Site) and which contains a fuller description of the walls 

and their origin.   

 

A more ancient heritage of the area is marked by the remains of a substantial 

pa that existed across the crown of Hurupaki, along with lesser pa on adjacent 

cones.  The commanding presence of these peaks and rich soils that surround 

them made for the high levels of Maori occupation that are described in the 

Geometria report.  According to that commentary, the surrounding lowlands 

would have been intensively developed for gardens that featured low stone 

divisions, rock heaps and paths, all of which were removed during subsequent 

colonial development of the land. 

 

In terms of its contemporary settlement pattern, the wider rural area to the west 

of the Site now contains a relatively high component of rural residential areas 
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such as Cairn Way / Amalin Drive, Palm Grove and Karanui, which was quite 

recently developed under the UTE provisions of the Whangarei District Plan.  

With the exception of the latter, these appear to have been created as discrete 

pockets, so demonstrate little or no connection with adjacent public corridors or 

surrounding reserve areas.  Efforts to respond to the character of the locale or 

more general principles of rural amenity generally appear very limited.   

 

Interspersed amongst these denser pockets are numerous small holdings and 

clusters of a few homes, often set on the margins of remaining larger blocks of 

rural land.  Collectively, this variable but generally quite high density of settlement 

gives the Three Mile Bush Road area to the west of the Site a distinctly “lived-in” 

rural atmosphere that largely prevails to beyond the western extent of the 

volcanic soils. 

 

On the opposite, southern side of Three Mile Bush Road, the General Residential 

area accessed by Ketenikau Road, Pukemiro Road and Lake Ora Road (which 

serves as the western boundary of the residential zoning.  This housing is mature 

and is interspersed with small pockets of vacant land that are likely to contain 

further housing in the future.   It generally lies below the terrain of the Site, but 

rises briefly to a slight knoll that Lake Ora Road traverses to the west. 

 

The immediate setting of the Site is distinct from this more predominantly rural 

character found further to the west, as can be seen in Figures 1 and 2, along with 

Attachment Three.  To the east lies The James residential subdivision that is at 

an advanced stage of development, which in turn is bounded to its east by 

Hurupaki School.  From there, long-established residential settlement continues 

on to the Kamo CBD and beyond. 

 

 

Source: Google Earth 

Figure 1:: A low oblique view looking north west towards the Site in the upper centre, 

where it is highlighted with a yellow rim.  This vantage point is set approximately over 

Fairway Drive.   

 

To the north and north east, the Site is dominated by the abruptly rising 

Hurupaki and its toe, with a large portion of its southern flank lying within the 

Site.  An informal walkway that originates from alongside Dip Road reaches its 

current end not far from the northern boundary of the Site. 
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Source: Google Earth 

Figure 2:: Viewing from the south west.  Three Mile Bush Road is clearly evident cutting 

diagonally across the image and Cowshed Lane can be made out to centre left, beyond the 

western toe of Hurupaki. 

 

Of particular relevance to this application is the status of land bordering to the 

west of the Site, all of which is presently devoted to grazing.  When examined 

under an “existing environment” lens, the zoning that has been applied under 

recent plan changes to the Operative Whangarei District Plan to this Pt Lot 4, 

DP99045 (Hurupaki Ltd) is extremely influential.   

 

A Rural (Urban Expansion) Zone is now assigned to the southern part of that title, 

approximately defined by the channelised course of Waitaua Stream.  Subject to 

extending utilities the short distance from the nearby urban edge, this block can 

be divided into 400m2- titles.  In effect, this zone provides for a westward 

continuation of the General Residential land use currently permitted on the 

southern portion of the Site. 

 

The northern balance of this neighbouring block has been assigned a Low 

Density Residential Zoning under the change, catering for subdivision into 

2000m2 lots.  These newly applied zonings essentially shift the boundary 

between residential and rural zonings to the southern end of Cowshed Lane 

almost 200m to the west of the Site and leave the existing Lot 3 (northern 

portion) of the Site as an isolated “island” of Rural Production Zone. 

  

 

SECTION C: THE APPLICATION SITE 

A stone wall runs almost entirely along the road frontage of the Site and relates 

the property to The James subdivision that neighbours to the east and to a 

wider theme that is expressed both closer to Kamo and extending across much 

of the terrain served by Three Mile Bush Road to the west. 

 

The terrain of the Site is highly variable, as indicated by the contours found on 

the Blue Wallace Surveyors drawings.  Its southwestern portion (part of existing 

Lot 2 nearest Three Mile Bush Road) has a very gentle contour that rises to a 

small knoll just to the north of a modest dwelling accessed from Three Mile 

Bush Road.  A lesser rise is occupied by a second, larger home at number 131 

Three Mile Bush Road.  
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Photograph 3: Set a short distance up Three Mile Bush Road corridor, showing the stone 

wall that marks boundaries to the north and residential properties to the south. 

 

A hedgerow runs at a slight tangent to the lesser house and the stone wall seen 

in Photograph 10 follows that same line.  These elements are visible in the aerial 

image underlying the Site Context plan found in Attachment Three.  Their 

disparity with present day boundaries and farm paddock fence lines is explained 

the history of settler land ownership that is described in the Geometria report. 

 

This extent of most gentle terrain extends as a sliver into the south west part of 

existing Lot 2, where it is utilised by the house at 189 Three Mile Bush Road.  

This easy contour then continues west from the boundary as the gently 

undulating plateau extending towards Ruatangata.  

 

Photograph 4:  Viewing across the south west portion of the property from near the 

existing road entrance.  The saddle on the top of the stock loading ramp seen to left is 

4.1m high, so provides a useful gauge of the blockage that will be created by future single 

storey homes in the order of 4.5-5m in height along the Three Mile Bush Road frontage. 

 

From this flattest origin, the topography that reflects the gentle drop towards 

Kamo, the toe of Hurupaki and the incision of Waitaua stream as it descends off 

of the hard lip of a volcanic substrata into the deeper volcanic soils to the east.  

In the process, the stream has formed a steep sided valley that commences 

from a rocky waterfall a small distance from the western boundary of the Site.  

This “central valley” is steepest as its head, but becomes less severe as it 

progresses east.  By the time it reaches the eastern boundary of the Site it is 

skirting the true toe of Hurupaki and is only slightly inverted relative to the 

terrain being developed for The James subdivision. 
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Photograph 5:  looking down the central valley from its western head, just above the 

waterfall.  Note macrocarpa stump in foreground and piled Eleagnus weed to lower right. 

 

A belt of substantial podocarp and broadleaf trees occupy much of the mid-slope 

of the central valley.  On the north eastern face an almost pure stand of puriri 

(Vitex lucens) is established.  These are largely growing in regular line and at 

what appear to be even centres.  They are also of very similar stature and 

apparent maturity.  There appears to be a possibility that these were planted as a 

stand of seedlings supplied from the nearby Government Forestry Nursery that 

operated from the Onoke Block in the early 1900’s. 

 

The species composition of this central valley area is described in the 

Ecological Assessment 1.  In short, the canopy includes karaka (Corynocarpus 

laevigatus), kahikatea (Dacrycarpus dacridioides), totara (Podocarpus totara), 

pohutukawa (Metrosideros excelsa), kohekohe (Dysoxylum spectable) and the 

more abundant puriri already mentioned. 

 

Photograph 6:  Looking through the grove of puriri established in the upper, north-

western part of the central valley. 

 

A subcanopy that features nikau (Rhopalostylis sapida), mamaku (Cyathea 

medullaris), pate (Schefflera digitata), mahoe (Melicytus ramiflorus), hange 

hange (Geniostoma ligustrifolium), matipo (Myrsine australis) and kawakawa 

 
1
 Ecological Assessment Pertaining to a Proposed Subdivision at Lot 2 DP 99045 and Lot 

3 DP 99045.  Rural Design. September 2021 
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(Piper excelsum), also contains concentrations of weeds such as queen of the 

night, Jerusalem cherry, Taiwan cherry and woolly nightshade.  Elaeagnus – a 

spikey, rambling plant with the capacity to climb to considerable heights - has 

been substantially controlled from its dominance of the upper valley, but remains 

quite abundant.   

 

As part of initial weed control, some very large pines and macrocarpa trees have 

been felled and dragged out of the valley for chipping.  The scale of these exotic 

conifers can be sensed from the diameter of their stumps and the massive piles 

of chip that they have been reduced to. 

 

P

hotograph 7:  The mid-section of the central valley following recent clearance of large 

pines and a range of invasive plants.  The course of the Waitaua Stream can be seen to 

lower left. 

The north eastern sector of existing Lot 2 falls diagonally from the wider plateau 

toward the point where the stream almost touches the northern apex of the title.  

It descends at a reasonably even gradient and is bisected by a minor flow path 

that has cut into the lower slope but maintained a grass cover.  This face is 

seen in the following Photograph ***, with the flow path just evident to lower left. 

 

 

Photograph 8: Looking down into the corner occupied by proposed Lot 200 (drainage) 

showing the stream crossing from The James and filling of the intended play area beyond. 

 

To the north of the central valley a belt of modestly graded terrain runs along 

the crest of the central valley on the southern edge of Lot 3, as seen in 

Panorama 15 in Attachment Two and Photograph 10 later in this report.  As the 
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contours on the Blue Wallace drawings indicate, that gentle contour rapidly 

transitions into the evenly sloped face of the cone. 

 

As it descends to the east, this slope eases down to being close to the level of 

the stream, as mentioned earlier.  The terrain to the back edge of The James 

subdivision matches this profile and a piped causeway crossing has been 

constructed at that point to allow surplus fill from The James development to be 

placed nearby to create a generous bench for the intended play space. 

 

As grazed land, the current pastoral nature of the Site reflects the distinctive 

underlying geology and soils that prevail to either side of the stream.  The flank of 

Hurupaki is noticeably less vigorous a result of its shallow, excessively drained 

volcanic soils and exposure to prevailing south westerly winds.  The pasture on 

the lower slopes and flats near Three Mile Bush are characterised by a much 

more productive sward that speaks of superior water holding capacity that comes 

with a more generous soil profile and more shelter from the prevailing wind (quite 

likely a regime of regular fertiliser applications also contributes).  Close inspection 

of several of the preceding photographs highlights that difference. 

 

SECTION D: OUTSTANDING NATURAL LANDSCAPE 

AND OUTSTANDING NATURAL FEATURE. 

The Operative District Plan defines a portion of the northern edge of the Site 

containing the upper part of the Hurupaki flank as being part of a wider 

Outstanding Natural Landscape (ONL).  The Site Context plan contained in 

Attachment Three shows the boundary of that ONL, along with the closely 

aligned ONF (Outstanding Natural Feature) which acknowledges the geological 

significance of the cone.  In its capacity as an ONF Hurupaki is recognised as a 

Geopreservation Site of regional significance, with a geological origin as a 

basalt scoria of the Kerikeri Volcanics.  

 

The Regional Policy Statement for Northland contains Outstanding Natural 

Landscapes (ONL) mapping and data for the region.  It was undertaken by 

Littoralis Landscape Architecture and Simon Cocker Landscape Architecture 

using recent, high resolution satellite imagery and digital contours, cadastre and 

other various Geographic Information System (GIS) layers.  The resulting ONL 

mapping was subsequently incorporated in the Whangarei District Plan as part 

of a series of rolling plan changes, to become operative in 2019. 

 

Amongst the key characteristics that are identified in relation to the Hurupaki 

Volcanic Cone ONL unit are: 

• A widely known and representative element of the Whangarei Volcanic 

Field. 

• Relatively high level of rarity on a national level. 

• A moderate level of coherence, which is suppressed by quarrying and 

vegetation clearance. 

• A complexity of vegetation types across the peak of the cone that are 

acknowledged as a Level 1 site by the PNAP report for Whangarei 

Ecological District. 
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• A highly vivid and memorable character, particularly in relation to its 

relationship with central Kamo. 

• Compromised naturalness as a result of modification of lower slopes 

and the quarry, but with mid and upper slopes retaining and unmodified 

and natural appearance. 

• The presence of the pa site. 

 

The proposal does not anticipate development within the identified ONL, other 

than the creation of a narrow pedestrian path carefully benched into the steep 

hillside, as described previously.  Alongside the accessibility benefit, the 

masterplan also envisages restoring an indigenous podocarp broadleaf forest 

association to almost all of the southern flank and approximately double the width 

that the ONL projects into the Site.  As outlined in an earlier description, that 

restored cover would bring the benefits of removing the undesirable pressure of 

stock grazing the fragile slope and would serve to unify the flank under a 

singular, indigenous forest cover.  This gesture would strengthen wider 

landscape patterning and reinforce the identity of the cone in contrast to the 

considerably compromised signature comprising a forested crown but grassed 

“shoulders” that currently exists. 

 

 

SECTION E: THE PROPOSAL 

An ambition to create an optimised residential neighbourhood that captures the 

qualities of its setting and provides what can be considered a superior living 

environment (in urban design and “market demand: terms) has driven the format 

of the proposal.  A number of key elements of the character of the Site and 

wider context have particularly shaped the design: 

• maintaining the rectilinear presence of stone walls; 

• the informal division created by the indigenous podocarp broadleaf belt 

that spans across the core of the site as part of a much wider pattern of 

indigenous groves; 

• emphasising the focal role of Hurupaki as a backdrop to the Site and 

strengthening the identity of the cone; 

• heightening the presence of Waitaua Stream course and related forested 

depression (“the central valley”) as a natural division and corridor that 

effectively splits the Site into two enclaves; and 

• facilitating (and promoting) the role of the Site as a pivotal element in a 

potential network of off-road walking paths that links out to Dip Road, 

central Kamo and Pukenui Forest. 

 

Recognition of these various facets leads to a pair of “enclaves” of site planning 

in the way that the proposal is configured.  The terrain lying between the central 

valley and Three Mile Bush Road is intended to have a conventional residential 

density, with a rim of typically more generously scaled lots and a central core of 

relatively compact sites.   

 

The titles on the northern side of the central valley are typically more generously 

scaled in recognition of both the terrain and the more “natural” framework that 

they would sit within.  This slightly different character then forms one end of the 

spectrum of scale and choice that is offered by the proposal, but is configured in 
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a manner that ensures a measure of unity with the more compact titles lying at 

the other end of that spectrum. 

 

A total of 76 residential titles are proposed, with a number of other allotments 

devoted to roads, drainage and recreation reserve as seen in the Blue Wallace 

plans.  The housing titles range from 447m2 to 1207m2.  In effect, these lie across 

three bands, with approximately a third being in the order of 450-600m2, a third in 

the range of 600-700m2 and the balance between 700 and 1200m2. 

 

Open space framework and management measures 

A key principle underpinning the proposal has been to engender a sense of 

spaciousness and connectivity throughout the Site as illustrated by the 

Neighbourhood Masterplan found in Attachment Four.  On a broad scale, this 

includes an initiative to assign the central valley of the Site to a reserve.  That 

division then serves as the “spine” that other proposed corridors and blocks of 

reserve feed from. 

 

The vulnerable steep southern flank of Hurupaki – currently distinct from the 

balance of its slopes in being grazed – is recommended for retirement, 

restorative indigenous planting and vesting as reserve. 

 

A broad connecting belt of open space and related restorative planting would 

connect these two primary bodies of reserve in the north eastern apex of the Site, 

promoting both ecological linkage and pedestrian access in the process.  A play 

area is proposed for an area of flattened land nearby.  It is anticipated that this 

could depart from the norm of off-the-shelf proprietary play equipment to be 

more informal and natural, stimulating imagination and encouraging people of 

all ages to become involved. 

 

Photograph 9:  The upper margin of the play area, with the trees of the central valley 

forming a backdrop. 

 

Whilst the areas related to stormwater management are proposed as Drainage 

Reserves, the multifaceted approach of the project would see them developed 

for a range of other roles, including as part of walking routes and as habitat.  

For that reason, it is considered that these should be treated as an integral part 

of the open space network rather than solely in a utility function. 
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It is the Applicant’s intention to establish a fund and management contract to care 

for the open space areas for the first 5 years following their development.  That 

initial period is the time when maintenance and management needs are at their 

greatest.  Once vegetation is well established, the requirement for care 

diminishes considerably, although there will be an ongoing need for a modest 

extent of mowing and weed management across all planted areas. 

 

A document that sets out the tasks, sequencing and obligations of all open space 

development and management – particularly in relation to this five-year period of 

establishment, but also as an ongoing resource – is recommended.  A useful 

model for such a Landscape Integration and Ecological Restoration Strategy has 

recently been created in response to consent conditions applying to SD1900163 

(Beattie Whananaki).  The Rural Design ecological assessment provides some 

suggestions on key directions that this may take. 

 

Walkways 

Providing a network of well-connected paths within the Site that also link into 

Hurupaki, opportunities along the Waitaua Stream course and land to either side 

of the Site, has been a founding objective.  In addition to the urban design and 

broader public amenity values that are acknowledged by walking linkages, the 

Applicant also recognises that providing heightened community amenities 

contributes to the appeal of a subdivision to potential buyers.   

 

The relatively steep terrain that exists on much of the Site means that the 

identified walking routes are not suited to being safely shared with cyclists and 

are therefore anticipated as being dedicated to pedestrian use only. 

 

A drawing entitled Potential Walking Track Network that is found in Attachment 

Three highlights the largely unrealised potential for wider network of paths to 

connect Onoke Scenic Reserve and Waitaua Stream with Kamo and, from 

there, the Kamo Shared path down to the city centre.  For those seeking a more 

adventurous route, there’s the option of following the Three Mile Bush Road 

footpath en route to Pukenui Forest to reach the western side of the CBD.  

Within this substantial circuit could be a number of smaller loops that allow 

walkers to return to their starting point. 

 

Within the planning of Site itself, there has been an effort to ensure a number of 

still smaller looping path routes.  This provides the opportunity for residents to 

choose a walk depending upon their physical capacity, time availability and 

mood.  The network includes a link to The James subdivision and on to 

Hurupaki School, along with the potential for a path to follow the Waitaua 

upstream into the core of the residentially-zoned block of land to the west. 

 

It is intended that the majority of walkways would be established to a high 

standard that meets the “path” definition in accordance with SNZ HB8630:2004, 

predominantly using materials that have a natural, informal nature whilst also 

being very durable.  A compacted gravel surface in the order of 1.2-1.4m wide 
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is anticipated for vegetated routes and a concrete finish through areas of mown 

grass and for The James connection, which would also be lit. 

 

The path up Hurupaki would be formed to achieve a “short walk” status, being 

moderately graded to avoid steps and to cater for the widest range of walking 

abilities and for use in sneakers regardless of season.  In recognition of the steep 

grade of the slope it would traverse, this path would need to be kept to a nominal 

width in the order of 1m or a little less (being similar to most of the District’s bush 

tracks developed by WDC and DoC).   

 

Since the riparian and forested areas that the path would traverse areas that will 

provide habitat for water fowl and other natural fauna, small signs will require 

dogs to be kept on leash.  The longer walking corridors would be well marked in 

a subtle form at their entry points.   

 

CPTED considerations would be addressed by seeking to maintain passive 

surveillance from adjacent homes and good visibility from adjoining streets.  

Controls to ensure a height limit of 1.2m or a very high level of visual permeability 

to any taller fences will apply to private boundaries that adjoin reserve spaces. 

Generally ensuring that routes are developed to a standard and character that 

makes them appealing to use will heighten the numbers of people passing 

through these spaces, which also engenders safety.   

 

 

 

Stone walls 

Historic stone walls are one of the most powerful expressed cultural signatures 

of the Site and adjacent properties.  They are generally in a reasonable state of 

repair.  The Geometria report provides a useful commentary upon their history 

and construction which informs this discussion. 

 

Where possible, the development planning has sought to conserve the walls as 

an enduring part of the fabric of the Site, particularly in relation to the wall along 

the Three Mile Bush Road frontage, where it is part of a repeated theme 

running east and west.  

 

 

Photograph 10::  A view along the diagonal stone wall proposed for relocation, with the 

southern flank of Hurupaki (almost all of which would be planted) seen beyond the crowns 

of trees reaching up from the central valley. 
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It is proposed that this wall be generally repaired and openings for existing house 

accesses be closed using stone retrieved from the approximately 15m segment 

of wall that would need to be removed to provide road access into the Site in its 

proposed configuration. 

 

The slightly diagonal wall that projects into the Site from close to its south east 

corner presents an insurmountable obstacle to developing this title effectively 

under its General Residential zoning and therefore needs to be removed.   

 

It is proposed that this wall be reconstructed along the western edge of the 

central reserve, where it would be somewhat related to its original alignment and 

can serve as a further design element to reinforce the axial role of this strip of 

parkland to focus upon the trees of the central valley and Hurupaki beyond.   

 

It also places the new wall segments in close proximity to the road corridor where 

they will receive heightened exposure as part of a recurrent theme that runs 

through the Site and, indeed, the wider setting. 

 

A similar circumstance arises with the wall on the northern side of the central 

valley.  This has is origins alongside the puriri grove and continues obliquely 

towards the toe of Hurupaki.  Retaining the wall would compromise the effective 

use of the land for living space and “lose” it within private lots where it would be 

largely obscured to the wider community.   

 

 

Photograph 11:: sighting along the northern stone wall from very close to the point where 

it would be pivoted south when reconstructed. 

 

To resolve this situation, it is proposed that the portion of the wall that projects 

into what is currently pasture be dismantled and reconstructed along the 

boundary of the titles backing onto the central valley.  In this way, it would act 

as a demarcation that benefits from being of a height that provides a measure 

of surveillance from those properties over the forest path.  It would also allow 

those using the path to enjoy the continuity of the wall in close proximity.  
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Road corridors 

The roading within the proposal provides an opportunity to unify the character of 

the Site, contributing to the amenity of the neighbourhood for the roadside 

allotments, pedestrians and motorists.  A central part of that amenity (and 

general safety) is achieving low vehicle speeds, so that roads don’t act unduly as 

a spatial division, and to minimise the potential disruption and alienation that 

often accompanies fast-moving cars. 

 

There are a number of design initiatives embodied in the proposal that seek to 

achieve these objectives.  Creating relatively narrow, but serviceable, 

carriageways leads to a sense of constraint which moderates traffic speed.  

Limiting the extent of the legal road corridor devoted to the road also frees the 

balance of that strip to roadside parking bays, pedestrian areas, and places 

where street trees and other vegetation can be established.  In tandem with 

these arrangements, the radii of bends in the road have been kept as tight as 

practicable whilst maintaining scope for a public bus service to use the road in 

due course. 

 

Contrasting belts of durable, textured and coloured concrete are envisaged at 

key points to provide a visual cue and vibration through cars’ suspension that 

signals a low-speed environment.  Two major areas of such paving emphasise 

the continuation of the central reserve nearest Three Mile Bush Road.  The 

southern portion coincides with the tee intersection near the main entry, 

establishing a message to those arriving that they are entering a low-speed 

environment whilst also emphasising the role of the adjacent reserve as a key 

element. 

 

Three smaller paved contrasts in the road surface reinforce the low-speed 

message at other key locations.  The same surfacing is proposed for the 

crossing of Waitaua Stream and at the head of the northern cul-de-sac.  In the 

interests of coherence, all of the proposed roadside parallel parking bays would 

have the same finish. 

 

Whilst the overall approach has been to minimise clutter related to the road 

corridors, there are places where a degree of detail is deliberately introduced to 

both reinforce local character and to act as a traffic calming device.  The first 

occurs at the main road entrance to the property, where paired ranks of stone 

wall frame the road as a continuation of the existing wall that lines the main 

road frontage.  This would be seen to relate to the contrasting road surface that 

has just been described and would also link with a stone wall that would be 

constructed along the western edge of the central reserve. 

 

A similar approach has been employed at the stream crossing with the use of 

short segments of stone wall to create the sense of a bridge that emphasises 

the presence of the watercourse whilst also “squeezing” the road.  This is one of 

a few places where the alignment of the roadside path is varied to add further 

emphasis and to provide variety to the experience of walking through the 

neighbourhood.  Others include the ends of the central reserve, where the path 

is either drawn away from the road to allow for a generous block of low 
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vegetation and pulled to the kerb line as a contrast to the prevailing arrangement 

where paths are set in the midst of the verge. 

 

Proposed street tree planting is arranged to avoid conflict with street lighting, 

pedestrian crossing points, intersection sightlines, roadside parking bays and 

those locations where vehicular site access is compelled to occur (e.g., sites with 

narrow frontages).  The objective has been to optimise the number of street trees 

amongst these constraints and to achieve a measure of continuity and rhythm in 

the process.   

 

Indigenous species are anticipated for the main entry and central open space 

corridor that runs through to the central valley and the visual connection with 

Hurupaki beyond.  Elsewhere, a measure of flexibility to allow for suitable 

evergreen exotic species is recommended.  A restrained species palette will be 

needed to engender a cohesiveness of the street tree planting in their role as a 

unifying component amongst what may be a relatively range of housing forms 

and materials. 

 

Lower planting (less than 750mm mature height) is indicated in preference to 

grass in the verge in several key locations.  These include the main road entry to 

the Site, the road ends of the pair of central reserves, around the cul-de-sac 

head, and associated with the road junction alongside the café site.  This 

vegetation is part of the traffic calming suite, as it serves to constrain the sense of 

road width.  It also signals the road junctions as nodal points as part of the 

identity of the neighbourhood.  Pressing low vegetation to the carriageway edge 

as it passes the central reserve is intended to emphasise the presence of that 

community open space whilst also reinforcing its role as a mid-block division.   It 

is envisaged that such planting be composed of robust species that have limited 

maintenance demands. 

 

More generally, it is expected that the further detail of the planting strategy will 

be resolved as part of the documentation required by conditions of consent (and 

likely informed by further Council liaison as part of that detailed design 

exercise). 

 

Stormwater ponds 

The topography of the Site results in a need for three independent stormwater 

ponds.  Whilst acknowledging the primary task of the ponds to provide detention 

of stormwater to mitigate impacts upon the Waitaua Stream, the masterplan has 

recognised the opportunity for the ponds to be created in a way that provides 

amenity to residents and a measure of habitat for plant and bird species. 

 

The southern pond is configured as a linear feature in an effort to reinforce the 

sense of linkage that this central reserve seeks to emphasise.  A small deck is 

seen to project over the body of the pond to provide a varied experience to 

users and to serve as a point of interest in its own right.  Like the two other large 

ponds, this structure is anticipated to be vegetated within its floor and inner 

faces, with indigenous species being selected to withstand brief periods of 

inundation or extended drying.  By pursuing these sorts of opportunities, the 

ponds become an appealing focus - with their functional role as part of that 
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interest - and adding to interest whilst potentially offering a modest amount of 

habitat value. 

The two other ponds sit on the steeper land immediately to either side of the 

more open part of the central valley.  The natural gradient of the land results in 

these structures involving generous cut and fill batters to achieve necessary 

capacity over the underlying gradient.  In each case it is intended that the slope 

will be extensively planted with low growing indigenous species to minimise long 

term maintenance, optimise amenity and to provide a measure of habitat.  

Sightlines from neighbouring homes for CPTED purposes is another motivation 

for specifying modestly scaled planting, with the exception of scattered, limbed 

up trees. 

 

Service vehicle/excavator access to the majority of the pond crest is allowed for 

amongst the planting for maintenance.  It is envisaged that these infrequently 

used vehicle track would have a dual use for the much more regular pedestrian 

movements fostered by the walking track network. 

 

The steeper terrain around the south eastern pond is likely to require the use of a 

measure of rock armouring upslope to enable the cut batter to be steepened.  In 

this scenario there would be provision for planting to be established between the 

natural rocks used for the armouring to create a predominantly vegetated slope. 

 

Vegetation framework 

Reserves are proposed to contain all of the existing mature indigenous trees that 

form such an important part of the site’s identity.  The central valley, with its 

broadleaf podocarp associations, would form the anchoring core of a vegetative 

structure that then projects linking fingers out across the balance of the project.  

Infill planting to the central valley to fill the voids left by the removal of the large 

conifers and abundant invasive exotic species will be a critical first step to 

restoring that belt to a condition that it has probably not enjoyed since the area 

was first developed for farmland over a century ago.  This goal would represent 

a significant benefit in ecological and landscape terms, as well as contributing to 

the amenity of future residents. 

 

Employing a combination of the native tree, subcanopy and ground storey 

species that are commonly found along the wider Waitaua Stream corridor will 

ultimately create a continuous canopy and seal the margins of the forest to 

buffer the from fluctuating light, wind and moisture levels known as “edge 

effects”.  As the forest becomes more sealed in this way, the stream habitat 

values will improve and the area will develop greater diversity as a wider range 

of indigenous species colonise from the more intact vegetation existing on 

Hurupaki via birds and wind movement of fine seed or spores.   

 

The fact that most of the weed species that have had a hold on the central 

valley are also spread by birds is a reminder that active management will need 

to be a perpetual commitment; initially to exhaust the invasive seed bank within 

the soils of the central valley and then to prevent reinfestation as larger birds 

reintroduce seed from surrounding areas. 
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A comparable, but much more extensive, commitment is proposed for the 

southern flank of Hurupaki.  Following the selective removal of blackberry 

patches and small pockets of kikuyu, along with the careful construction of a 

narrow walking track, a first phase of dense planting would be installed with the 

intention of achieving a rapid cover.  Locally prevalent species such as kanuka 

(Kunzea ericoides), Coprosma sp., matipo and koromiko (Hebe stricta) would be 

planted in small grades at close centres.   

 

These species are likely to achieve up to 1m of growth per annum, so by their 

second year will be starting to provide a measure of shelter to the more sensitive 

broadleaf canopy species that occupy the crest of Hurupaki.  At that stage young 

puriri, karaka, taraire (Beilschmedia taraire) and other locally common tree 

species would be installed in small light wells, with a second wave of such tree 

planting following on in the third year.  

 

 It is anticipated that the precocious totara will readily find its own way out to 

rapidly contribute to the mix, along with a range of other species when kereru (NZ 

woodpigeon) “unload” as they leave their feeding ground on the peak of Hurupaki 

above.  That form of natural introduction of seeds will accelerate to include 

species such as nikau as the planted vegetation begins offering a perch and fruit 

food source to the birds.  The particular value of species such as Coprosma in 

the planting mix is this role of feeding birds and providing a convenient roost from 

which they unknowingly distribute indigenous seed. 

 

In effect, this intended (and well-proven) approach to the planting represents a 

“condensed succession” process whereby the vegetation associations that 

would naturally develop over a 20-to-30-year period if the land was to be retired 

from grazing, are in place and advancing within 5 years.   

 

Close inspection of the masterplan drawings contained in Attachment Four 

reveals an area of controlled height planting across the toe of the Hurupaki flank 

(labelled N) 

 

A total canopy cover is expected within 3-4 years of planting, other than minor 

light wells created to allow the canopy tree species to thrive.  That cover will 

patch the currently pastoral void on the southern face of Hurupaki and 

effectively drawn down the ONL qualities of the cone to its lower toe from the 

currently defined boundary approximately half way down that slope.  This 

landscape outcome is considered to be a significant benefit that will strengthen 

the identity of the cone when experienced from surrounding areas to the south 

and east. 

A framework of specimen tree planting within proposed reserve areas is 

designed to reinforce the established theme of indigenous groves that is found 

on the property and spreading more widely across the surrounding volcanic 

soils.  The purpose of that structure is as a defining and unifying element 

throughout the proposal, providing shade, spatial division and elements of 

habitat whilst also reinforcing a key element in the area’s landscape identity.  

Species selection is envisaged as a continuation of the composition that is 

locally prevalent.  
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As indicated earlier, streetscape planting may include suitable evergreen exotic 

species that have a measure of visual consistency with the prevailing indigenous 

theme, but ensuring that the axial entry and central reserve corridor is entirely 

native as a cue to the forest beyond. 

 

A structure of lower planting that is a maximum of 1m in height is proposed to 

achieve a measure of coherence across the much of the remaining area of 

amenity reserve. 

 

Riparian restoration 

The stream corridor is in a degraded state as a result of weed invasion and a 

management regime that has been indifferent to its potential qualities.  As 

mentioned in the introduction, the stream is one of the key opportunities to 

strengthen the natural structure of the site. 

 

It is a watercourse that appears to only run seasonally, with good flow following 

winter rainfall events in the image below, but almost entirely dry for its course 

when seen during autumn.  Even when it is running strongly, parts of the stream 

divert underground through what is likely to be highly porous scoria basalt 

associated with a subterranean volcanic flow.  The Rural Design ecological report 

provides further detail about the nature of the stream and its habitat values.   

 

Locally common indigenous riparian species would be used in an intensive 

planting programme that would respond to the varying moisture regimes found in 

these low-lying areas.  It is anticipated that all planting material would come 

from eco-sourced stock.   

 

 

Photograph 12:  the small, ephemeral Waitaua stream as it enters the property from the 

west, with a strong winter flow. 

 

The proposal also includes the replacement of the existing minor driveway 

crossing over the stream to cater for the two-way road, which would be 

positioned a short distance downstream.  This will involve the crossing being 

wider and longer than the existing structure and would probably employ a box 

culvert.  It is intended that the crossing would be highlighted with a segment of 

stone wall to either side and a contrasting pavement in an effort to celebrate the 

presence of the stream.  A second crossing structure – possibly in the form of a 
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small timber bridge/boardwalk - would sit immediately to the east of the proposed 

road. 

 

Neighbourhood cafe 

Proposed Lot 22 is intended to be developed as a small café.  The motivation 

behind the café is to provide a neighbourhood amenity and community focus for 

those living in the immediate neighbourhood, including The James.   

 

 

Photograph 13:  an example of a small café with an effective outdoor court – the Backyard 

Café in Porirua. 

 

In an era where contemporary housing development frequently sees people 

restricted to occupying their own small patch, facilities like cafes and 

neighbourhood parks have a heightened role, as they can offer the place where 

people come into contact with others living nearby and thereby precipitate 

“community building”.  In some places, café’s have almost become a de facto 

community centre where gatherings are held.  

 

The site for the café has been very deliberately selected.  It sits in a pivotal 

position on a road junction and also happens to coincide with a hub in the path 

network.  The proximity of the central valley provides for a pleasing outdoor 

setting near the containment of the forest, with the Waitaua Stream running 

close by. 

 

The basic layout indicated on the Masterplan is purely indicative in order to 

demonstrate that a suitably scaled building and measure of devoted, off-street 

parking is feasible. 

 

SECTION F: URBAN DESIGN ASSESSENT 
 

ASSESSMENT AGAINST URBAN DESIGN PROTOCOL 

The New Zealand Urban Design Protocol offers a framework of key urban 

design qualities; what it calls the “seven C’s”.  A copy of this segment of the 

Urban Design Protocol is appended to this report.  The “seven C’s” provide a 

useful benchmark to assess a proposal for new urban fabric, and in guiding the 

design development of this proposal.  The seven Cs are set out in the following 

section, along with a brief analysis of how the proposal responds to each of 
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these criteria.  In some cases, these matters are similar to the facets set out in 

relation to the UTE provisions in the preceding segment of this report. 

 

Context 

• The proposal acknowledges the prevailing characteristics of its setting, 

in part by seeking to conserve important elements/themes and also by 

exploring ways to reinforce and strengthen those aspects.   

• Key influences include the indigenous groves, stone wall framework, 

open space characteristics, contribution to a wider riparian system and 

relationship with Hurupaki 

• Acknowledgement of the opportunity to provide additional and superior 

foot access to the cone and stream corridor. 

 

Character 

• The intended character of the proposal looks to capture important 

aspects of the identity of both the site and its broader environment. 

• The proposal perpetuates the best of existing vegetation found within 

the site and seeks to expand those themes more broadly across the 

property as an anchoring framework that future development would sit 

within. 

• It acknowledges the importance of the stone walls as a key defining 

element and has sought to avoid conflict with those structures where 

practicable.  It uses design devices to emphasise the presence of the 

walls where these are crossed by road corridors. 

• An open space pattern builds from the core established by the central 

valley and projects that theme out to Three Mile Bush Road and north 

to the Hurupaki flank. 

• Initiatives to restore the face of Hurupaki as broadleaf podocarp forest 

strengthens and unifies the identity of the cone. 

 

Choice 

• There are a number of differing character areas within the proposed 

layout, from places that are somewhat introspective and contained 

within a grid of stone walls to others with a sweeping outlook.   

• Offers opportunities to step away from conventional suburban models 

that are dominated by vehicle transport with particular emphasis on 

low-speed road environments with a constrained carriageway width, 

pedestrian access corridors and minimising potential vehicular conflict.  

• Provision of a central public open space and a local cafe promotes 

building of a neighbourhood spirit by encouraging interaction amongst 

residents.  

• A range of lot sizes caters for different needs and resources and is 

likely to result in a relatively diverse demographic across the 

neighbourhood. 

 

Connections 

• Walking is strongly promoted through the provision of a densely 

interconnected path network that includes linkages to residential areas 

to either side that are provided for by current development or zoning.   
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• Provides pedestrian connection to the adjoining Hurupaki and potentially 

links through to central Kamo, subject to other sectors being developed.  

It is also in reasonable proximity to the Pukenui Forest track system via 

roadside paths. 

• Street areas include more engaged public frontages and nodes rather 

than being hemmed solely into a car-dominated corridor.  

• The road is configured to allow for a public bus service to operate in the 

future. 

• A direct access into the western edge of Hurupaki School, via The 

James, which has been negotiated with the school. 

•  

 

Creativity 

• The design is founded upon a combination of strategies that depart in 

many ways from conventional suburban residential development 

approaches.   

• Including a Café provides a focal point and recreational amenity, along 

with a “covert” community-building role. 

• The central reserve provides a small, neighbourhood open space that 

adds a sense of spaciousness to the adjacent titles, which are 

deliberately configured to be of modest size. 

• A multi-faceted approach to stormwater management areas sees them 

designed to achieve amenity and habitat roles in addition to a functional 

purpose in managing water flows and quality. 

• The proposal can be viewed as a stimulus to explore and develop 

other related walking corridors. 

• Reconfiguring what had previously been a confirmed lot arrangement 

within The James to provide for walking access between the 

neighbourhood, and to the allow children to continue on to the new 

side access into Hurupaki School. 

 

Custodianship 

• The design has explicitly acknowledged Three Mile Bush Road’s 

existing character and identity.   

• The layout makes provision for sites to be developed in an energy 

efficient and sustainable way through the configuration of lots.   

• There are strategies in place to manage, cleanse and buffer 

stormwater before introduction to natural drainage systems.  

• A bold framework of proposed vegetation contributes both to amenity 

values and to potential habitat and linkage opportunities for natural 

fauna, including with respect to restoring the riparian edges of the 

stream. 

• Creates a publicly accessible (through defined walking routes) open 

space system where passive surveillance and a sense of community 

responsibility are inherent.  

• Configures the development so that land for living and recreation is 

optimised in preference to provision of unnecessarily scaled roading 

and infrastructure,  
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• Engenders a sense of neighbourhood interaction that will encourage 

people to “own the area” and care for it, particularly through the 

proposed focal reserve and the pathway system. 

• Provides for broader public access to Hurupaki and potentially to other 

natural areas.  This may motivate residents to form a “care group” and 

this is something that could be promoted through the sales process and 

establishment of the neighbourhood. 

• Promotes a dog restraint protocol in natural areas. 

 

Collaboration 

• The proposal results from the integrated efforts of a range of disciplines 

and has included detailed input from the Applicant’s director.  

• Liaison with Council staff on a number of occasions has been 

constructive in appreciating operational issues, constraints and 

opportunities in terms of roading, potable water, stormwater and future 

Council reserves. 

• Working with Northpower to achieve undergrounding of a Critical 

Electricity Line that would have otherwise compromised amenity and 

limited opportunities to achieve a fulsome ecological linkage and 

cohesive landscape pattern in the north eastern apex of the Site. 

 

 

 

 

WHANGAREI DISTRICT COUNCIL RESIDENTIAL URBAN DESIGN 

GUIDELINES 

 

Creating neighbourhood that reflects best-practice urban design and offers 

residents a superior living environment which is respectful of its setting have 

been key ambitions of the proposal.  It is hoped that the completed project will 

go on to become a case-study that can be held up as an expression of 

successful residential planning. 

 

The masterplan has been conceived in alignment with Council’s Residential 

Design Guidelines (the Guidelines).  As this report demonstrates, it has been 

founded upon a detailed analysis of both the wider context of the Site (including 

its heritage, topography, ecological patterns and landscape characteristics) and 

the more detailed nature of the Site itself.  Accordingly, it reflects the thrust of 

sections 1 and 2 of the Guidelines. 

 

In configuring the urban form of the proposal, the masterplan has set out to 

optimise opportunities for walking and connectivity within the site, but does so 

with a view to how it then becomes part of a wider network of devoted routes 

that either currently exist or present a potential that Council may wish to realise. 

 

Streets have been designed to cater for easy passage by vehicles, but in such a 

way that the geometry, surface treatments and general street environment 

foster a low-speed traffic behaviour whilst also seeking to empower pedestrians 
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and cyclists.  These measures collectively respond to section 3.2 of the 

Guidelines. 

 

A comprehensive suite of planting is anticipated, addressing streetscape, reserve 

spaces, stormwater management and ecological functions in an integrated 

fashion, as promoted by section 3.3. 

 

The range of lot sizes and varied character of parts of the proposal have been 

created with a mind to offering variety and choice, as discrete from a more 

conventional approach of dividing the Site into universally consistent lot types 

and scales.  By embodying such variety, the proposal caters for the sorts of 

mixed communities that section 3.4 promotes. 

 

When responding to the characteristics of the Site and seeking to appropriately 

develop both of existing Lots 2 and 3, the proposal has aimed allocate the space 

so that it is efficiently used for residential purposes from the outset.  Those lots 

which are larger tend to be positioned on the margin of elements (such as the 

central valley or Hurupaki toe) where a measure of sensitivity is present which 

steers toward a slightly lower level of intensity.  The prospect of intensification - 

as addressed by 3.5 of the Guidelines and which can commonly be an 

opportunity in some forms of contemporary land development – holds very limited 

potential in relation to this application.   

 

Open space areas, as covered by 3.6 of the Guidelines, provide a framing 

structure to the proposal and therefore determine the form of the neighbouring 

rather than merely existing as isolated residues.  The lot configuration has been 

shaped by relationships to open space and, to a lesser extent, the road 

corridors as a form of public space.  On the margins of the more sensitive 

ecological/landscape areas, more generously scaled lots have been provided in 

an effort to avoid spatial pressure on the reserved area’s qualities.  In the case 

of the central core of the southern loop road, lots have been condensed around 

the amenity offered by the axial central reserve, efforts to heighten amenity in 

the streetscape and proximity of the proposed café. 

 

SECTION G: ASSESSENT OF LANDSCAPE AND 

NEIGHBOURHOOD AMENITY EFFECTS 

Preceding sections describe the characteristics of the property and site, its 

setting and the proposal.  The purpose of this section is to define the effects of 

the application upon the site and setting, to consider how the proposal would 

impact upon the experience of people viewing the development from outside of 

the site, and to comment upon the level of effect upon landscape character and 

rural amenity. 

 

A critical consideration, and one that was mentioned earlier in this report, is 

both the General Residential status of existing Lot 2 and the recent zoning the 

title neighbouring to the west as Rural (Urban Expansion) Zone and Low 

Density Residential Zone.  That strategic decision by Council in response to a 

submission on behalf of the owner of that title signals an expectation that the 

character of currently undeveloped allotments that immediately relate to the Site 
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will be inevitably subject to significant change.  Adding further to this immediate 

context is the advanced stage of development of The James subdivision to the 

immediate east, where residential sites have been formed and the roading 

installed.   

 

What is provided for by the zoning therefore becomes a sensible baseline against 

which to consider potential effects, as distinct from assessing the proposal as 

being - in part - a considerably non-complying subdivision as it may be 

considered under the Rural Production zoning of existing Lot 3 if viewed in 

isolation from this zoning context.  

 

In light of these circumstances, the following assessment concentrates upon the 

effects of that part of the proposal proposed for existing Lot 3, in the knowledge 

that the balance of the proposal is almost entirely consistent with its General 

Residential Zone status. 

 

Adverse effects impact negatively on the landscape and result in landscape, 

natural character and/or visual amenity values being diminished.  Benign or 

neutral effects are those in which a proposed change neither degrades nor 

enhances these values when considered in the whole. In circumstances where 

positive effects arise from a development, the changes that have been brought 

are deemed to be beneficial relative to the landscape state of the site prior to that 

change. 

 

 

Effect ratings that will be used: 

Very high: resulting in a dramatic or total loss of the defining landscape 

characteristics of the site/context, or visual amenity associated with 

that setting. 

High: leading to a major change in the characteristics site or setting, or 

significantly diminishing key attributes, and/or comparable impacts 

upon visual amenity. 

Moderate – high: an interim measure of effect in which impact of the 

development results in a change of some significance to the qualities 

or perception subject landscape. 

Moderate: a self-explanatory magnitude in which effects sit midway between 

the extremes this spectrum of magnitude. Can also be considered as 

an “average” level. 

Moderate – low: impacts on landscape characteristics and attributes are 

relatively contained. The threshold defining “minor” in relation to the 

S104D gateway test sits within this level of magnitude, typically 

towards the lower end of its spectrum. 

Low:  effects are generally very limited and do not result in compromising the 

characteristics of a landscape or perceptions of it in a more than 

subtle way. 

Very low: negligible or imperceptible effects result upon the landscape and/ or 

perceptions of it. 
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EXTENT OF VISIBILITY AND VIEWING AUDIENCES 
 

Visual impacts are considered to constitute an intrusion into, or change to an 

existing view, with the significance of the impacts – the effects – measured as the 

bearing of that impact upon identified viewing audiences.  Ultimately, it is the 

perceived relative sensitivity of visual receptors, which varies with their nature 

and the degree of exposure, which determines the significance of the impact 

source.  These can be positive, negative or benign.   

 

The degree of adverse visual / landscape effect generated by a proposal 

depends upon the character of the surrounding landscape (the context), existing 

levels of development on the application site and associated area, the contour of 

the land, the presence or absence of screening and/or backdrop vegetation, and 

the characteristics of the proposed development.   

 

To assist with predicting the level of visual effect that the proposal would 

generate, publicly accessible vantage points in the area were visited and 

photographs taken from representative, worst case vantage points.  Those 

images, and a plan showing the location that they were captured from, are found 

in Attachments Two and One respectively.  Other than private properties and 

very distant views, the VP locations seen in Attachment One provide an 

indication of the “visual catchment” of the proposal. 

 

Three Mile Bush Road corridor 

As mentioned earlier when discussing the context of the application site, the 

experience of travelling along this road is initially defined the western sector of 

urban Kamo as the road ascends the gradual slope as it heads west.  The 

southern side of the road corridor, running up to Lake Ora, has long been 

established as a residential area, whereas the northern interface with the road 

had a prevailing rural character from the point it left Hurupaki School.  The 

physical expression of that urban edge has recently been pressed west by the 

development of The James subdivision.  The zoning of both the southern part of 

the Site and the land immediately to its west provides for that urban character to 

be pushed almost three quarters of a kilometre west, to Cowshed Lane.  This 

provision will result in a greater symmetry to the residential/rural boundary than 

has been experienced. 

 

Whilst the development would represent a considerable change to the outlook 

of immediately adjacent properties, that outcome is committed as a result of the 

General Residential zoning of existing Lot 2 and that circumstance is further 

reinforced by the recent zoning changes that have been applied to the property 

to the west of the Site. 

 

Panoramas VP 1, 2 3, 4, 7 and 9 provide a sense of the views from the road 

corridor and related intersections with roads entering from the south.  These 

images also serve to give a sense of the views had by homes lining Three Mile 

Bush Road to the south.  They illustrate that those views to the toe of the 

Hurupaki flank and terrain lying in the visual lee of the trees established in the 

central valley are extremely limited. 
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Inspection of Panorama VP7 is a helpful starting point when reviewing these 

images.  The cattle loading ramp seen in that image is set some distance into the 

site and has a height of 4.2m; the scale of a modest home with a pitched roof and 

well below the building height limit of the General Residential Zone.  In reality, 

housing on existing Lot 2 (along with the similarly zoned land to the west and 

almost completed The James subdivision) would be closer to the Three Mile 

Bush Road corridor and is likely to be of similar or slightly greater height.  That 

extent of buildings and probable garden plantings are predicted to largely screen 

views to any terrain below the mid flank of Hurupaki and certainly any of the built 

development on its lower toe that is provided for under this proposal. 

 

Accordingly, it is predicted that the effects upon this audience of developing 

existing Lot 3 as sought would be very low. 

 

Properties on the southern edge of Three Mile Bush Road 

The preceding commentary and assessment of level of adverse visual effect 

applies largely to all of the properties to the south of the main corridor, most of 

which are close to road level and single storied. 

 

The only exception is a house immediately to the east of the intersection of Lake 

Ora Road, where it sits atop a localised knoll, the base of which can be seen to 

the right in Panorama VP8.  The added elevation of this home will allow for views 

over the buildings that would occur on the Site and its neighbour to the west at a 

General Residential Zone density.  A small glimpse of the housing proposed for 

existing Lot 3 is likely to be had over the midground housing that would occur to 

the south of Waitaua Stream.   

 

When seen in the context of that developed midground and with a fuller view to 

the proposed restorative vegetation on the Hurupaki slope, the effects upon the 

occupants of this property are assessed as being positive to a moderate level. 

 

Neighbouring property to the west 

The owner of this land has successfully sought a change to zoning that provides 

for forms of relatively intensive residential development to occur.  That 

development, when it happens, will dramatically alter the character and visual 

amenity of that title itself whilst also creating an interface to views from the west 

(Cowshed Lane) that pre-empts exposure of the buildings on existing Lot 3 of 

the Site that would result from the proposal.   

 

Adverse visual amenity results upon this property are therefore assessed as 

being very low. 

 

Cowshed Lane 

As the preceding comments highlight, the zoning and likely development of land 

to the west of the Site acts as an interface to the Site and results in potential 

adverse visual amenity effects being assessed as very low.  
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LANDSCAPE EFFECTS 

This form of effect is distinguished from visual effects by considering the wider 

composition and structural implications of a proposal.  This includes 

combinations of elements, patterns and forms, along with the associated 

implications land use modifications (such as infrastructure, buildings, vegetative 

compositions etc).   

 

As previously emphasised, the zoning of Lot heralds an unavoidable shift in 

landscape character and identity as it changes from its current, predominantly 

rural, land use to residential purposes.   

 

There are four key strands to the proposal which will be important in conserving 

some of the fundamental landscape characteristics of the site (and its 

relationship with similar adjoining land), these being the protection of the 

substantial native grove and indigenous trees in the central valley, conserving or 

reconstructing the stone walls that provide a cultural frame, avoiding 

development on the steepest face of Hurupaki and restoring that flank, and then 

taking those thematic elements and filtering them out into the wider Site through 

planting and other enhancement measures. 

 

Those protection and management measures allow the proposal to perpetuate 

the landscape framework of the property whilst accommodating a comprehensive 

land use change.  In my opinion this approach is essential to avoiding adverse 

landscape effects in a situation where a fundamental change in use is provided 

for and, if executed in accordance with the attached masterplan, will result in 

positive effects of a moderate level. 

 

 

RURAL AMENITY 

Consideration of rural amenity effects typically focuses upon whether a proposal 

suitably conserves a sense of being in a rural setting as distinct from a 

residential, industrial or commercially dominant place.  It engenders ideals of 

spaciousness, “unbuiltness”, limited utilities, a measure of naturalness and the 

likelihood of agricultural, horticultural or forestry uses of the land.   

 

In its present form, Lot 3 connects seamlessly with pastoral land to the west, but 

for a seven-wire fence along the boundary and the imposition of the existing 

dwelling on that title. 

 

The Low Density Residential zoning status of that neighbouring land, discussed 

earlier, means that this current rural continuum will not endure and that Lot 3 

will become disconnected from its primary rural connection to the west.  

Meanwhile the looming form of Hurupaki with its capping reserve serves to 

contain to the north. 

 

A scenario where Lot 3 becomes an isolated island of low-lying farmland 

(putting aside the unsustainable grazing of the cone flank) needs to be 

considered when assessing rural amenity in the face of a proposal for that more 

moderate terrain to instead be assigned to residential purposes. 
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Whilst the rural amenity of this block is currently elevated, that amenity and rural 

character will considerably diminish as soon as the development provided for by 

zoning to the west occurs.  It is also tempered by scrutiny of the appropriateness 

of pastoral use of the cone face and consideration of what may be a more 

suitable way to manage that visually and physically sensitive slope. 

 

In the context of this analysis, it is considered that rural amenity effects will be 

very low. 

 

 

NET ENVIRONMENTAL BENEFIT 

Counterbalancing potential effects of the proposal are those positive outcomes 

that would arise from the application.  In addition to the wider opportunities for 

enhanced accessibility and the range of other matters outlined earlier in this 

report, there are a number of more specific Net Environmental Benefits that 

would arise from the restorative measures embodied in the proposal.  Allied to 

this provision, LAN.1.2.4 promotes the conservation, enhancement and 

rehabilitation of Outstanding Natural Features and Outstanding Natural 

Landscapes, which Hurupaki is jointly recognised as being. 

 

The nature of the application is such that it is only that the development on 

proposed Lot 3 that falls to be considered against the Environmental Benefit 

provisions of RPZ1.3.8, since the southern part of the Site is zoned for the 

proposed residential purpose.  Both the central valley and the Hurupaki flank that 

are proposed for extensive restorative works lie within existing Lot 3 with its 

Rural Production zoning. 

 

In assessing the proposal against the intent of this rule, the analysis needs to 

weigh the benefits brought by restorative and protective measures in relation 

adverse effects of developing proposed Lots 55-76 inclusive, along with related 

infrastructure and housing, upon the rural qualities and capacities of existing Lot 

3.  

 

The Rural Design report assesses potential net environmental benefits in 

ecological terms.  The following commentary inevitably overlaps that 

assessment because the distinction between constructs of landscape and 

ecology is, by its nature, intrinsically intertwined.  As such, the points which 

follow should not be construed as double-counting so much as looking at the 

topic through a slightly different but very closely aligned lens. 

 

The environmental benefits of the proposal, in landscape and open space terms 

are: 

• Removing the degrading forces of cattle from the Hurupaki flank and 

thereby halting the geomorphological damage of minor track terracing, 

initiated minor surface failures and ground disturbance that provides 

for colonisation by weeds (as evidenced by the widespread distribution 

of blackberry). 

• Returning the ONL/ONF portion of the landform to an original cover of 

broadleaf podocarp forest, with the attendant restoration of the 
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maunga’s identity, as expressed by more intact parts of its flank where 

the forest is not confined only to its peak. 

• Essentially then expanding that vegetative identity downslope of the 

ONL/ONF boundary to the toe of the steep flank, thereby grounding the 

expressed cone down to its topographic toe.   

• Collectively these outcomes are considered to be a considerable 

advance from the current pastoral situation and one which will be 

experienced across a considerable area of the cone/s hinterland, as can 

be sensed from inspection of Panorama VP12. 

• Restoring the central valley to an intact ecological association and 

landscape identity that reflects the indigenous character of those few 

remaining parts of the Waitaua corridor that retain such qualities.  This 

strengthens the expression of the downstream course of the stream 

east towards Kamo and sets a benchmark for that expression. 

• Having made proposed these two initiatives, the masterplan then 

connects the restored cone flank to the repaired central valley and 

riparian corridor to create ecological linkages and a cohesive landscape 

pattern that is greater than the sum of its two parts.  This illustrated by 

the plan entitled Ecological Enhancement and Linkages that is found in 

Attachment Four. 

 

The adverse effect of developing existing Lot 3 for residential use is the loss of 

the rural amenity and identity that this area provides.  In considering that effect, 

the zoning of surrounding land returns to consideration.  The fact that Lot 3 is 

now effectively encapsulated by residential zoning means that it is isolated from 

connection of the wider rural land context stretching east and will inevitably 

become more influenced by the urban characteristics of adjoining parcels. 

 

In weighing the balance between the diminishing rural identity associated with 

Lot 3 and the environmental benefits bullet-pointed above, it is my opinion that 

there is a marked net beneficial effect that would arise from the proposed 

restorative measures. 

 

SECTION G: CONCLUSIONS 

The Three Mile Bush area has a distinctive character that has arisen from its 

volcanic setting, cultural hallmarks (particularly in the form of stone walls), 

agricultural and horticultural uses and broad belts of remnant native trees.  Its 

spatial character has changed considerably over past decades, as the increase 

in rural residential settlement has seen large holdings become rare and the 

urban edge of Kamo progress west.  Correspondingly, the spatial scale and 

landscape identity of the area has shifted to become both less legible and less 

spacious. 

 

This application has been founded upon an analysis of the site’s character and 

role in a wider setting.  The elements that are of particular importance to the 

identity of the place have been teased out and the format has been shaped to 

allow those crucial components and themes to be expressed amongst a new, 

residential identity.   
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The design of the proposal has incorporated a range of innovations in an effort to 

provide an optimised residential neighbour that offers heightened character and 

amenity whilst respectfully relating to its setting.   Measures include planning to 

feed into a wider spatial pattern, a comprehensive framework of vegetation that 

reflects existing species themes, integrating a network of public walking corridors, 

riparian restoration and detailing of road corridors to incorporate passive speed 

control and avoid a typical “urban” formula (in spatial character terms).  

 

Whilst existing Lot 3 in the northern part of the Site currently expresses strong 

rural character, part of its pastoral character is derived from the grazed slope of 

Hurupaki, which has a range of accompanying adverse impacts.  It is also reliant 

upon a relatedness to pastoral land stretching to the west. 

 

Zoning provisions that provide for residential development of the property that 

neighbours to the west will considerably influence the identity of existing Lot 3 by 

severing it from the continuity of adjoining rural land.  Pursuing a more 

sustainable land cover on the slope of Hurupaki and thereby considerably 

reducing the extent of pasture would further erode a rural identity in a pocket that 

has become island-like in its zoning and use.  It is partially on this basis that a 

proposal to extend a well-integrated finger of residential land use from the GRZ 

to the south is considered to have merit in terms of efficiently using the land in its 

position within what is effectively the urban area as it approaches the redefined 

edge with a more complete rural zone. 

 

Analysis of the landscape and ecological benefits that result from a proposed 

use that incorporates extensive restorative measures supports an opinion that 

the benefits of those initiatives outweigh the adverse effects of shifting to a 

residential land use for the part of this pocket that isn’t devoted to restoration 

 

Within the zoning context of the Site, the landscape, rural amenity and visual 

amenity effects of the proposal are assessed as ranging from very low adverse 

effects to moderate positive effects. 

 

Collectively the proposal is considered to be an effective response to the 

specifics of the site whilst comprehensively addressing the expectations 

established by the Urban Design Protocol and Council’s own Urban Design 

Guidelines.  
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VANTAGE POINT LOCATION PLAN 1 
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NOTE: 
Date of photography 10/8/2021 and 10/8/2021.
        
These panoramic photographs were digitally merged.
Original photographs with Nikon Z 5 with approx. 33mm 
focal length lens setting, making the image magnification 
equivalent to a 50mm focal length lens on a full frame 35mm 
camera.

The field of view for each panorama varies in response to the 
relevant field of view for each of the vantage points.

ATTACHMENT TWO
PANORAMIC PHOTOGRAPHS

Panorama VP1: 
Looking west across the James subdivision from the margin of Three Mile Bush Road, 

on the south west corner of Hurupaki Primary School / Kindergarten.

Panorama VP2:
The northerly sector view from the end of Brentwood Avenue, with the Site to upper left.
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Panorama VP3: 
A similar view to Panorama VP2 from the mouth of Scarborough Lane. 

Panorama VP4:
Another northerly view, this time from the junction of Ketenikau Road.  Stone wall largely blocks the 

view to the Site and future buildings on the James Subdivision will entirely obscure it. 
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Panorama VP5: 
 Taken from the south east corner of the Site, sighting along the stone 

wall proposed to be reassembled elsewhere on the land.

Panorama VP6 :
The narrow view from the slight rise on Pukemiro Road.  The small knoll seen within the Site and beyond the stone wall would be lowered.  Housing within the 

southern, General Residential zoned part of the Site would block views to the northern portion of the land (other than the peak of Hurupaki).
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Panorama VP7: 
An axial view down the current access on the western boundary of the Site.  Note that the modest height of the saddle over the 

cattle loading ramp is seen as being well above level of the water tank (proposed Lot 64) on the toe of Hurupaki. 

Panorama VP8:
Taken from the slope on Lake Ora Road as it descends to Three Mile Bush Road.  From this point a building on proposed Lot 65 could potentially be 

seen over intervening buildings, although tree planting in proposed reserve Lot 203 would ultimately screen that possible house.
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Panorama VP9: 
A view from the roadside a short distance to the west of the Site.  The water tank on proposed Lot 64 is readily seen, but 

would be blocked once development under the Rural Expansion zoning of this neighbouring block is realised 

Panorama VP10:
 Looking east from approximately 60m up the privately-owned Cowshed Lane. The water tank is marked by the edge of the shadow of Hurupaki.
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Panorama VP11: 
Taken from the sharp bend in Cowshed Lane, with the water tank seen in profile against the sky.

Panorama VP12:
 Set in the most elevated, north west corner of the Site, where it adjoins the reserve that caps Hurupaki.



1304_Attachments_20210906 ATTACHMENT TWO
PANORAMIC PHOTOGRAPHS

Panorama VP13: 
 Looking south from the uphill edge of proposed Lot 64.

Panorama VP14:
Viewing south from the uphill, north east corner of proposed Lot 65.



1304_Attachments_20210906 ATTACHMENT TWO
PANORAMIC PHOTOGRAPHS

Panorama VP15: 
 A sweeping view along the native tree canopies established within the central proposed reserve area, 

with the planted puriri to right, a lone rimu centrally, and a belt of totara running off to the left.

Panorama VP16:
 Looking over the neighbouring James subdivision to the east from near the northern end of the stone wall that is proposed to be relocated. 

Hurupaki Primary School / Kindergarten lie beyond and Three Mile Bush Road is seen cutting diagonally to centre right.
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SITE CONTEXT ANALYSIS
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ATTACHMENT FOUR
ECOLOGICAL ENHANCEMENTS AND LINKAGES
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NEIGHBOURHOOD MASTERPLAN 
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