PROPOSED PLAN CHANGE 36
TO THE TAUPO DISTRICT COUNCIL
APPENDICES TO THE STATEMENT OF EVIDENCE OF
MARY MONZINGO

APPENDIX 1
Outstanding Natural Feature Landscape and Outstanding Landscape Overlays

Proposed Plan Change 36 to the Taupo District Plan

WAIKATO REGIONAL POLICY STATEMENT
Outstanding Natural Feature Landscape (ONFL)
ONFL #9, Lake Taupo is identified on page 12-9 of the Waikato Regional Policy Statement and described as:
Expansive area of water, memorable and vivid, natural character. Forms the foreground of the Tongariro
National Park viewed from the north.
Significance to tangata whenua. Recreational values including trout fishing, water skiing and boating.

TAUPO DISTRICT PLAN
Outstanding landscape Areas (OLA)

The Taupo District Plan identifies three OLAs in the Whareroa area and describes them as follows:
OLA 20 - Lake Taupō (Taupō-moana) and Motutaiko Island
Last eruption some 1800 years ago, creating a large caldera lake with a series of bays, river tributaries,
pumice beaches and sheer cliff edges. Tapuaehāruru Bay forms a prominent enclosed bay; its flat terraces
forming the platform for the Taupō township.
The lake forms the focal point for surrounding settlements. The identification of the lake as an outstanding
feature also extents to its margins and Motutaiko Island. Highly valued recreation resource, water quality,
and sense of place. Very high historical and cultural values.
OLA 60 - Western Lake Taupo Bays (Waihi to Whakaroa Peninsula)
One of the most scenic and undeveloped parts of Lake Taupō. Very high level of uniqueness and natural
character.
Very high level of amenity and scenic qualities, characterised by sheer cliffs, native vegetation and small
secluded bays.
Very high sense of place for Taupō communities as forming an 'untouched' wilderness experience only
accessible by boat.
The southern coastal margin of the south western bays is noted in tourist brochures as a less busy and rural
scenic drive along the western side of Lake Taupō. The lake margins include some highly valued rock
climbing areas, such as Whanganui Bay.
Highly picturesque with pockets of native vegetation, shelter trees, and distinctive white pumice rocky
outcrops.
OLA 40 - Rangitukua
Very high physical prominence, highest rhyolite dome on the lake margin at 726m above sea level (346m
above lake level). Native regenerating bush cover on the upper slopes provides a very high degree of
naturalness and uniqueness.
Forms the back drop of Kuratau and Omori settlements, very high importance to local communities. Forms
part of a sequence of prominent bluffs on the lake edge.

The information displayed has been taken from Taupo District Council's GIS
databases and maps. It is made available in good faith, but its accuracy or
completeness is not guaranteed. Position of property boundaries are
INDICATIVE only and must not be used for legal purposes. Cadastral
information sourced from Land Information New Zealand. Crown Copyright
Reserved. This map is not to be reproduced without permission of TDC. ©
Copyright Reserved Taupo District Council.
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APPENDIX 2
Revised Appendix 8:
Whareroa North Outline Development Plan

Proposed Plan Change 36 to the Taupo District Plan

Appendix 8: Whareroa North Outline Development Plan
1

Context

This Outline Development Plan provides for the extension of Whareroa North as planned by the
maori landowners since the 1970’s and provided for in numerous local authority planning
documents since that time, including the Southern Settlements Structure Plan and Section 3e of
the operative Taupo District Plan.
The site is above the Whareroa Stream and vegetated escarpment immediately north of Whareroa
Village and separated from Lake Taupo (to the east) by an Esplanade Reserve. Maori land blocks
and Poukura Marae are to the immediate north, and a manuka plantation on Whareroa Station is
on maori land to the west. Part of Whareroa Station is included in the Whareroa North proposal.
2

Subdivision Design

The land zoned “Residential Environment” at Whareroa North is an elevated 14.6505ha parcel of
land proposed to be developed in accordance with the “Whareroa North Concept Plan” below.

Key outcomes of the subdivision design are:
a) Provide direct connection (pedestrian and roading) with the existing village of Whareroa to
the immediate south;
b) Low impact stormwater management approach consistent with the conceptual design
stormwater plan in Section 4, including preventing adverse impact (in terms of stormwater
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c)

d)
e)
f)
g)

h)

i)

j)

quality and quantity and erosion risk) on the adjoining vegetated escarpment and
Whareroa Stream below. Note: Area required for stormwater ponds (and associated Local
Purpose Reserves) is subject to geotechnical investigations and final stormwater design and
pond sizing to be undertaken at detailed design stage;
Efficient extension of existing water supply and wastewater reticulation currently
terminating at the intersection of Whareroa Road and Poriwira Drive (where capacity has
already been provided);
Arrest existing erosion at low point along escarpment edge;
Planted buffer along (and provision of access to) adjoining rural land to the west;
Avoid residential lots within areas of landscape and/or natural value identified in the Taupo
District Plan;
Minimise indigenous vegetation removal, earthworks, and the footprint of any structures
(including bridge, retaining structures) and roading within areas of landscape and/or
natural value identified in the Taupo District Plan;
In the area shown as “Regenerated Scrub”, provision for house sites and protected
indigenous vegetation through, for example, clusters of house sites (secured by building
envelopes) at the road frontage and protected indigenous vegetation behind (to minimise
fragmentation and achieve a protected buffer to SNA062);
Manage the adverse effects of loss of indigenous vegetation, fauna and their habitats
through best practice management and restoration methods. This includes:
 careful timing of any indigenous vegetation removal from the SNA, wildlife
relocations, habitat replacement and enhancement;
 pest predator control;
 dense buffer planting (including with future canopy species) along new edges
created by road through SNA062;
 dense buffer planting where residential lots adjoin SNA062;
 other restoration activities that follow the hierarchy of mitigation to avoid, remedy
and mitigate;
 offsetting or compensation of any significant residual adverse effects in accordance
with best ecological practice to achieve a Net Environmental Gain. Note: any offset
planting required will be undertaken within, or contiguous with SNA062;
Legal protection in perpetuity of the following areas of indigenous vegetation:
 SNA vegetation and areas of offset planting;
 Areas shown as “Proposed indigenous planting” on the Whareroa North concept
plan (and any other indigenous vegetation planting undertaken as part of the
subdivision construction);
 SNA062 vegetation and areas of mitigation/offset planting;
 in the area described as “regenerated scrub”, indigenous vegetation which is
outside of the building envelopes (and access) authorised through the subdivision
process.
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Note: where the indigenous vegetation described above is within a residential allotment,
protection (including the obligation to maintain the vegetation and replace dead or dying
plants) will be secured by Consent Notice.
k) Reflect the exercise of kaitiakitanga and on-going cultural connection by the landowners
through approach to stormwater management, land tenure options, proximity to Poukura
Marae, and the protection of indigenous values associated with the site and surrounding
area;
l) A subdivision with:
 A maximum of 160 residential lots;
 Residential lot sizes between 500 sq m and 1,100 sq m;
 Indigenous vegetation provided as part of the subdivision (as shown on the
Whareroa North Concept Plan and any additional planting proposed at the
subdivision consent stage) to integrate it with the surrounding landscape and
reduce the visual and amenity effects when viewed from Lake Taupo and the
existing Whareroa Village;
 A single span bridge across the Whareroa Stream with:
 abutments clear of the waterway;
 associated indigenous planting to reduce visual effects;
 bridge surfaces finished in colours from the A and B Groups of the British
Standard BS 5252 colour chart with reflectivity levels of less than 35%;
 Limits on levels of street lighting through the use of appropriate streetlights to
reduce light spill and adverse effects of light when viewed from the existing
Whareroa Village and Lake Taupo;
 Control of the following matters by Consent Notice on the titles of future residential
allotments:

One (only) dwelling per lot and no further subdivision permitted;

Building height, with a maximum height of 8m and lesser heights in areas of
the site with moderate or greater visibility from off site;

Exterior building colours limited to those from the A and B Groups of the
British Standard BS 5252 colour chart with reflectivity levels of less than 35%;

Exterior lighting limited to reduce effects of night-lighting as much as
practicable (ie without compromising safety);

Window reflectivity by use of over-hanging eaves or low-reflectivity glass;

Maintaining vegetation planted on residential allotments as part of
subdivision construction in a healthy state in perpetuity (with any dead/
dying plants being replaced with the same species within the following
planting season).
3

Staging

The subdivision will be developed in the following stages (in accordance with the Whareroa North
Concept Plan) and no development can be undertaken unless the necessary resource consents are
granted:
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Preliminary Stage: Further site investigations and assessments (including geotechnical,
archaeological, ecological and landscape);
Stage One: Bridging the Whareroa Stream, construction of the access road to the elevated
residential land above, development of stormwater management systems, provision of
approximately 30 residential lots, indigenous vegetation planting, and associated
biodiversity mitigation/offset measures etc;
Stage 2 and subsequent stages to completion.

Preliminary Stage
To inform the detailed subdivision design process a range of site investigation and pre-design work
will be undertaken. This will include geotechnical, ecological, landscape, and archaeological site
investigations and assessments.
Geotechnical site investigation work, involving on-site geotechnical drilling, testing and
investigation, includes within the vegetated escarpment (necessitating vegetation removal and
tracking within SNA062 for access to and clearance of the investigation sites).
Resource Consent/s will be sought to authorise these geotechnical investigations, including
biodiversity offsetting for the associated loss of indigenous vegetation from SNA062.
The preliminary stage archaeological field inspection will be undertaken in accordance with the
report of Sian Keith Archaeologist Limited (Recommendation 2, Section 14, “Archaeological
Assessment Whareroa North Private Plan Change”, April 2020).
Stage 1
Stage 1 (shown on the concept plan) which will yield approximately 30 sections, consists of
bridging the Whareroa Stream, construction of the access road to the elevated residential land,
and development of the stormwater management areas that will serve subsequent stages. The
Stage 1 western boundary reflects the stormwater management proposal referred to in Section 4
below, and the stormwater works associated with Stage 1 will allow the stormwater management
areas to stabilise before being brought into service for later stages.
All of the “Proposed indigenous planting” shown on the Whareroa North concept plan (and any
other planting required by the Stage 1 subdivision consent) will be undertaken as part of Stage 1
subdivision construction so that the plants have achieved a height that will ensure the
development is integrated into the surrounding landscape when each subsequent subdivision
stage is implemented.
Stage 1 includes land zoned “Residential Environment” (where residential lots are proposed) and
“Rural Environment” (where provision of access, bridging of the Whareroa Stream, and associated
earthworks and removal of indigenous vegetation is proposed). Stage 1 will be the subject of a
resource consent application to TDC and WRC.
Stage 2 Onwards
4
JL Evidence Proposed Modifications, 29 April 2020

The balance of the subdivision will be developed progressively in stages, the number and location
of which is not constrained (as Stage 1 is) but will be determined by detailed design and demand.
4

Engineering and Servicing

Water, Wastewater, Power, Telecommunications
Each residential lot will be served with connections to community water and wastewater systems,
as well as electricity and telecommunication providers.
With respect to water supply and wastewater services, the infrastructure within the existing
settlement has been designed and installed over the decades to cater for this development on the
northern side of the Whareroa Stream, connections have been sized appropriately and located at
the steam crossing point so that the reticulation can be extended easily across the proposed bridge
and up the new access road to the development.
Electricity and telecommunication service providers have indicated that their respective systems
have capacity to cater for Whareroa North.
Access
Stage 1 of the development includes bridging the Whareroa Stream (a single span, structure with
abutments clear of the waterway) and an access road to the elevated development area. As noted
on the Concept Plan, the final alignment of the access road is subject to detailed design and the
resource consenting process referred to above. It is intended to minimise the “footprint” of the
access road where it traverses the steeper part of the site. This recognises not only the limitations
imposed by the topography, but also the sensitive nature of the vegetation in this area. Separate
pedestrian links and cycling links will be provided to minimise “inter-modal” conflict over this
section of the access road.
Internal roading for Stage 1 and future stages will also be designed to minimise the impact from
earthworks and from stormwater runoff.
Stormwater
A preliminary conceptual design has been prepared to confirm that not only can stormwater
generated from the development be managed in accordance with best industry practice, but also
that erosion occurring currently at the low point of the existing pasture can be halted. Innovative
solutions are proposed to minimise the quantity of stormwater generated from the development
and to address the treatment and disposal of stormwater in a sustainable way. Subject to detail
design informed by the preliminary geotechnical site investigation work, stormwater management
for the development will be implemented in accordance with the report titled “The Proprietors of
Hauhungaroa No. 6 Trust, Whareroa North Preliminary Stormwater Assessment” (Cheal
Consultants ref IBA 1070 Rev.4 dated 26 September 2019).
The conceptual design included as Appendix 1 in that report (and showing stormwater
management elements) is below.
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Anticipated Environmental Outcomes

Section 2 above includes a summary of the key outcomes of the subdivision design. The
subdivision design, and subsequent applications for resource consents should also achieve the
following environmental outcomes.
Anticipated Environmental Outcomes

Village Character and Amenity:
a) Quality urban design and residential amenity outcomes within the development.
b) Residential development of a character and scale compatible with the existing Whareroa Village
(being a primarily holiday settlement in a relatively remote lakeside location).
c) Provision for a variety of built form and architectural style consistent with the existing Whareroa
village character.
d) Controls on building height, exterior colours, lighting, etc to ensure visual integration with the
surrounding environment.
e) Existing and proposed planting that will visually integrate the development into the landscape and
provides key buffers.
f) Beneficial connections within and between the southern and northern sides of Whareroa Village.
g) Connection to urban infrastructure (roading, water wastewater and utility services).

Natural and Physical Environment:
a) Development footprint (bridge, access road) is minimised in areas of natural and landscape values
identified in the District Plan as far as practicable.
b) Bridge crossing and access is designed clear of the Whareroa Stream bed and to minimise adverse
effects on natural character of the riparian area.
c) Loss of indigenous vegetation and habitats from SNA062 and the area of “regenerated scrub” is
remedied, mitigated or offset by ecologically appropriate methods, such as planting within or
contiguous to SNA062.
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d)
e)
f)
g)
h)

Long term sustainability of SNA062 is enhanced by legal and physical protection.
Visual and landscape effects associated with road access are mitigated.
Existing erosion feature is arrested.
Environmental values of the Whareroa Stream and escarpment are protected through low-impact
stormwater design.
Potential archaeological values are managed through field inspection and subsequent measures
and actions as appropriate.
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APPENDIX 3
Definitions of Effects Ratings

Proposed Plan Change 36 to the Taupo District Plan

DEFINITIONS OF EFFECTS RATINGS
Negligible effect
The proposal would have a so small or so unimportant, as to not be worth considering, effect on the:
• character or key attributes of the receiving landscape; and/or
• the visual context within which it is viewed and/or
• the perceived amenity derived from it.
Very low effect
The proposal would have a very small or very unimportant effect on the:
• character or key attributes of the receiving landscape; and/or
• the visual context within which it is viewed and/or
• the perceived amenity derived from it.
Low effect
The proposal would have a small or unimportant effect on the :
• character or key attributes of the receiving landscape; and/or
• the visual context within which it is viewed and/or
• the perceived amenity derived from it.
Moderate effect
The proposal would have a low effect on the :
• character or key attributes of the receiving landscape; and/or
• the visual context within which it is viewed and/or
• the perceived amenity derived from it.
High effect
The proposal would have a significant effect on the :
• character or key attributes of the receiving landscape; and/or
• the visual context within which it is viewed and/or
• the perceived amenity derived from it.

Very high
The proposal would have a significantly change the :
• character or key attributes of the receiving landscape; and/or
• the visual context within which it is viewed and/or
• the perceived amenity derived from it.

APPENDIX 4
Photographs

Proposed Plan Change 36 to the Taupo District Plan

The ‘bowl’

PHOTOGRAPH 1
Taken from 30 Turangitukua Drive looking north-east

Rangitukua

Lake

PHOTOGRAPH 2
Taken from the western portion of the Land

Photograph
2

Photograph 1

Locations Photographs 1 and 2 were taken from

APPENDIX 5
Photomontages for Landscape and Visual Assessment

Proposed Plan Change 36 to the Taupo District Plan

DEVELOPMENT OF HAUHUNGAROA No. 6 TRUST LAND
WHAREROA NORTH

PHOTOMONTAGES FOR
LANDSCAPE AND VISUAL ASSESSMENT
Date of issue: 31 March 2020 | Resource consent issue | Revision: -

PHOTO VIEWPOINT MAP
WHAREROA VILLAGE

DEVELOPMENT OF HAUHUNGAROA No. 6 TRUST LAND, WHAREROA NORTH.
CAMERA LOCATIONS
Date of issue: 31 March 2020 | Resource consent issue | Revision: Page 1

Data source: The aerial map information displayed has been obtained from Taupo District Council’s GIS database.
Property boundaries are indicative only.

PHOTO VIEWPOINT 1
EXISTING SITUATION

DEVELOPMENT OF HAUHUNGAROA No. 6 TRUST LAND, WHAREROA NORTH.
PHOTOGRAPH VPT 1 VIEWED FROM WHAREROA ROAD LOOKING NORTH
Date of issue: 31 March 2020 | Resource consent issue | Revision: VPT1 | Image 1 of 2
Page 2

0

50mm

100mm

PHOTO VIEWPOINT 1
PROPOSED DEVELOPMENT

DEVELOPMENT OF HAUHUNGAROA No. 6 TRUST LAND, WHAREROA NORTH.
PHOTOMONTAGE VPT 1 VIEWED FROM WHAREROA ROAD LOOKING NORTH
Date of issue: 31 March 2020 | Resource consent issue | Revision: VPT1 | Image 2 of 2
Page 3

Photomontage information:
Photography Date/Time: 12/03/2020 10:40 a.m
Camera type: 		
Canon EOS 5D Mark III / 50mm prime lens, focal length of 50mm
Field of view (FoV):
74 degrees horizontal FoV / 27 degrees vertical FoV
Camera location coordinates (Geodetic Datum 2000 Mt Eden Circuit, Levels in terms of NZ Vertical Datum 2016): 488176.09mE, 579772.07mN, 363.90mRL
Photograph location and control point items have been accurately surveyed by Cheal Ltd surveyors
Optimum viewing distance of this image is 270mm when printed at scale 1:1 (100%) on SRA3 paper then trimmed to A3 size.
This image should be assessed in the field from the same location from which the photograph was taken.
In reality photographs and photomontages can not convey a view exactly as it would be seen by the human eye.
These photomontages have been prepared by U6 Photomontages Ltd in accordance with the NZILA Best Practice Guide for Visual Simulations BPG 10.2 document.			
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PHOTO VIEWPOINT 2
EXISTING SITUATION

DEVELOPMENT OF HAUHUNGAROA No. 6 TRUST LAND, WHAREROA NORTH.
PHOTOGRAPH VPT 2 VIEWED FROM No. 30 TURANGITUKUA TERRACE LOOKING NORTH-EAST
Date of issue: 31 March 2020 | Resource consent issue | Revision: VPT2 | Image 1 of 2
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PHOTO VIEWPOINT 2
PROPOSED DEVELOPMENT

DEVELOPMENT OF HAUHUNGAROA No. 6 TRUST LAND, WHAREROA NORTH.
PHOTOMONTAGE VPT 2 VIEWED FROM No. 30 TURANGITUKUA TERRACE LOOKING NORTH-EAST
Date of issue: 31 March 2020 | Resource consent issue | Revision: VPT2 | Image 2 of 2
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Photomontage information:
Photography Date/Time: 12/03/2020 11:19 a.m
Camera type: 		
Canon EOS 5D Mark III / 50mm prime lens, focal length of 50mm
Field of view (FoV):
65 degrees horizontal FoV / 27 degrees vertical FoV
Camera location coordinates (Geodetic Datum 2000 Mt Eden Circuit, Levels in terms of NZ Vertical Datum 2016): 487884.75mE, 579689.19mN, 418.57mRL
Photograph location and control point items have been accurately surveyed by Cheal Ltd surveyors
Optimum viewing distance of this image is 310mm when printed at scale 1:1 (100%) on SRA3 paper then trimmed to A3 size.
This image should be assessed in the field from the same location from which the photograph was taken.
In reality photographs and photomontages can not convey a view exactly as it would be seen by the human eye.
These photomontages have been prepared by U6 Photomontages Ltd in accordance with the NZILA Best Practice Guide for Visual Simulations BPG 10.2 document.			
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PHOTO VIEWPOINT 3
EXISTING SITUATION

DEVELOPMENT OF HAUHUNGAROA No. 6 TRUST LAND, WHAREROA NORTH.
PHOTOGRAPH VPT 3 VIEWED FROM LAKE TAUPO LOOKING NORTH-WEST
Date of issue: 31 March 2020 | Resource consent issue | Revision: VPT3 | Image 1 of 2
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PHOTO VIEWPOINT 3
PROPOSED DEVELOPMENT

DEVELOPMENT OF HAUHUNGAROA No. 6 TRUST LAND, WHAREROA NORTH.
PHOTOMONTAGE VPT 3 VIEWED FROM LAKE TAUPO LOOKING NORTH-WEST
Date of issue: 31 March 2020 | Resource consent issue | Revision: VPT3 | Image 2 of 2
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Photomontage information:
Photography Date/Time: 12/03/2020 11:46 a.m
Camera type: 		
Canon EOS 5D Mark III / 50mm prime lens, focal length of 50mm
Field of view (FoV):
40 degrees horizontal FoV / 27 degrees vertical FoV
Camera location coordinates (Geodetic Datum 2000 Mt Eden Circuit, Levels in terms of NZ Vertical Datum 2016): 488506.51mE, 579455.65mN, 358.7mRL
Photograph location and control point items have been accurately surveyed by Cheal Ltd surveyors
Optimum viewing distance of this image is 360mm when printed at scale 1:1 (100%) on SRA3 paper then trimmed to A3 size.
This image should be assessed in the field from the same location from which the photograph was taken.
In reality photographs and photomontages can not convey a view exactly as it would be seen by the human eye.
These photomontages have been prepared by U6 Photomontages Ltd in accordance with the NZILA Best Practice Guide for Visual Simulations BPG 10.2 document.			
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Attachment 1
Photomontage Methodology Statement.
03 April 2020
Project: Proposed Development of Hauhungaroa No. 6 Trust Land, Whareroa North.
Photo viewpoints x3:
VPT 1 - Viewed From Whareroa Road Looking North
VPT 2 - Viewed From No. 30 Turangitukua Terrace Looking North-East
VPT 3 - Viewed From Lake Taupo Looking North-West
Photomontages issued: 31 March 2020
Photomontages prepared by: U6 Photomontages Limited
Client: Cheal Consultants Limited
Landscape Architect: Mary Monzingo
Photography and viewpoint data recording.
Images VPT1 & VPT2 were photographed in landscape fashion using a fixed 50mm lens, fitted to a full frame sensor
DSLR camera mounted on a tripod. Image VPT3 is a single hand-held landscape photograph taken from a boat within the
Whareroa bay.
After each series of land-based photographs were taken, the ground was marked with survey paint so that the surveyor
could then conduct their survey to record the easting and northing co-ordinates and elevations of each camera location.
Selected control point items/reference points in each scene (such as street furniture items, and structural features on
distant houses) were also identified and surveyed for their coordinates. The location coordinates for the VPT3 photograph
were recorded using a hand-held GPS unit.
Software setup.
VPT1 & VPT2 images have been stitched together using several separate photographs to achieve the horizontal field of
views stated within the photomontage pdf document. Each frame was manually overlapped by approximately 75% to
achieve precise joining and to eliminate any 'barrel effect' (edge distortion).
A 3D model of the project was built by using electronic design drawings supplied by Cheal Consultants and a list of plant
species with recommended 10 year growth rates supplied by Mary Monzingo.
Locating the digital model within the photographs.
The processed survey data and the 3D model were loaded into 3D design software where a computer camera was created
at each viewpoint location within the artificial 3D environment. The correct camera specifications, time of day and date
were entered into the program to simulate the precise conditions experienced at the time the photographs were taken on
site.
An exact snapshot/render of the development was then captured replicating the same camera height, location and
direction as the photographer.
Accurate placement of the proposal in each image was achieved by overlaying and matching up combined renders of the
development and control point items, to the selected control point items that existed in each view.
Leaving only the proposed project visible in its correct location, the control point items were then swapped over to a
second layer and switched off for later reference.
Additional photo editing was required to erase lower parts of the proposal where it appeared to be behind foreground
topography and vegetation etc.
Photomontage presentation.
For each viewpoint location we have presented one panoramic image showing the existing landscape scene, and a
second showing the landscape scene containing the proposed development. This means that a comparison can be made
between the existing and the proposed situation. Each photomontage document states the recommended optimal viewing
distance when printed out 1:1 (100%) on full size A3 paper.

______________________________________________________________________________________
U6 Photomontages Limited, P. O. Box 13566, Onehunga, Auckland 1643
Telephone: +64 9 625 0066
Mobile: 021 294 7378 Email: Pat@U6Photomontages.com

APPENDIX 6
Earthworks Modelling
Proposed bridge and access on escarpment
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APPENDIX
Policy framework

Proposed Plan Change 36 to the Taupo District Plan

PROPOSED PLAN CHANGE – WHAREROA NORTH
Assessment in terms of District Plan Objectives and Policies relating to landscape
and visual effects

Residential Environment Policy Framework (Section 3a, District Plan)
Objective 3a.2.1: The maintenance and enhancement of the character and amenity of the Residential Environment
Policy
Maintain and enhance the character and amenity of the Residential Environment by controlling the bulk, location and nature of activities, to ensure activities
3a.2.1i
are consistent with a residential scale of development, including an appropriate density and level of environmental effects.
Comment:
The existing framework of the Residential Section of the District Plan controls the bulk, location and nature of activities, to ensure activities are consistent with a residential
scale of development, including an appropriate density and level of environmental effects.
The key outcomes of the subdivision design and the anticipated environmental outcomes contained in the Whareroa North Outline Development Plan includes measures to
ensure residential development of the Land will be appropriately controlled to create a character and scale appropriate to Whareroa.
In my opinion, that the anticipated environmental outcomes of the subdivision and residential development on the Land will create a high amenity residential development,
with an appropriate density and level of environmental effects.
Policy
3a.2.1viii
Comment:

Protect the character of the District’s lake and river margins from buildings which are visually obtrusive and/or result in the loss of amenity of the foreshore
area, by controlling the scale and location of structures.

The existing framework the Residential Section of the District Plan controls the scale of structures. In addition, the key outcomes of the subdivision design and the anticipated
environmental outcomes contained in the Whareroa North Outline Development Plan includes additional measures to ensure development of the land will be appropriately
controlled to ensure adverse landscape and visual effects on the land and the foreshore area are avoided, remedied or mitigated.
The area proposed to be developed for residential use is separated from the margins of Lake Taupo and Whareroa Stream by an escarpment and native vegetation.
In my opinion the proposed residential development of the Land would not be visually obtrusive and/or result in the loss of amenity of foreshore areas.
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Policy
Avoid, remedy or mitigate adverse effects of subdivision, use and development in the residential areas on cultural, historic, landscape and natural values, as
3a.2.1ix
identified through the provision of this Plan.
Comment:
Part of the access to the proposed Whareroa North residential area passes through OLA 60 The key outcomes of the subdivision design and the anticipated environmental
outcomes contained in the Whareroa North Outline Development Plan includes measures to avoid adverse effects of activities on the values and characteristics of outstanding
natural features and landscapes, and if avoidance is not possible remedy or mitigate the adverse effects.
In my opinion, given the information that I now have, the access will initially create localised adverse effects on the natural and amenity values of OLA 60 (and that these
adverse effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects), however because of the large extent of the OLA
(described in Section 7 of the District Plan as the Western Lake Taupo bays extending from Waihi to Whakaroa Peninsula) in my view those localised effects will not result
in the overall values and character of the OLA (described in the TDP) being adversely affected.

Rural Environment Policy Framework (Section 3b, District Plan)
Objective 3b.2.1: The management of the Rural Environment to maintain and enhance rural character and amenity.
Policy
Maintain and enhance the amenity and character of the Rural Environment by providing land use performance standards and subdivision rules to manage the
scale and density of development.
3b.2.1i
Policy
Avoid urban development in the Rural Environment unless through a TD2050 Structure Plan Process and associated plan change.
b.2.1ii
Maintain the open space and dispersed building character.
Policy
3b.2.1iii
Policy
Protect the District’s lakes and river margins from buildings that are visually obtrusive and/or result in a decline of the amenity of the margin area.
3b.2.1iv
Policy
Provide for a range of productive land use activities within the Rural Environment while ensuring any adverse effects are avoided, remedied or mitigated.
3b.2.1v
Policy
Avoid, remedy or mitigate adverse effects of subdivision, use and development of land on areas or features of cultural, historical, landscape or ecological value.
3b.2.1vi
Policy
Recognise and provide for Infrastructure and Network Utilities in the Rural Environment, while ensuring any adverse effects on or arising from them are avoided,
3b.2.1vii remedied or mitigated as far as practicable.
Policy
Recognise that the Rural Environment encompasses a range of landscape characteristics, amenity values and land use patterns and activities when considering
3a.2.1viii the appropriateness of development within the zone.
Comment:
As the Plan Change proposes to rezone the land from “Rural Environment” to “Residential Environment” the Rural Environment Objectives and Policies will not apply.
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The key outcomes of the subdivision design and the anticipated environmental outcomes contained in the Whareroa North Outline Development Plan includes measures to
ensure that the rural character and amenity are maintained.
It is my opinion the anticipated environmental outcomes of the subdivision and residential development on the Land will ensure the development will visually integrate
into the rural landscape and the rural character and amenity of the surrounding landscape will be maintained.

Land Development Policy Framework (Section 3e, District Plan)
Objective 3e.2.5: Ensure land development does not detract from the amenity value or qualities of the local environment.
Policy
Ensure that proposals for the subdivision and development of land assess the particular amenity values of the area including the physical characteristics of the
land and avoids, remedies or mitigates any adverse effects.
3e.2.5i
Comment:
The objectives and policies relating to land development are not proposed to be altered by the plan change proposal.
The design of the subdivision and roading would take into consideration the particular amenity values of the area including the physical characteristics of the land to
ensure any adverse effects are avoided, remedied or mitigated.
Policy
3e.2.5ii

Subdivision and subsequent development shall either maintain or enhance, but not detract from, the significance of features or areas of cultural, spiritual,
historical, landscape or natural value, (as identified through the provisions of this Plan).

Comment:
Part of the access to the proposed Whareroa North residential area passes through OLA 60. The key outcomes of the subdivision design and the anticipated environmental
outcomes contained in the Whareroa North Outline Development Plan includes measures to avoid adverse effects of activities on the values and characteristics of outstanding
natural features and landscapes, and if avoidance is not possible remedy or mitigate the adverse effects.
In the areas that the access passes through OLA 60 revegetation planting of the cleared of existing vegetation outside of the road and shoulders is proposed. As shown on
the Photo Viewpoint 2 discussed in section 9 of my evidence the revegetation planting will not completely mitigate the adverse effects of the access.
In my opinion, given the information that I now have, the access will initially create localised adverse effects on the natural character and amenity of OLA 60 and that these
adverse effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects.

Landscape Values Policy Framework (Section 3h, District Plan)
3

Objective 3h.2.1: Protect Outstanding Landscape Areas from inappropriate subdivision, use, and development which may adversely affect the Landscape Attributes.
Policy
3h.2.1i

Ensure subdivision, use, and development is located and designed in a way that protects the Landscape Attributes of Outstanding Landscape Areas.

Comment:
Part of the access to the proposed Whareroa North residential area passes through OLA 60 The key outcomes of the subdivision design and the anticipated environmental
outcomes contained in the Whareroa North Outline Development Plan includes measures to avoid adverse effects of activities on the values and characteristics of outstanding
natural features and landscapes, and if avoidance is not possible remedy or mitigate the adverse effects.
In my opinion, given the information that I now have, the access will initially create localised adverse effects on the natural and amenity values of OLA 60 (and that these
adverse effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects), however because of the large extent of the OLA
(described in Section 7 of the District Plan as the Western Lake Taupo bays extending from Waihi to Whakaroa Peninsula) in my view those localised effects will not result
in the overall values and character of the OLA (described in the TDP) being adversely affected.
Policy
3h.2.1i
i

Protect Outstanding Landscape Areas from more than minor adverse visual effects of earthworks, including more than minor visible scarring or more than minor
adverse change to the natural landform or natural feature.

Comment:
Part of the access to the proposed Whareroa North residential area passes through OL 60 The key outcomes of the subdivision design and the anticipated environmental
outcomes contained in the Whareroa North Outline Development Plan includes measures to avoid adverse effects of activities on the values and characteristics of outstanding
natural features and landscapes, and if avoidance is not possible remedy or mitigate the adverse effects.
In my opinion, given the information that I now have, the access will initially create localised adverse effects on the natural and amenity values of OLA 60 (and that these
adverse effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects), however because of the large extent of the OLA
(described in Section 7 of the District Plan as the Western Lake Taupo bays extending from Waihi to Whakaroa Peninsula) in my view those localised effects will not result
in the overall values and character of the OLA (described in the TDP) being adversely affected.

Policy
3h.2.1i
ii

Avoid the erection of built structures that will have more than minor adverse visual effects on the Landscape Attributes of Outstanding Landscape Areas, or will
result in cumulative adverse effects from increased built density.

Comment:
Part of the access to the proposed Whareroa North residential area passes through OLA 60 The key outcomes of the subdivision design and the anticipated environmental
outcomes contained in the Whareroa North Outline Development Plan includes measures to avoid adverse effects of activities on the values and characteristics of outstanding
natural features and landscapes, and if avoidance is not possible remedy or mitigate the adverse effects.
In my opinion, given the information that I now have, the access will initially create localised adverse effects on the natural and amenity values of OLA 60 (and that these
adverse effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects), however because of the large extent of the OLA
4

(described in Section 7 of the District Plan as the Western Lake Taupo bays extending from Waihi to Whakaroa Peninsula) in my view those localised effects will not result
in the overall values and character of the OLA (described in the TDP) being adversely affected.
Policy
3h.2.1i
v

Avoid subdivision that will result in the fragmentation of open space character leading to any cumulative adverse effects on Outstanding Landscape Areas.

Comment:
Residential development as proposed by the plan change will result in land fragmentation (ie a greater number of land parcels than currently exists). In Section 9 of my
evidence I have assessed the landscape effects of the proposal, including on OLA 60.
In my opinion residential development at Whareroa North is likely to have an amenity similar to the existing Village and will sit comfortably in the surrounding landscape
and will not create cumulative landscape and visual effects.
In my opinion, given the information that I now have, the access will initially create localised high adverse effects on the natural and amenity values of OLA 60 (and that
these adverse effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects), however because of the large extent of the OLA
(described in Section 7 of the District Plan as the Western Lake Taupo bays extending from Waihi to Whakaroa Peninsula) in my view those localised effects will not result
in cumulative effects on the overall values and character of the OLA (described in the TDP).
Policy
3h.2.1v

Where Significant Natural Areas are within Outstanding Landscape Areas, avoid, remedy, or mitigate more than minor adverse visual effects of Indigenous
Vegetation Clearance on the Landscape Attributes of the Outstanding Landscape Area.

Comment:
Part of the access to the proposed Whareroa North residential area passes through OLA 60. The key outcomes of the subdivision design and the anticipated environmental
outcomes contained in the Whareroa North Outline Development Plan includes measures to avoid adverse effects of activities on the values and characteristics of outstanding
natural features and landscapes, and if avoidance is not possible remedy or mitigate the adverse effects.
In my opinion, given the information that I now have, the access will initially create localised adverse effects on the natural and amenity values of OLA 60 (and that these
adverse effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects), however because of the large extent of the OLA
(described in Section 7 of the District Plan as the Western Lake Taupo bays extending from Waihi to Whakaroa Peninsula) in my view those localised effects will not result
in the overall values and character of the OLA (described in the TDP) being adversely affected.
Policy
3h.2.1v
i

Remedy or mitigate potential adverse effects of subdivision, use, or development on the attributes of Outstanding Landscape Areas, giving consideration to:
a)

The suitability of the site for the proposed subdivision, use or development.

b) Recognise specific site requirements for some uses or development.
c)

The scale, location, design and nature of the subdivision, use or development, and whether it will be sympathetic with the Landscape Attributes of the
Outstanding Landscape Area.
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d) The ability to remedy or mitigate significant adverse effects.
e)

The extent of any disturbance or modification to the Outstanding Landscape Area as a result of subdivision, use or development, including potential
impacts of earthworks and the ability of earthworked areas to be rehabilitated.

f)

The visual impact of Indigenous Vegetation Clearance within Significant Natural Areas on the Landscape Attributes, and the ability to revegetate cleared
areas with appropriate indigenous species.

g)

The effectiveness and appropriateness of proposed mitigation to address adverse landscape and visual effects of subdivision, use or development,
including appropriateness of mitigating vegetation to screen or soften built structures, and ongoing maintenance of mitigation planting.

Comment:
Part of the access to the proposed Whareroa North residential area passes through OLA 60 The key outcomes of the subdivision design and the anticipated environmental
outcomes contained in the Whareroa North Outline Development Plan includes measures to avoid adverse effects of activities on the values and characteristics of outstanding
natural features and landscapes, and if avoidance is not possible remedy or mitigate the adverse effects.
In my opinion, given the information that I now have, the access will initially create localised adverse effects on the natural and amenity values of OLA 60 (and that these
adverse effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects), however because of the large extent of the OLA
(described in Section 7 of the District Plan as the Western Lake Taupo bays extending from Waihi to Whakaroa Peninsula) in my view those localised effects will not result
in the overall values and character of the OLA (described in the TDP) being adversely affected.
Objective 3h.2.3: Recognise and encourage the enhancement of Amenity Values within Landscape Areas in the Taupō District
Policy
3h.2.3i

Recognise and encourage subdivision, use or development that enhances Amenity Values within Landscape Areas in the Taupō District, by utilising, but not being
limited to, the following principles:
Subdivision Design
a) Subdivision design that utilises the existing landform and landscape features and aligns new allotment boundaries to natural patterns.
b) Where possible, existing vegetation is retained and protected, and vegetation patterns that reflect the natural landform are maintained.
c) Fencing styles are designed to complement the existing character of the Landscape Area.
Built Structures
d) Built structures are located and designed in a way to integrate with the Landscape Attributes.
e) Building materials utilise recessive colours and have low reflectance levels.
f) Existing vegetation patterns are utilised to integrate buildings within the Landscape Area.
Roads
g) Roading layout is designed and located to minimise visual prominence, where possible by following topography, and minimising the number of vehicle
accesses onto roads.
h) Earthworks are located to minimise disturbance of the natural form and character of the Landscape Area, by avoiding visually prominent locations.
i) Where practical, earthworks or areas surrounding earthworks are vegetated to soften any abrupt changes in landform, or reduce visible ‘scarring’ of the
landform.
Planting
j) New tree planting and vegetation patterns reflect the existing landscape character and natural patterns of the landscape.
k) Where possible, ecological corridors and ecosystems are restored.
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l) Planting is used to help integrate buildings with the Landscape Area.
Comment:
Part of the access to the proposed Whareroa North residential area passes through OLA 60 The key outcomes of the subdivision design and the anticipated environmental
outcomes contained in the Whareroa North Outline Development Plan includes measures to avoid adverse amenity effects of activities on the values and characteristics of
outstanding natural features and landscapes, and if avoidance is not possible remedy or mitigate the adverse effects.
In my opinion, given the information that I now have, the access will initially create localised adverse effects on the amenity values of OLA 60 (and that these adverse
effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects), however because of the large extent of the OLA (described in
Section 7 of the District Plan as the Western Lake Taupo bays extending from Waihi to Whakaroa Peninsula) in my view those localised effects will not result in the overall
values and character of the OLA (described in the TDP) being adversely affected.

7

PROPOSED PLAN CHANGE – WHAREROA NORTH
Assessment in terms of the Waikato Regional Policy Statement Objectives and
Policies relating to landscape and visual effects

Built Environment Framework
Objective 3.12: Built Environment
Development of the built environment (including transport and other infrastructure) and associated land use occurs in an integrated, sustainable and planned manner which
enables positive environmental, social, cultural and economic outcomes, including by:
b) preserving and protecting natural character, and protecting outstanding natural features and landscapes from inappropriate subdivision, use, and development;
Policy 6.1
Planned and co-ordinated subdivision, use and development
Subdivision, use and development of the built environment, including transport, occurs in a planned and co-ordinated manner which:
a) has regard to the principles in Section 6A;
b) recognises and addresses potential cumulative effects of subdivision, use and development;
c) is based on sufficient information to allow assessment of the potential long-term effects of the subdivision, use and development; and
d) has regard to the existing built environment.
6A Development principles
New development should:
j) maintain and enhance landscape values and provide for the protection of historic and cultural heritage;
Comment:
The Whareroa North growth area is identified in the Southern Settlements Structure Plan.
The key outcomes of the subdivision design and the anticipated environmental outcomes contained in the Whareroa North Outline Development Plan includes measures to
ensure residential development of the Land will be appropriately controlled to preserve and protect natural character, and protect outstanding natural features and
landscapes from inappropriate subdivision, use, and development and maintain and enhance landscape values.
Policy 12.1

Outstanding natural features and landscapes
Identified values and characteristics of outstanding natural features and landscapes (including seascapes) of regional and district significance are protected
from adverse effects, including cumulative effects, arising from inappropriate subdivision, use and development.

1

Implementation Methods
12.1.1 Protect values of outstanding natural features and landscapes
Regional and district plans shall
a) identify and provide for the protection of the values and characteristics of outstanding natural features and landscapes from in appropriate
subdivision, use and development, including those a regional significance identified in Section 12A (Table 12-1) by:
ii) outside of the coastal environment, avoiding adverse effects of activities on the values and characteristics of outstanding natural features and
landscapes, and if avoidance is not possible remedy or mitigate the adverse effects
Comment:
Part of the access to the proposed Whareroa North residential area passes through ONFL 9 The key outcomes of the subdivision design and the anticipated environmental
outcomes contained in the Whareroa North Outline Development Plan includes measures to avoid adverse effects of activities on the values and characteristics of outstanding
natural features and landscapes, and if avoidance is not possible remedy or mitigate the adverse effects.
In my opinion, given the information that I now have, the access will initially create localised adverse effects on the natural and amenity values of ONFL 9 (and that these
adverse effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects), however because of the large extent of the ONFL 9 in
my view those localised effects will not result in the overall values and character of the ONFL (described in Section 12A of the WRPS) being adversely affected.
Policy 12.2

Preserve natural character
Ensure that activities within the coastal environment, wetlands, and lakes and rivers and their margins are appropriate in relation to the level of natural
character and :
a) where natural character is pristine or outstanding, activities should avoid adverse effects on natural character;
b) where natural elements/influences are dominant, activities should avoid significant adverse effects and avoid, remedy or mitigate other adverse effects
on natural character;
c) where man-made elements/influences are dominant, it may be appropriate that activities result in further adverse effects on natural character, though
opportunities to remedy or mitigate adverse effects should still be considered;
d) promote the enhancement, restoration, and rehabilitation of natural character of the coastal environment, wetlands and lakes and rivers and their
margins; and
e) regard is given to the functional necessity of activities being located in or near the coastal environment, wetlands and lakes and rivers and their margins
where no reasonably practicable alternative exists.
Implementation Methods
12.2.1 District and regional plans
Regional and district plans shall:
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c) ensure activities are appropriate with respect to the level of natural character, including activities that:
ii) damage or remove areas of indigenous vegetation;
iii) introduce man-made elements/structures where none were previously present or obvious; or
iv) introduce man-made elements/structures into a modified area which results in a significant change to natural character; and

Comment:
The natural character of margins of Lake Taupo near the existing Whareroa Village and Whareroa North is not pristine nor are man-made elements/influences dominant.
The Land is well separated for the margin of Lake Taupo by an escarpment and an extensive area of indigenous vegetation.
The key outcomes of the subdivision design and the anticipated environmental outcomes contained in the Whareroa North Outline Development Plan includes measures to
ensure residential development of the Land will be appropriately controlled to preserve and protect natural character, and protect outstanding natural features and
landscapes from inappropriate subdivision, use, and development and maintain and enhance landscape values.
It is my opinion that the proposed residential development of the land will not create adverse effects on the natural character of the Lake margin.
Part of the access to the proposed Whareroa North residential area passes through ONFL 9. The key outcomes of the subdivision design and the anticipated environmental
outcomes contained in the Whareroa North Outline Development Plan includes measures to avoid adverse effects of activities on the values and characteristics of outstanding
natural features and landscapes, and if avoidance is not possible remedy or mitigate the adverse effects.
In my opinion, given the information that I now have, the access will initially create localised adverse effects on the natural character and amenity of ONFL 9 and that these
adverse effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects.
The natural character of margins the Whareroa Stream north of the existing Whareroa Village is dominated by natural elements/influences even though existing residential
development is adjacent.
The bridge and associated roading in the vicinity of the margins of the Whareroa Stream can be designed (including through the measures set out in paragraph 6.2 of my
evidence) to ensure that significant adverse effects, which policy 12.2c says should be avoided, are, and that, and that other adverse effects are avoided or mitigated.
It is my opinion therefore that the bridge and associated access in the vicinity of the Whareroa Stream will not create adverse effects on the natural character of the
Whareroa Stream.

Riparian Areas Framework
Objective 3.16 Riparian Areas
(including coastal dunes) and wetlands are managed to:
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b) maintain and enhance:
ii) amenity values
Policy
Planned and co-ordinated subdivision, use and development
Subdivision, use and development of the built environment, including transport, occurs in a planned and co-ordinated manner which:
6.1
e) has regard to the principles in Section 6A;
f) recognises and addresses potential cumulative effects of subdivision, use and development;
g) is based on sufficient information to allow assessment of the potential long-term effects of the subdivision, use and development; and
h) has regard to the existing built environment.
6A Development principles
New development should:
j) maintain and enhance landscape values and provide for the protection of historic and cultural heritage;
Maintain and enhance public access
Public access to and along the coastal marine area, lakes, and rivers will be maintained and enhanced by:
c) ensuring subdivision, use and development do not result in inappropriate loss of existing public access.

Policy
12.4

Comment:
The Whareroa North Concept Plan includes vehicular and pedestrian access from the land to the existing Whareroa Village and thus to the Lake and Stream. The
development of the land will not result in the loss of existing public access to the Lake and Stream.
Outstanding Natural Features and Landscapes
Objective 3.20 Outstanding Natural Features and Landscapes
“The values of outstanding natural features and landscapes are identified and protected from inappropriate subdivision, use and development”.
Policy
Outstanding natural features and landscapes
12.1
Identified values and characteristics of outstanding natural features and landscapes (including seascapes) of regional and district significance are protected from
adverse effects, including cumulative effects, arising from inappropriate subdivision, use and development.
Implementation Methods
12.1.1 Protect values of outstanding natural features and landscapes
Regional and district plans shall
b) identify and provide for the protection of the values and characteristics of outstanding natural features and landscapes from in appropriate subdivision,
use and development, including those a regional significance identified in Section 12A (Table 12-1) by:
4

ii) outside of the coastal environment, avoiding adverse effects of activities on the values and characteristics of outstanding natural features and
landscapes, and if avoidance is not possible remedy or mitigate the adverse effects
Comment:
Part of the access to the proposed Whareroa North residential area passes through ONFL 9. The key outcomes of the subdivision design and the anticipated environmental
outcomes contained in the Whareroa North Outline Development Plan includes measures to avoid adverse effects of activities on the values and characteristics of outstanding
natural features and landscapes, and if avoidance is not possible remedy or mitigate the adverse effects.
In my opinion, given the information that I now have, the access will initially create localised adverse effects on the natural and amenity values of ONFL 9 (and that these
adverse effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects), however because of the large extent of the ONFL 9 in
my view those localised effects will not result in the overall values and character of the ONFL (described in Section 12A of the WRPS) being adversely affected.
Policy
12.3

Maintain and enhance areas of amenity value
Areas of amenity values are identified, and those values are maintained and enhanced. These may include:
a) areas within coastal environments and along inland water bodies;
d) other landscapes or seascapes; and
e) areas adjacent to outstanding natural landscapes and features that are visible from a road or other public place.
Implementation methods
12.3.1 Maintain and enhance areas of amenity value
Regional and district plans shall ensure that:
b) the qualities and characteristics for which they are valued are maintained or enhanced;
c) subdivision, use and development is managed to avoid, remedy or mitigate adverse effects on the identified values of areas of amenity value

Comment:
Part of the access to the proposed Whareroa North residential area passes through ONFL 9. The key outcomes of the subdivision design and the anticipated environmental
outcomes contained in the Whareroa North Outline Development Plan includes measures to ensure development of the land avoids adverse effects of activities on the
amenity values of the site and the surrounding landscape and subdivision, use and development is managed to avoid, remedy or mitigate adverse effects on the values of
the land and the surrounding landscape.
In my opinion, given the information that I now have, the access will initially create localised adverse effects on the natural and amenity values of ONFL 9 (and that these
adverse effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects), however because of the large extent of the OLA
(described in Section 7 of the District Plan as the Western Lake Taupo bays extending from Waihi to Whakaroa Peninsula) in my view those localised effects will not result
in the overall values and character of the OLA (described in the TDP) being adversely affected.

5

Amenity
Objective 3.21: Amenity
Identified values and characteristics of outstanding natural features and landscapes (including seascapes) of regional and district significance are protected from adverse
effects, including cumulative effects, arising from inappropriate subdivision, use and development.
Policy
Outstanding natural features and landscapes
12.1
Identified values and characteristics of outstanding natural features and landscapes (including seascapes) of regional and district significance are protected from
adverse effects, including cumulative effects, arising from inappropriate subdivision, use and development.
Implementation Methods
12.1.1 Protect values of outstanding natural features and landscapes
Regional and district plans shall
a) identify and provide for the protection of the values and characteristics of outstanding natural features and landscapes from in appropriate subdivision, use
and development, including those a regional significance identified in Section 12A (Table 12-1) by:
i) outside of the coastal environment, avoiding adverse effects of activities on the values and characteristics
Comment:

The key outcomes of the subdivision design and the anticipated environmental outcomes contained in the Whareroa North Outline Development Plan includes measures to
ensure development of the land avoids adverse effects on the amenity values of the land and the surrounding landscape and subdivision, use and development will be
managed to avoid, remedy or mitigate adverse effects on the amenity values of the land and the surrounding landscape.
Part of the access to the proposed Whareroa North residential area passes through ONFL 9. The key outcomes of the subdivision design and the anticipated environmental
outcomes contained in the Whareroa North Outline Development Plan includes measures to avoid adverse effects of activities on the values and characteristics of outstanding
natural features and landscapes, and if avoidance is not possible remedy or mitigate the adverse effects.
In my opinion, given the information that I now have, the access will initially create localised adverse effects on the natural and amenity values of ONFL 9 (and that these
adverse effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects), however because of the large extent of the ONFL 9 in
my view those localised effects will not result in the overall values and character of the ONFL (described in Section 12A of the WRPS) being adversely affected.
Policy
12.3

Maintain and enhance areas of amenity value
Areas of amenity values are identified, and those values are maintained and enhanced. These may include:
a) areas within coastal environments and along inland water bodies;
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d) other landscapes or seascapes; and
e) areas adjacent to outstanding natural landscapes and features that are visible from a road or other public place
Implementation methods
12.3.1 Maintain and enhance areas of amenity value
Regional and district plans shall ensure that:
b) the qualities and characteristics for which they are valued are maintained or enhanced;
c) subdivision, use and development is managed to avoid, remedy or mitigate adverse effects on the identified values of areas of amenity value
Comment:
The key outcomes of the subdivision design and the anticipated environmental outcomes contained in the Whareroa North Outline Development Plan includes measures to
ensure development of the land avoids adverse effects of activities on the amenity values of the site and the surrounding landscape and subdivision, use and development
is managed to avoid, remedy or mitigate adverse effects on the identified values of areas of amenity value.
Part of the access to the proposed Whareroa North residential area passes through ONFL 9. The key outcomes of the subdivision design and the anticipated environmental
outcomes contained in the Whareroa North Outline Development Plan includes measures to avoid adverse effects of activities on the values and characteristics of outstanding
natural features and landscapes, and if avoidance is not possible remedy or mitigate the adverse effects.
In my opinion, given the information that I now have, the access will initially create localised adverse effects on the natural and amenity values of ONFL 9 (and that these
adverse effects can be somewhat mitigated by revegetation planting and other measures to reduce these effects), however because of the large extent of the ONFL 9 in
my view those localised effects will not result in the overall values and character of the ONFL (described in Section 12A of the WRPS) being adversely affected.
Objective 3.22 Natural Character
The natural character of the coastal environment, wetlands, and lakes and rivers and their margins are protected from the adverse effects of inappropriate subdivision, use
and development.
Planned and co-ordinated subdivision, use and development
Policy
Subdivision, use and development of the built environment, including transport, occurs in a planned and co-ordinated manner which:
6.1
a) has regard to the principles in Section 6A;
b) recognises and addresses potential cumulative effects of subdivision, use and development;
c) is based on sufficient information to allow assessment of the potential long-term effects of the subdivision, use and development; and
d) has regard to the existing built environment.
6A Development principles
New development should:
j) maintain and enhance landscape values and provide for the protection of historic and cultural heritage;
Comment:
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The land is well separated for the margin of Lake Taupo by an escarpment and an extensive area of indigenous vegetation. It is my opinion that the proposed residential
development of the Land will not create adverse effects on the natural character of the Lake margin.
The bridge and associated roading in the vicinity of the margins of the Whareroa Stream can be designed (including through the measures set out in paragraph 6.2 of my
evidence) to ensure that significant adverse effects, which policy 12.2c says should be avoided, are, and that, and that other adverse effects are avoided or mitigated.
It is my opinion therefore that the bridge and associated access in the vicinity of the Whareroa Stream will not create adverse effects on the natural character of the
Whareroa Stream.
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