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1.0 SECTION ONE 
 

1.1 Background 
The subject  s i te is  located at  25 Ulyat t  Road, Napier .  The s i te is  
ident i f ied as  Lots  1,  DP 423183, 4.9970ha more or less.   

The s ite  is  current ly used for  the product ion of  ins tant lawn.  The s i te  is  
zoned Main Rural and is bordered to the north by a stormwater reserve 
wi th res ident ia l  fur ther  north. To the east is  rura l  zoned land wi th a smal l  
number of  neighbours  on the eastern s ide of  Ulyat t  Road. To the south is  
rural  zoned land and to the west  is  the Napier Hast ings expressway wi th 
res ident ia l  development  fur ther west .   

The intent ion is  to  develop a 2 storey Care Home and 3 s torey Apar tment  
bui ld ing,  along wi th 99 s ingle level v i l las compris ing a range of  duplex  
and tr iplex  ar rangements  wi th assoc iated roading,  accessory bui ld ings, 
inc luding 19 res ident  garages, and s ite  landscaping.  The development 
wi l l  require l i f t ing of  the ex ist ing ground level  to address s i te  stabi l i ty 
issues and results  in  the centra l  Apar tment  and Care W ing exceeding the 
9.0m maximum height .   

This assessment  cons iders  the whole proposal.   

1.2 Scope 
Shafer Des ign has been engaged by Bupa Care Services to provide a 
landscape and v isual  assessment of  the whole proposed development.    

The assessment  inc ludes the fo l lowing components:  

•  Descr ipt ions of  the s ite context  and s i te  attr ibutes;  

•  A descr ipt ion of  the landscape at tr ibutes  and an analys is of  the 
landscape character and landscape values;  

•  A descr ipt ion of  the development proposal ;  

•  Landscape mit igat ion strategy;  

•  An out l ine of  the p lanning provis ions re levant  to the v isual and 
landscape assessment  of  the proposal;  

•  An assessment  of  the v isual  and landscape ef fects of  the proposal  
and their  s ignif icance;  

•  Ind icat ive Landscape Mit igat ion Plan.  
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1.3 Methodology 
This assessment  uses an ‘expert ’  approach to landscape assessment  -  
surveys of  landscape users  and the local community were not  feas ible 
wi thin the scope of  the study.  Descr ipt ion of  landscape attr ibutes and 
assessment of  landscape character  and landscape values has been 
based on guidel ines in  the NZILA Landscape Assessment and 
Susta inable Management Best  Pract ice Note 10.1.  

The v isual  and landscape assessment has been carr ied out af ter  a 
desktop study of  the landscape context and v is i ts  to the s ite and 
surrounding area. A photographic  study of  the area was undertaken and 
representat ive v iewpoints  and v iewing audiences ident i f ied.  Potent ial  
m it igat ion measures were also ident i f ied at  th is s tage.  Visual ef fects 
were evaluated us ing a combinat ion of  these methods and examinat ion 
of  the archi tec tura l  e levat ions, p lans and 3D models.  

Photographs in  th is repor t  were taken wi th a Panasonic lumix DMC FZ70 
d ig i ta l  camera wi th a fu l l  f rame 35mm equivalent focal length. Al l  images 
taken at  50mm focal length unless noted otherwise.   
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2.0 SECTION TWO 
 

2.1 Site location and context 
The appl icat ion s ite is  located at  25 Ulyat t  Road, Napier.  The s i te is  
located at the edge of  the Main Res ident ia l  zone to the north, wi th 
res ident ia l  dwel l ings on Harold Hol t  Avenue and Clarence Cox Crescent.  
Fur ther res ident ia l  development is  found to the west on Atherfo ld 
Crescent ,  west of  SH50.  Res ident ia l  development is  predominant ly s ingle 
level  on f la t  contour,  wi th l i t t le  appreciable level  var iat ion.  Land to the 
east and south is  rura l  with in termit tent hous ing on large land b locks 
which are used for  a var iety of  rura l  and product ion act ivi t ies . The 
contour  is  f la t  a l l  round the s i te for  a cons iderable d istance. Hi l ls  are 
located some distance to the south and west .   

A review of  h istor ic  aer ials  on the Napier City web s ite reveals  the s ite  
has been largely in pasture or  grass product ion s ince 1999. Immediate ly 
surrounding proper t ies  a lso appear to have been largely in  pasture over  
the same per iod wi th only smal l  areas of  product ion use evident.  The s ite 
oppos ite the nor th east corner  of  the s ite has a shelter  belt  enc losure 
around the s i te  boundary which is  a common feature of  the landscape 
character .  There is  product ion use evident  to the south of  the s i te and 
the Midland Hor t icu l ture Nursey to the south east .  These s ites  are 
typ ical ly enc losed by shel ter  plant ing wi th no v iews in.   

There is  a notable absence of  s treet tree p lant ing on the main roads of  
the area, wi th wide berms and swales contr ibut ing to th is .  Ulyatt  Road 
current ly has a speed l im it  of  100km/h heading nor th past the s ite,  which 
changes to 50km/h outs ide the s ite  toward the north east  corner.   

SH50 is  located to the west  of  the s ite and is one of  the gateway entry/  
ex its  to Napier.  The area marks a change f rom urban to rura l 
environments .  

Refer  to Sheet  01 of  the Landscape Context  set at  Appendix C.  

Refer  to Context  Photographs 1-12, Sheets 2-4 at  Appendix C.   

North 

The general  character  to  the immediate nor th is  stormwater  reserve. 
There is  a new cyc leway/  walkway located immediately on the s ite  
boundary.  Across the reserve the res ident ia l  development begins wi th a 
wel l-establ ished character  of  largely s ingle level  dwel l ings. The southern 
boundar ies of  the res ident ia l  proper t ies  tend to have 1.8m boundary 
fences,  with l i t t le v isual connect ion to the subject  s i te.  The contour is  
general ly f lat .   Refer  to Photo 7 and 8, Appendix  C, for  general  
character .   
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East  

The immediate east is  zoned rura l and inc ludes a small  number of  
res ident ia l  dwel l ings and accessory bui ld ings set on large land parcels.  
There is  var iat ion between s ites  created by the use of  screen p lant ing in 
some ins tances,  wi th other proper t ies  being more open to the road 
corr idor .  Dwel l ings are general ly setback f rom the road.  Beyond the 
dwel l ings the land use is  in  a var iety of  rural  and product ion act iv i t ies.   
Mid land Hort icu lture,  a p lant nursery,  is  located to the south east.  The 
contour  is  general ly f lat .   

Ulyat t  Road is  a s tra ight  rura l  road wi th wide berms and roads ide swales.  
Overhead power suppl ies are evident  in  the landscape with poles and 
pylons located wi thin the berm, in c lose prox imity to the subjec t s i te 
boundary.  Boundary treatments  vary f rom post and wire fences,  to 
screen p lant ing and individual  t ree p lacements. Enc losure of  s i tes  is  not  
unusual ,  a l though th is  is  usual ly achieved through p lant ing rather  than 
fenc ing.   

Refer  to Context  Photos at  Appendix  C.  

South 

Immediate ly south of  the subject  s i te is  rura l  zoned and the lawn 
product ion bus iness is  located across the width of  the subjec t s i te  
boundary.  Fur ther  south the land is  d iv ided into a mosaic  of  rura l  and 
product ion uses. This  is  character ised by varying degrees of  enc losure 
and openness.  Enc losure tends to be created through p lant ing rather  
than sol id  fenc ing.  The contour  is  largely f la t  wi th no higher points  of  any 
note.  

Bui ld ings tend to general ly be resident ial  in  scale wi th accessory 
bui ld ings.  Large bui l t  forms are not typ ica l ly found. The ta l lest  elements 
are the hedging and screening plant ing, wi th enc losures in excess of  
6.0m in height .    

Refer  to Context  Photos at  Appendix  C.  

West 

The area to the immediate west is  zoned reserve and is  used for  a 
stormwater  f low path.  The presence of  water  is  in termit tent ,  wi th no 
permanent  water  v is ib le.  The land is open wi th grass and l im ited 
vegetat ion.  A new publ ic  cyc leway/  walkway is located immediate ly 
adjo in ing the western boundary of  the subject s i te.  Further to the west is  
SH50,  a 2 lane h ighway provid ing a major  entry/  ex i t  po int  to  Napier.  
There is  vegetat ion l in ing both s ides of  the road, a lthough th is is  
general ly low growing spec ies.   

Beyond the h ighway to the west is  reserve land adjo in ing Atherfo ld Cres, 
which inc ludes some large spec imen trees, general ly dec iduous,  and a 
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cont inuat ion of  the water  course,  wi th water  more commonly present .  
There is  no res ident ia l  development  on the eastern s ide of  Atherfold 
Cres, establ ished res ident ia l  development  is  found west of  the road and 
is character ised by typ ical ly s ingle level  dwel l ings on landscaped lots.   

The contour  is  general ly f la t  for  a considerable d istance west  of  the 
subject  s i te.   

Refer  to Context  Photos at  Appendix  C.  

Public Transport  

There is  no bus serv ice on Ulyat t  Road or  in  the nearby streets .  

Services 

There is  no reta i l  or  serv ice centre wi th in the 400.0m radius,  5 minute 
walk ing d is tance.  The c losest serv ices are located on Bi l l  Hercock 
Street ,  approx imately 450.0m north of  the northern boundary of  the 
subject  s i te,  which is  only s l ight ly fur ther than the 5 minute walk . There 
are footpaths on both s ides of  the street  f rom the in tersect ion wi th 
Harold Hol t  Dr ive to the north.   

Refer  to Landscape Analys is  at Appendix  B.  

Accessibi l ity 

There is  current ly no footpath outs ide the s ite on e ither s ide of  Ulyat t  
Road.  The footpath begins  f rom the cycleway and heads north to Bi l l  
Hercock Street.  The f lat  contour provides easy gradients  for  pedestr ians 
and motor ised scooters to the immediate environment were a path to be 
implemented on Ulyatt  Road outs ide the subject  s i te.   

The Bupa vi l lage wi l l  provide a res ident bus serv ice.  

Refer  to the Landscape Analys is  p lans at  Appendix A.    

2.2 Site description 
The current s i te  is  4.9997ha (49,997.0m2 more or less) and is f la t  over 
the whole s i te .  The s i te is  current ly used for  the product ion of  ready lawn 
and largely devoid of  any s ignif icant  features. There is  a large 
adver t is ing s ign located on the western boundary,  wi th the only other 
notable features being 2 p lane trees,  located in  the nor th east and nor th 
west corners  of  the s ite.  There is  a p lant ing of  palm trees a long the 
nor thern boundary,  a l though these are avai lab le for  purchase and not 
cons idered a permanent  feature. The s i te is  enc losed by a post and wire 
boundary fence.  

There are no ex is t ing struc tures on the s ite.   
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The s ite  has long road f rontages to Ulyat t  Road and SH50. There is  
current ly no formed access to the subjec t s i te,  wi th access avai lable 
f rom the lawn bus iness to the south.  

Refer  to Content Photographs 13-15 at  Appendix  D.  

3.0 SECTION THREE 

3.1 Proposal 
The proposal  is  descr ibed in fu l l  in  the Assessment of  Environmental  
Ef fects  prepared by W asley Knel l  Consultants Ltd. Br ief ly:   

•  The subject  s i te wi l l  be developed to inc lude a mult i- level  bui ld ing 
Care Home and Apartment bui ld ing. The care fac i l i t y is  bui l t  
around dual centra l courtyards and located to the east  of  the ‘L ’  
shaped apar tment  b lock. 19 s ingle garages are spl i t  in to three 
b locks to be located around the apartment bui ld ing to the west  
and north – Refer  to Jerram Tocker Barron (JTB) drawings dated 
19/10/2017 P01 – P31 Rev RC1.  

Sheet  P02 -  Proposed Site Plan.  

•  The Apar tment bui ld ing wi l l  be three levels,  located centra l ly 
wi thin the s ite,  c loser  to  the western boundary;  bui ld ing exceeds 
9.0m height  up to 4.9m;Refer to Sheets  P07-P10 for  
inf r ingements,  a lso Sheet P17  

•  The Care wing is  two levels  and located centra l ly on the s i te ,  
c loser  to the eastern boundary. The bui ld ing has two internal  
cour tyards. The outdoor space wi l l  have a 2.0m high boarded 
t imber fence enc los ing the eastern and northern s ides of  the 
bui ld ing;  bui ld ing exceeds 9.0m height  up to 1.415m, refer to 
Sheets  P07-P10 for  inf r ingements;  

•  99 Single level  vi l las wi l l  be located around the per imeter  of  the 
s ite  and located around the Care wing and Apar tment b lock. 
Pedestr ian access to communal  fac i l i t ies  on the ground f loor of  
the apar tment wing is  v ia internal  footpaths and shared road 
spaces;  

•  Vi l las  wi l l  be s tepped up f rom the boundary toward the centre of  
the s i te  on a ser ies  of  terraces;  the degree of  l i f t  var ies  f rom 
0.35m in the north east corner  to 1.25m in the south east  corner,  
1.75m mid point of  the western boundary,  0.25m in the nor th west 
corner ;   

•  The ex ist ing boundary level wi l l  remain unchanged at  11.25.  Vi l la 
f in ished f loor  levels vary f rom 11.50 to 13.00. Refer  to  JTB Sheet 
P02.  
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•  Carpark  and access roads bui l t  around the s i te  to provide v is i tor  
and staf f  park ing;  road levels wi l l  be set to  enter varying v i l la  
levels ,  a l l  v i l las  are set above the road level ;  

•  In ternal landscape space wi l l  be bat tered between levels  which is 
required to address the ra ised v i l la levels ;   

•  The ent ire s i te  wi l l  be enc losed by a 1.8m open pool fence at  the 
boundary wi th p lant ing in  landscape zones around the s i te;  

•  The Apar tment bui ld ing exceeds the maximum height  of  9.0m for 
the rura l zone – Refer  to Jer ram Tocker Barron drawings Dated 
19/10/2017 Rev RC1;  

Sheets  P07 -  P10 – Elevat ions 

Sheets  P12 – P15 – Sect ions 

Sheets  P17 – 3D Bui ld ing envelope 

•  The Care Home wing is  located approx imately 43.0m f rom the 
eastern boundary,  Refer to  Jerram Tocker Barron (JTB)  drawings 
dated 19/10/2017;  

Sheet  P02 -  Proposed Site Plan.    

•  The Apar tment wing is  located approx imately 44.0m f rom the 
western boundary,  Refer to  Jerram Tocker Barron (JTB)  drawings 
dated 19/10/2017;  

•  The Apar tment/Care Home wing is located approx imately 83.0m 
f rom the southern boundary,  Refer to  Jerram Tocker Barron (JTB) 
drawings dated 19/10/2017 P02;  

•  The Care Home wing is located f rom approx imately 126.0m f rom 
the northern boundary, Refer  to  Jerram Tocker Barron (JTB)  
drawings dated 19/10/2017 P02;  

•  The Apar tment bui ld ing and Care wing bui ld ing archi tec ture wi l l  
use forms and mater ia ls common with res ident ia l  archi tecture. 
Low pitch h ip and gable roof  forms are typ ical of  res ident ia l  
archi tec ture. Cladding inc ludes a var iety of  mater ia ls  inc luding 
weatherboard,  ACC rendered panel l ing and selec ted f ibre cement  
sheet c ladding. Refer to Jer ram Tocker Barron drawings dated 
19/10/2017;  

Sheets  P07 – P10 – Elevat ions 

•  Elevat ions of  the two and three storey bui ld ings are broken up 
through the use of  d if ferent mater ia ls ,  varying colour  palet te, the 
use of  balconies and var iat ion in  roof  forms. Each e levat ion is  
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broken into a ser ies of  b locks, to create less  bulk  to the bui ld ing, 
unl ike a typ ical rura l bui ld ing;  

•  Colour palet te to be kept low ref lectance and neutra l ,  wi th 
recess ive colour  for  the roof ;  

•  Vi l las  wi l l  be s ingle level and inc lude h ip roof  forms and 
res ident ia l  t ype wal l  c laddings, refer  to indicat ive images for  v i l la  
f in ishes; refer  to JTB drawings Sheets  P18 – P31.  

•  Landscaping and Mit igat ion plant ing wi l l  be located around the 
s ite  per imeter and throughout the s i te  to assist  in  reduc ing the 
bulk  of  the centra l ly located larger  bui ld ings.  Large growing trees 
wi l l  ass is t  in provid ing a scale to the development  and benef i t  
res idents  through the provis ion of  shade and v isual amenity.  Refer 
to  Shafer  Des ign Landscape Concept at Appendix F.  Plant ing 
completed as part  of  the v i l la  development  of  the s i te  wi l l  a lso 
contr ibute to the overal l  s i te  landscape aesthet ic ;  

•  Amenity p lant ing wi l l  be implemented in the internal  cour tyard and 
around the per imeter  of  the Care wing s ite.  Refer  to Shafer  
Des ign Landscape Concept at  Appendix F.  

3.2 Visual Mitigation and Amenity Strategy 
The general  object ive is  that th is  development  wi l l  appear integrated in to 
the ex ist ing landscape character.  The Apar tment and Care Home bui ld ing 
inf r inges on the fo l lowing:  

•  Exceeds the maximum permissib le height  of  9.0m (R 12.4.2a) – 
refer  to Jerram Tocker Barron drawings dated 19/10/2017 for  
inf r ingements;  

Sheets  P07 – P10 – Elevat ions and  

Sheets  P12 – P15 -  Sect ions 

Al l  bui ld ing facades of  the Apar tment  and Care wing have been treated 
to break up the scale of  the bui ld ing through the use of  a var iety of  
mater ia ls  and balconies, var ious roof  forms. The Care wing is  2 s torey 
and exceeds the maximum height.  The southern e levat ion inc ludes a 
s ignif icant  break in the bui ld ing, wi th the apartment wing forming an ‘L ’  
shaped wing wi th a narrow form of fset  f rom the care wing.  The 
Apar tment  wing is  3 storey and the roof  inf r inges the 9.0m maximum 
height .   

•  Inf r ingements  range f rom 3.6-4.9m on the Apartment bui ld ing. 
3.58m on the l ink ing wing. Refer to Sheet  P12 – P15;   

•  The inf r ingement is  the upper f loor  and roof  of  the 3 s torey l ink  
bui ld ing and the 3 storey Apartment wing.  
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•  Inf r ingements  range f rom 0.53-1.415m on the Care wing bui lding.  
Refer  to Sheet  P12 – P15;  

In  th is regard the fo l lowing are the key des ign components:   

•  Var iety of  bui lding mater ia ls  and bui ld ing form to give the bui ld ing 
a more resident ial  appearance;  

•  Roof  pi tches (12o)  and mater ia ls in keeping wi th res ident ia l  
archi tec ture.  

Key v isual  aspects  of  the project  inc lude:  

•  Main v iews of  the proposal  wi l l  be f rom the Ulyat t  Road to the east 
and SH50 to the west.  These wi l l  be f rom vehic les  travel l ing nor th 
and south, at  speeds up to 100km/h;  

•  SH50 southband lane is approx imately 50.0m f rom the s i te  
boundary at a s l ight ly h igher level  than the subject  s i te;  

•  Ulyat t  Road is  approx imately 8.0m east of  the s i te  boundary.  
There are a lso a smal l  number  of  res ident ia l  dwel l ings on the 
eastern s ide of  the road (4)  which wi l l  have varying degrees of  
v iew, the c losest  approx imately 30.0m f rom the eastern subjec t 
s i te  boundary;  

•  Lesser  views of  the proposal wi l l  be avai lable f rom the nor th of  
the s i te ,  look ing south f rom the res ident ia l  neighbourhood,  
approx imately 53.0m of  separat ion d istance f rom boundary to 
boundary;  

•  More in ter rupted v iews wi l l  be avai lab le f rom residences on 
Atherfo ld Crescent  to the west,  approx imately 115.0m of  
separat ion d istance f rom boundary to boundary,  seen over the 
h ighway and through large trees;   

•  The s tepped arrangement of  the v i l las may introduce a v iew of  
more roof  e lements wh ich is  d if ferent in character to the ex ist ing 
surrounds,  g iv ing more apparent bulk .  The angle of  v iew f rom 
below the s i te  level is  l ikely to reduce th is potent ial  ef fect and 
only the exter ior  row of  v i l las  wi l l  be v is ible.  

•  The 4.9m inf r ingement  over the 9.0m maximum height  in troduces 
an element larger  than ex is ts in the current  catchment .   The 
maximum inf r ingement  is  the roof  apex and represents a smal l  
par t  of  the v iew of  the bui ld ing.  The 4.9 inf r ingement is  over  the 
l i f t  shaf t  and represents a very smal l  e lement.  The h ighest r idge is  
4.2m over the 9.0m maximum. There is  var iety in  r idge heights .   

•  Landscaping wi l l  inc lude the per imeter  of  the s i te  and the in ternal 
landscape spaces wi th in the s i te ,  inc luding around the v i l la 
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development.  Large growing spec imens centra l ly located wi l l  
of fset the scale of  the apar tment  bui ld ing;  

•  Refer  to Viewing Catchment  Map at Appendix E for  the extent  of  
v isual  catchment .   

The proposed landscaping wi l l  contr ibute to minimis ing potent ia l  ef fects 
of  the bui ld ing bulk .  This is  fur ther of fset by the dis tance of  v iew, the 
angle of  v iew and the foreground of  the s ingle level  dwel l ings and the 
two s torey care wing. The locat ion of  the overheight port ion in the centre 
of  the s ite  a l lows for  numerous layers  of  landscaping between the 
potent ia l  viewing audience and the overheight  wing of  the bui lding. The 
landscaping wi l l  sof ten the lower  f loors of  the bui ld ing and provide v isual 
amenity for  occupants  of  the bui ld ing as wel l  as v i l la  occupants.  The 
ef fect iveness of  the mit igat ion wi l l  improve as the plant ing establ ishes.  

•  The impact of  the development d imin ishes with d is tance,  there are 
l im ited c lear v iews of  the s ite f rom the wider  catchment .  Any v iews 
wi l l  on ly be of  the upper level  of  the apartment  bui ld ing and the 
roof  of  the Care wing which are smal l  components in the v iew. The 
f la t  contour  and dens i ty of  development  serve to l im it  v iews. The 
angle of  v iew and the setback of  the apar tment wing wi l l  reduce 
the potent ial  ef fects of  the overheight  roof ;  

•  Proposed spec imen trees wi th in the Bupa s i te  wi l l  be p lanted at  
semi mature grades to provide immediate visual  mit igat ion.  The 
large s ized trees are suggested to be p lanted at  grades 45l  to  
160l,  which general ly provides trees of  2.5m to 3.5m in height  at 
t ime of  plant ing,  dependent  on the spec ies.   Smal l  to  medium 
sized trees and trees which have faster  growth rates  wi l l  be 
p lanted at  25l  – 45l grades, dependent on spec ies , and wi l l  
general ly be 1.8m to 2.5m in height at  t ime of  p lant ing .  W here 
t im ing a l lows, bare root  stock or  f ield grown spec imens may be 
used. The trees wi l l  be carefu l ly managed and watered to ensure 
maximum health and fast  es tabl ishment ;    

•  Hedge spec ies wi l l  be selected to ref lec t the ex ist ing rura l  
character .  Hedging can be a combinat ion of  c l ipped and unc l ipped 
p lant ing,  dependent on the locat ion wi th in the development;  

•  There is  suf f ic ient  s i te  area to inc lude landscaping to a l l  four 
e levat ions of  the Apar tment bui ld ing and Care Home; 

•  There is  space to p lant large trees around much of  the s ite 
per imeter;  

•  Fast  growing exot ic  spec ies  should be cons idered to provide 
height  as  quick ly as poss ib le around the s i te per imeter  and c loser  
to the apar tment  wing.  Placement  should be cons iderate of  
potent ia l  shading;       
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•  Refer  to the at tached Landscape Plan at  Appendix F.  

 

3.3 Statutory context 
As deta i led in  the Assessment  of  Environmental Ef fects  (W asley Knel l  
Consul tants) ,  there are a number of  s tatutory documents  that conta in 
re levant  object ive and pol icy provis ions against  which the proposal  
should be assessed,  inc luding: Resource Management  Act 1991 and the 
Ci ty of  Napier Dis tr ic t  Plan.  

The Resource Management Act 1991 (RM A)  

The RMA states  in  the Four th Schedule that when prepar ing an 
assessment of  environmental  ef fects  on the environment  in  relat ion to an 
appl icat ion the fo l lowing matters  re levant to  landscape cons iderat ions 
must be cons idered:  

The resource Management Act 1991 .  Part  2 conta ins matters  relevant to 
landscape inc luding Sect ion 5,  6)a) ,  6(b),  and 7(f ) .  

SECTION 5 sets out the purpose of  the RMA which is  to promote the 
susta inable management,  and def ines susta inable management to mean 
“managing the use and development  of natura l and phys ical  resources in 
a way which enables people and communit ies to provide for  their  soc ia l ,  
economic  and cultura l wel lbeing and for  their  heal th and safety whi le 
susta in ing the potent ia l  of  natura l and phys ical resources to meet the 
reasonably  foreseeable needs of fu ture generat ions; and safeguarding 
the l i fe  support ing capac ity  of a ir ,  water ,  so i l  and ecosystems; avoid ing,  
remedy ing or  mi t igat ing any adverse effects  of  ac t iv i tes on the 
env ironment . ”  

SECTION 6 sets out mat ters  of  nat ional  importance.  Those most  relevant 
to  the landscape and v isual  assessment include s6(a)  which requires the  
“preservat ion of  the natural  character  of  the coasta l env ironment 
( inc luding coasta l mar ine area) ,  wet lands,  lakes and r ivers  and their  
margins and the protect ion of  them f rom inappropr iate subdiv is ion, use 
and development ”  and s6(b)  which requires the “protect ion of 
outstanding natura l  features and landscape from inappropr iate 
subdiv is ion,  use and development . ”  

SECTION 7 sets out other  matters  to which part icu lar  regard should be 
made.  Those re levant to  landscape mat ters  are s7(c) “ the maintenance 
and enhancement  of amenity  values” ,  and s7(f )  “  the maintenance and 
enhancemnt of the qual i ty  of the env ironment . ”  

I  cons ider that  the development does not  inf r inge on any of  the RMA 
matters . There are no Outs tanding Landscapes on the s i te  or the nearby 
context .    
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City of Napier Distr ict  Plan 

Appl icable sect ions of  the p lan inc lude Chapter 33 Rural Environments , 
Chapter 34 Main Rural  Zone,  Chapter 39 Assessment  Cr i ter ia  (Rural 
Environments)  

Chapter 33 Resource Management Issues  
Object ive 33.2 Inappropr iate Subdiv is ion,  Use and Development .  

To protec t the c i ty’s outs tanding natura l features, s ignif icant landscapes, 
and i ts  rura l land f rom the adverse ef fects of  inappropr iate subdiv is ion, 
use and development  of  land.   

Pol ic ies  

33.2.2 Ensure that  rura l character  of  rura l land is mainta ined for  fu ture 
generat ions.  

33.3.3 Manage land uses and subdiv is ion to ensure any adverse ef fec ts 
on outstanding natura l  features and s igni f icant  landscapes are avoided, 
remedied or  mi t igated.  

33.3.4 Avoid locat ion and s i t ing of s tructures on sky l ines, r idges, h i l ls  
and prominent  p laces and natura l features.  

33.3.6 Avoid, remedy and mit igate the adverse ef fects  of res ident ia l  and 
rural  land uses on each other.   

Objec t ive 33.3 Rural Charc ter and Amenity  

To maintain and enhance the character and amenity  va lues of  the rural  
env ironment .  

Pol ic ies  

33.3.1 Contro l  the scale and in tens ity  of land use and development 
( inc luding subdiv is ion)  in  the rura l  areas to mainta in rura l character and 
amenity ,  and a sense of  opennes and pr ivacy.  

Object ive  

33.6. Cumulative Effects 
To ensure that  the cumulat ive adverse effec ts of  subdiv is ion,  use and 
development of land on rura l resources are recognised,  and avoided,  
remedied or  mi t igated.   

Pol ic ies  

33.6.2 Manage the cumulat ive adverse effec ts of  subdiv is ion,  res ident ia l  
development and commercia l and industr ia l  act iv i t ies on the character  
and ameni ty of  the c i ty ’s rura l areas, so that  these effects  are avoided, 
remedied or  mi t igated.   
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Chapter 34 Main Rural  Zone Rules 

34.14 Discret ionary  ac t iv i t ies  – Assessment  cr i ter ia in Chapter  39 

g)  Ret irement complexes. 

Chapter 39 – Assessment Cr i ter ia (Rural Env ironments)  

39.3 Assessment  cr i ter ia for  par t icu lar  Land uses 

a)  Whether  the land use wi l l  contr ibute to the eff ic ient use and/or  
development of natura l and phys ical resources with in the c ity  and 
wheter  a l ternate s i tes ,  locat ions or zones have been cons idered;  

b)   whether the land use prov ides any pos i t ive ef fec ts to the 
surrounding env ironment and wider community ,  inc luding the 
extent  to which the land use may enhance amenity  values of the 
area;  

c)   Whether  the impact of  the scale and intens ity  of the use is  
compat ib le wi th surrounding land uses;   

d)   Whether  the land use wi l l  have any adverse ef fec ts on outs tanding 
natura l  features, s igni f icant landscapes, rura l character and 
amenity  of the sur rounding area.  

Des ign and external appearance 

m)  Whether  the design of  bui ld ings,  st ruc tures and carpark ing areas 
mainta ins s treetscape qual i t ies,  inc luding whether paved areas 
assoc iated with manoeuvr ing or  park ing dominate the s treetscape;  

n)   Whether  park ing and s torage areas are adequately  screened from 
adjacent s i tes , publ ic  p laces and roads by fenc ing and/or 
landscaping.  

Site layout  

o)   Whether  bui ldings and structures inc luding outdoor  enter tainment,  
recreat ion and play  areas are s ite in a way that minimises any 
adverse ef fects  on the v isual and aura l pr ivacy of adjacent land 
uses, publ ic  p laces and roads.  

Cumulat ive effec t  

y)   Whether  the proposed land use wil l  have an adverse cumulat ive 
ef fec t on the surrounding area.   
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Napier Landscape Assessment (July 2009)  

The subject  s i te does not fal l  wi th in one of  the ident i f ied landscape 
character  zones ident i f ied in the 2009 study.  The study notes the SH50 
entry f rom the south is  the “weaker”  of  a l l  the entry points to Napier .  The 
site  is  not part  of ,  or  adjo in ing to,  any ident i f ied s ignif icant landscape 
character  areas.   

Conclusion 

I  cons ider the proposal is  not contrary to the objec t ives and pol ic ies of  
the Distr ic t  Plan. There are no s ignif icant  or  outstanding landscapes 
which wi l l  be af fected.  The proposal is  not located on a s ignif icant  h i l l  or  
r idge l ine.  The current  land use of  lawn product ion is  not  a s ignif icant 
product ion act iv i t y and there is  l i t t le  other  product ion act iv i t y in c lose 
prox imity to the subjec t s i te.   

The proposal  has been developed to in ternal ise al l  park ing and vehic le 
c irculat ion act iv i t ies , these wi l l  not be v is ib le f rom outs ide the s i te .  The 
provis ion of  separate garaging for  apar tment res idents  wi l l  be broken 
down into smaller  b locks to min imise internal  ef fects .  

The s ite  has two res ident ia l  boundar ies , a lthough these are wel l  
separated f rom the s ite.  The inc lus ion of  s ingle level v i l las around the 
s ite  per imeter wi l l  f i t  with the exis t ing character  to the nor th and west .  
The larger  scale bui ld ings are centra l ly located and would be considered 
to be s imi lar  in scale to many rura l  bui ld ings or  p lant ings which could be 
found in the area. There wi l l  be no ef fects  on pr ivacy or shading on 
neighbour ing proper t ies, despite the height inf r ingement,  g iven the 
separat ion d istance and locat ion with in the s i te .   

The boundary treatment  provides a sof t  landscaped edge to the s i te 
whi le mainta in ing good v isual  connect ions to the external environment.  
The ex ist ig ground level wi l l  be maintained at the boundary and r is ing 
internal ly to the centre of  the s i te.  This  is  part icu lar ly benef ic ia l  to  the 
nor th and west  boundar ies where the Counc i l  cyc leway/  walkway has 
been implemented, wi th the visual connect ion address ing CPTED 
expectat ions.  The ra ised level provides good v isual connect ion wi th the 
walkway whi le  also mainta in ing some pr ivacy for  res idents .  

The ground e levat ion required to make the s i te  funct ional may result  in  
more v isual ef fect  g iven the stepping of  the s ite ,  meaning each row of  
v i l la  roofs may be v is ib le above the outer,  reaching an apex in the centre 
of  the s ite .  The l i f t ing of  the Apar tment  and Care wing wi l l  result  in 
greater  ef fects g iven the increased overheight  inf r ingement . Refer to JTB 
Sheet  P11 East and West  Elevat ions.  

The proposal  avoids enc losure of  the s i te  through permit ted p lanted 
shel ter  bel ts,  which are an e lement commonly found in the surrounding 
area, a lthough i t  wi l l  remove v iews across the s i te.  The proposed 
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landscape p lant ing wi l l  provide a degree of  th is character  through shor t  
lengths of  low hedge p lant ing,  al though th is wi l l  be maintained at  heights  
which avoid overbear ing on external v iewers  or  propert ies.  The h igh 
degree of  landscape p lant ing is  a pos i t ive contr ibut ion to the ex is t ing 
landscape.   

The qual i t y of  the architec tura l f in ishes combined wi th the proposed 
landscaping ass ists  in  f i t t ing the proposal  in to the ex ist ing environment 
address ing the des ign and external appearance of  the proposal.  The 
proposal  contr ibutes pos it ively to  the gateway entry to the c ity f rom 
SH50.                                                                                 

4.0 SECTION FOUR 

4.1 Visual Assessment of the Existing and Proposed 
Landscape 

 Photographs f rom representat ive v iewpoints  have been taken wi th a 
Panasonic  DMC FZ50 camera wi th the lens set  at 50mm focal  length;  
50mm represents  a 45 degree v iew.  Views captured wi th a focal  length of  
50mm are cons idered to be comparat ive to v iews seen wi th the naked 
eye. The photography fol lows the NZILA Best Pract ice Guidel ines – 
Visual Simulat ions BPG 10.2.   

 Throughout the assessment the fol lowing issues have been cons idered:  

•  The extent  to which the proposal may be v is ib le wi th in the 
landscape and the extent to which the proposal may be in tegrated 
into i ts  environment ;  

•  The character is t ics of  the proposals foreground and background 
f rom the v iewpoints ;  

•  The s ize and makeup of  the v iewing audience;  

•  The proximity of  the v iewing audience to the s ite ,  and the 
prominence of  the development wi thin the v iew; and 

•  The suitabi l i t y of  the proposed development to the surrounding 
landscape character;  

•  The assessment  has been made on the ex ist ing condit ions, 
inc luding vegetat ion which is  current ly found in the area.  The 
vegetat ion is  largely located wi th in pr ivate proper t ies  and whi ls t  i t  
may be removed or reduced in future, the assessment  is  
cons idered with the vegetat ion to remain.  

The assessment  ident i f ies  the v iewing catchment and potent ia l  v iewing 
audience and assesses the potent ia l  impacts . Appendix  D provides a 
g lossary of  the terms used in the assessment .  
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Permit ted act iv i t ies  in  the Distr ic t  Plan inc lude:  

•  Agr icu l tura l,  hor t icu l tura l and v it icul tura l  ac t iv i t ies;  

•  Commercia l fores try.  

Site coverage of  10% or 2500.0m 2 is  a l lowed which could resul t  in  large 
rural  t ype bui ld ings. Shel terbelts  can be p lanted up to 9.0m ta l l  wi th in 
5.0m of  the s ite  boundary,  or  unl im ited height fur ther  back than 5.0m.  

These permit ted act iv i t ies  could br ing about s ignif icant  change, 
par t icu lar ly in c lose prox imity to the res ident ial  neighbours.  Such 
act iv i t ies would remove the openness of  the s ite  in  a manner  s imilar  or  
greater  than the proposal.  The proposal is  a cons idered des ign response 
which addresses the objec t ives and pol ic ies of  the d istr ic t  plan.   

4.2 Location of View points 
 W eight is  pr incipal ly g iven to v iews f rom publ ic  p laces, as i t  is  not  

poss ib le to fu l ly assess and access pr ivate proper t ies .  

 A ser ies of  representat ive viewpoints has been ident i f ied and 
photographed and the ef fects cons idered. The ident i f ied viewpoints  are 
mapped on VP-01 (Appendix B)  The pr inc ipal publ ic  viewing locat ions 
are ident i f ied as  fo l lows:  

•  Viewpoint  1 –  ind icat ive v iew f rom Harold Holt  Ave/ Ulyat t  Road/ 
Bi l l  Hercock Street;  

•  Viewpoint  2 –  ind icat ive v iew f rom Ulyatt  Road, south of  s i te ;  

•  Viewpoint  3 –  ind icat ive v iew f rom SH50, south of  subject  s i te;  

•  Viewpoint  4 –  ind icat ive v iew f rom Atherfo ld Crescent;  

•  Viewpoint  5 –  ind icat ive v iew f rom SH50, north of  subjec t s i te .  

4.3 Visual Catchment 
 The subject  s i te has a l im ited v isual  catchment,  due to the f la t  nature of  

the surrounding topography and the dens i ty of  bui l t  form. The area is 
largely f la t  wi th no v iews over  the s i te  avai lab le. Refer to Viewing 
Catchment Plan Sheet  07,  Appendix  B.  

•  Views wi l l  be avai lab le for  motor ists  travel l ing north and south on 
SH50,  perpendicular  to the l ine of  t ravel.  The v iew wi l l  be of  shor t  
durat ion,  in  c lose prox imity to the s i te at  open road speed;  

•  Views for  motor ists  on other  local roads, notably Ulyat t  Road.  
Roads are general ly f lat  and enclosed by bui l t  form and 
vegetat ion;   
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•  Views f rom other local  roads are l ikely to be g l impse v iews only 
over  establ ished development;  

•  There wi l l  be f ixed v iews f rom a smal l  number of  res idences 
d irec t ly oppos ite the s ite  on Ulyatt  Road, l im ited by ex ist ing 
vegetat ion wi th in the s ites ;  

•  Views f rom publ ic  p laces are general ly l im i ted to the walkway 
around the s i te ,  a long the north and west boundary.  There are 
l im ited v iews f rom the reserve a longs ide Atherfo ld Crescent  to the 
west;    

•  Views are general ly l im ited between 0 and 500m f rom the subjec t 
s i te .  There may be some more d is tant v iews but  these are l ikely to  
be iso lated.   

 The v iewing catchment and viewpoints are i l lustrated at  Appendix  B.  I t  
should be noted that the map indicates an area of  potent ia l  v iews 
towards the subject  s i te,  but v iews are not  avai lab le f rom al l  areas with in 
the catchment.  

4.4 Viewing audience 
 Potent ia l  v iewers can be def ined as the fo l lowing:  

•  Trans ient  v iews f rom the road network , general ly l im i ted to Ulyatt  
Road and SH50;  

•  Occupants  of  res ident ia l  propert ies in the local area, s tat ionary 
v iews, smal l  number ;  

•  Motor ists  on local  roads,  per ipheral v iews, shor t  durat ion, 
trans ient v iews, l im ited v iews.  

Potent ia l  v iewing audiences wi l l  be ident i f ied for  each of  the v iewpoints .   

4.5 View Points 
Viewpoints  are categor ised in to the fol lowing locat ion types:-  

•  Foreground – wi th in 500m; 

•  Mid ground – between 500 – 1000m; 

•  Dis tant – over 1000m. 

Viewpoints  are categor ised into the fol lowing types:  

•  Expans ive – over 180 degrees;  

•  Panoramic – 90 – 180 degrees;  

•  Enclosed – less than 90 degrees.  
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Viewpoint  locat ion map is  located at  Appendix B.   

4.5.1 Viewpoint 1 – cnr Harold Holt Ave/ Ulyatt Road and Bill Hercock 
Street 

Locat ion of  Viewpoint 

The v iew point  is  located at  the in tersect ion of  Ulyat t  Road,  Harold Holt  
Ave and Bi l l  Hercock Street  to  the nor th east of  the subject  s i te.  The 
v iewpoint  is  approx imately 65.0m f rom the north east  corner of  the 
subject  s i te and approximately 235.0m to the centre of  the s i te,  look ing 
south-west .  The e levat ion of  the v iewpoint  is  approx imately level wi th the 
subject  s i te.  The subject s i te is  wi th in the foreground f rom th is  
v iewpoint .   

Photo is  located at  Appendix E.  

Viewing Audience 

The v iew is  ind icat ive of  that which may be exper ienced by motor is ts and 
pedestr ians travel l ing south on Ulyat t  Road.  Pedestr ian act iv i t y is  l ikely 
to  be min imal g iven there are current ly no footpaths.  I t  is  a lso indicat ive 
of  the f ixed v iew which may be avai lable f rom residences in the v ic ini ty.   

Exist ing View Characterist ics  

Foreground 

The foreground includes the road intersect ion and looks across a small  
reserve and a s tormwater  des ignat ion to the nor thern s i te boundary. The 
boundary is  marked by a post and wire fence with a row of  smal l  pa lms 
inside the s i te boundary,  the counc i l  walkway/  cyc leway is  par t ia l ly 
v is ib le running across the boundary.  A plane trees marks the corner  of  
the north and east boundar ies.  

The east boundary is  marked by a post and wire fence wi th a row of  
overhead power  services and poles which are a not iceable vert ica l  
e lement.  Ulyat t  Road changes f rom 50-100km/h outs ide the s i te .  The 
v iew is  terminated just  past  the southern boundary of  the s i te by the yard 
of  the lawn business,  a large accessory shed and a two s torey dwell ing,  
just  vis ib le over  landscaping.  The s ite oppos ite the nor th east corner is  
enc losed by shel ter  belt  plant ing on the northern s ide of  the road. Other  
features a long the road inc lude road s ignage and wide grass berms with 
swales.  

The western ex tent of  the foreground is  marked by the embankment of  
SH50 and plant ing on Atherfo ld Crescent .  Dwel l ings a long Atherfo ld 
Crescent  are bare ly v is ible. Large trees provide a vert ica l e lement in the 
v iew.  
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Midground 

The midground is  largely unseen due to the level  contour.  

Background 

The background is  marked by v iews to d istant  h i l ls  beyond Taradale in 
the south west .   

The v iew is  cons idered to be enc losed,  largely due to the f lat  contour .   

The ex ist ing character  is  rura l  wi th some urban elements in the 
foreground.   

Potent ial Ef fects 

The proposal  wi l l  be v is ible f rom th is  viewpoint .  The immediate 
foreground wi l l  inc lude the Blokes Shed and the exis t ing p lane tree 
which is  in tended to be reta ined. Other  e lements wi l l  inc lude the 
outermost s ingle level  v i l las  seen above a wide landscape s tr ip  along 
Ulyat t  Road which inc ludes large growing trees.  The roof  of  the 
subsequent  rows of  internal v i l las may be part ia l ly v is ib le above the 
outermost v i l la ,  present ing a cont inuous roof  e lement.  The angle of  v iew 
f rom lower  than the s i te level  wi l l  reduce th is  potent ia l  ef fect.  The 
overhead power  services wi l l  remain v is ib le.  The large centra l  Care wing 
and Apartment  wing wi l l  be v is ib le above the roof  l ine of  the v i l las , these 
wi l l  appear  lower  than the p lane tree and the power  pylons.  The vis ible 
overheight e lements is  l ike ly to  be the upper extent  of  the th ird f loor and 
the s loping roof ,  g iven the angle and d istance of  v iew.   

The proposal  is  cons idered to have an ef fec t f rom th is v iewpoint  given 
the change in use,  a l though the res ident ia l  bui ld ings wi l l  be very s imilar  
in scale to the ex is t ing res ident ia l  character of  Bi l l  Hercock Street .  The 
d if ference  f rom the ex ist ing character  being the s tepped roof  forms on 
the ra ised ground which l i f ts  the development h igher than the ex is t ing 
level  contour.  The overheight  e lement  of  the proposal  wi l l  be v is ible,  and 
potent ia l ly greater in scale than a typ ical  rura l t ype bui ld ing. The th ird 
f loor of  the northern elevat ion and the roof  wi l l  be v is ib le on the ‘L ’  
shaped bui ld ing,  th is an ins ignif icant amount  of  structure in the wider 
v iew.  

There is  an ef fect on the exis t ing character is t ics  of  the landscape,  the 
stepped landform may resul t  in a cumulat ive ef fect of  roof  v is ib i l i t y and 
the magnitude of  the whole development wi l l  be evident.  The ra ised 
bui ld ing p latform dif fers f rom the ex ist ing f la t  contour contr ibut ing to the 
ex ist ing character .  As the ent ire e levat ion of  the Apartment bui ld ing is  
not seen, i t  is  d if f icul t  to  perceive the actual height  and the overheight 
par t  of  the bui ld ing as the s tepped v i l la roof  forms wi l l  lead the eye more 
gent ly than an abrupt  change in height.   
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Visual Absorpt ion Capabil i ty (VAC) 

The v iew of  the proposed development wi th in the landscape is 
cons idered to have a Low VAC rat ing f rom th is v iewpoint .  The outer row 
of  s ingle level v i l las wi l l  be v is ib le,  the roofs of  subsequent  v i l las  may be 
v is ib le above these and the roof  of  the Apar tment and Care wing wi l l  be 
v is ib le over this .  There is  ex tens ive landscape plant ing proposed, 
inc luding large grade t rees along the eastern boundary and to a lesser 
extent  a long the nor thern boundary.   The bui l t  form of  the proposed 
v i l las  is  s imilar  in  scale to the adjo ining res ident ia l  character on Bi l l  
Hercock Street,  Harold Hol t  Dr ive and Ather fold Crescent ,  which is  
predominant ly s ingle level  bui ld ings wi th landscaped grounds and 
intermit tent  large trees, as i l lus trated in Photos 5-8. The d if ference is  in  
the ra ised level of  the bui ld ings which is  not a common feature of  the 
surrounding res ident ia l  character.  There are no s ignif icant  changes to 
the surrounding landscape.There is  some loss of  d istant  view beyond the 
s ite  to the south.  

The height  of  the centra l ly located Apartment wing is  suf f ic ient ly d istant  
at  230.0m to have min imal  ef fect .  I t  wi l l  be not icably h igher  than any 
bui l t  e lement which current ly ex ists  in  the surrounding area.  There is  a 
small  ef fect  on the background wi th a loss of  d istant v iew to the south 
west.  The proposal  wi l l  br ing about  a change in the exis t ing landscape 
character ,  a l though i t  is  cons idered that  the proposal  wi l l  largely be 
s imilar  in  scale and nature to the ex ist ing res ident ia l  character north and 
west of  the subjec t s i te,  a lbei t  a t  a s l ight ly h igher level which is  a point  
of  d i f ference.  The 1.8m boundary pool fence wi l l  be a new element  in  the 
v iew, a lthough of  cons iderably less scale than shel ter  bel t  p lant ing or 
forest ry could present,  and i t ’s  open nature wi l l  a l low views of  the 
internal landscape plant ing, sof tening the fence.  The overheight  roof  
e lement of  the apar tment wing is  cons idered to be a smal l  e lement  in  the 
overal l  v iew.  

Landscape Proposal 

Landscaping wi l l  be implemented a long the eastern and nor thern 
boundar ies and inc lude large grade t rees above low level  shrub p lant ing. 
In termit tent hedging wi l l  ref lect  some of  the ex ist ing rura l  character.  The 
retent ion of  the plane trees in the corners  of  the s ite wi l l  provide an 
immediate ef fect.   The major i t y of  the Care wing wi l l  not be c lear ly 
v is ib le f rom th is v iewpoint,  wi th only the roof  potent ia l ly par t ia l ly v is ible.  
Plant ing around the v i l las wi l l  be s imi lar  in character  to  the exis t ing 
res ident ia l  character .   

Plant ing wi l l  be carr ied throughout  the s ite,  provid ing a number  of  layers  
of  p lant ing between the v iewer and the overheight  centra l  area.   

Trees to be p lanted at  min imum 45l grade,  with a min imum height of  
2.5m. As the p lant ing establ ishes the magni tude of  the proposal wi l l  
d imin ish.   
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Refer  to  Landscape Plan @ Appendix  F.  

Conclusion 

The v iew is  l im ited to a smal l  v iewing audience,  being to the south f rom 
res ident ia l  dwel l ings.  There wi l l  be trans ient  v iews f rom motor is ts 
approaching and pass ing the s i te .  There are unl ike ly to  be any c lear 
v iews of  the ent ire proposed Apartment bui ld ing and Care wing, wi th the 
except ion of  a smal l  length of  roof  which is  cons idered to be insignif icant  
as i t  is  s loping away f rom the v iew and wi l l  on ly be seen over v i l la roofs 
and trees. As the trees establ ish the ef fects  wi l l  d imin ish fur ther  g iven 
the angle of  v iew and separat ion d istance.  

The Visual  ef fect  type f rom th is v iewpoint  is  cons idered to be neutra l,  
wi th l im ited ef fec t on the landscape character,  bought about by the 
ra ised bui ld ing platforms which d if fers f rom the ex ist ing s tate and the 
nearby character.  The development could be cons idered pos it ive in 
introduc ing plant ing and a footpath a long the eastern s ite boundary.  I  do 
not cons ider  the proposal to  have a negat ive ef fect  on the landscape 
character .  

The Visual  ef fect  level  f rom th is  viewpoint is  cons idered to be low, no 
more than minor,  there is  a low level  of  ef fects on the ex ist ing landscape 
character  and the v ista is  largely conf ined.  The ra ised bui ld ing p latforms 
introduces a new character and the overheight  inf r ingement  l i f ts  the 
bui ld ing markedly h igher than any other nearby s truc tures, a lthough th is  
is  only a small  scale in the overal l  v iew.  The cumulat ive ef fect  of  
stepped roofs is  d if ferent to the ex ist ing character ,  bought about by the 
ra ised,  stepped bui ld ing platforms, a l though the angle of  view wi l l  reduce 
th is  potent ia l  ef fect.  There is  a l im ited v iewing audience,  f ixed v iews are 
l im ited, trans ient v iews are short  durat ion.  The extent of  landscaping 
proposed wi l l  sof ten the bui l t  forms and wi l l  d imin ish ef fects over t ime.  
The v isual  connect ion f rom the s ite to the wa lkway around the s ite is  a 
pos i t ive attr ibute of  the proposal.   

4.5.2 Viewpoint 2 – Ulyatt Road, outside number 30 
Locat ion of  Viewpoint 

The v iew point  is  located on Ulyat t  Road,  outs ide number  30, oppos ite 
the south east  corner of  the subject  s i te.  The v iewpoint is  approx imately 
25.0m f rom the eastern s i te  boundary look ing north-west.  The v iewpoint  
is  approx imately 165.0m f rom the centre of  the s ite.  The elevat ion of  the 
v iewpoint  is  approx imately level  wi th  the subjec t s i te .  The subjec t  s i te is  
wi thin the foreground f rom th is  viewpoint.  Photo is  located at  Appendix  
E.  

Viewing Audience 

The v iew is  ind icat ive of  that which may be exper ienced by motor is ts 
travel l ing north on Ulyat t  Road,  transi tory v iew. I t  is  a lso indicat ive of  
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that  which may be exper ienced by a smal l  number of  res idences on 
Ulyat t  Road, 2 or 3 only,  f ixed v iew. The v iewpoint is  unl ikely to have a 
c lear  v iew of  the whole s i te  or  the proposed apar tment  and carehome 
bui ld ing.   

Exist ing View Characterist ics 

Foreground 

The foreground comprises Ulyatt  Road which terminates just  past Bi l l  
Hercock Street.  Signif icant e lements  in  the v iew inc lude the overhead 
power serv ices and large poles.  There is  a post  and wire fence mark ing 
the eastern s ite  boundary,  there is  a grassed berm and swale f rom the 
edge of  the road. The s ite  is  open and f lat  beyond the boundary and the 
v iew largely terminates with the raised level  of  SH50 beyond the western 
boundary and the large trees in  the reserve on Atherfo ld Crescent .  North 
of  the s ite  the v iew is  terminated by the ex is t ing res ident ia l  dwel l ings of f  
Clarence Cox Crescent which inc ludes a boundary fence and p lant ing.  

Midground 

The midground is  largely unseen due to the f la t  contour  and the 
terminat ion of  the  v iew by the ex is t ing p lant ing and res ident ia l  
dwel l ings.   

Background 

The background is  v iews over  exis t ing res ident ia l  development to the 
d istant h i l ls  toward Porait i  and beyond which wraps around to the west.  
The sky above the h i l ls  is  the other s ignif icant  e lement .   

The v iew is  cons idered to be enc losed due to the short  v iew dis tance 
enc los ing the s ite.   

The ex ist ing character  is  rura l  wi th some urban elements to the nor th 
and west .    

Potent ial Ef fects 

The proposal  wi l l  be v is ible f rom th is  viewpoint  wi th the outermost l ine of  
v i l las  v is ib le a long the eastern boundary wi th the overheight  roof  of  the 
apar tment  wing v is ib le above the two s torey Care home. The ent ire s i te 
and development  wi l l  not be v is ible despite changes to the contour 
stepping up to the centre of  the s ite.  The boundary landscaping,  
inc luding shrubs and large grade t rees wi l l  be the c losest  e lement to the 
v iewer a long wi th the 1.8m high pool  fence on the boundary.  The 
southern s i te entry wi l l  be v is ible and of fer  a narrow gl impse v iew into 
the s i te .  The ex ist ing power poles  and serv ices remain v is ib le in  f ront of  
and above the v i l las . The v iew of  the eastern edge is  not d iss imi lar  to 
the present character of  the res ident ia l  neighbourhood on Bi l l  Hercock 
Street  nor th of  the s ite ,  a l though higher on the ra ised bui ld ing p latform.  
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Visual Absorpt ion Capabil i ty (VAC) 

The v iew of  the proposed bui lding wi th in the landscape is cons idered to 
have a Low VAC rat ing f rom th is v iewpoint.  The proposed development 
wi l l  be v is ib le wi th the outermost  row of  v i l las the most obvious e lement 
set  behind a wide landscaped s tr ip  inc luding large trees and shrubs. 
Views beyond the f irs t  row wi l l  be largely screened, wi th the except ion of  
the overheight roof  over the apartment wing,  which is  a small  element in 
the v iew. The angle of  v iew wi l l  l im it  v iews of  the upper  level of  the 
apar tment  wing which wi l l  d imin ish the potent ia l  ef fects  of  the overheight  
inf r ingement.   The proposal wi l l  br ing about a change in the ex ist ing 
landscape character,  a l though i t  is  cons idered that  the bui l t  form of  the 
proposal  wi l l  be s imi lar  in  scale and nature to the ex is t ing res ident ial  
character  nor th and west  of  the subject  s i te.  The ra ised bui ld ing p latform 
introduces a d if ferent character ,  a l though th is wi l l  be par t ia l ly screened 
through p lant ing. The overheight roof  e lement  of  the apartment wing is  
cons idered to be a small  element in the overal l  v iew,  despite the level of  
inf r ingement.   

Landscape Proposal 

Landscaping wi l l  be implemented a long the eastern boundary and inc lude 
extensive shrub p lant ing and hedging wi th in termit tent large trees,  
s imilar  in  nature to the character of  the nearby res ident ia l  s treets and 
rural  character .   

Plant ing wi l l  be implemented throughout  the s i te,  provid ing a number  of  
layers  of  p lant ing between the v iewer and the overheight centra l area.  

The qual i t y of  the 2 and 3 s torey bui lding and i ts  ar t icu lat ion of  the 
facades wi l l  a lso contr ibute to mit igat ing any potent ia l  ef fects.  The s ingle 
level  vi l las wi l l  be s imilar  in scale and character  to the adjo in ing 
res ident ia l  character .   

Trees to be p lanted at  min imum 45l grade wi th a min imum height of  
2.5m.  

Refer  to  Landscape Plan @ Appendix  F.  

Conclusion 

The v iew is  l im ited to a smal l  v iewing audience,  wi th only a smal l  number 
of  res ident ia l  dwel l ings on large lo ts to the east  of  Ulyatt  Road 
potent ia l ly having views.  These v iews are tempered by p lant ing with in 
the s i tes  and inc ludes large trees and shelter  p lant ings. There wi l l  be 
trans ient v iews f rom motor ists  approaching and pass ing the s i te .  There 
are unl ike ly to be any c lear  v iews of  the ent i re proposed Apar tment/  Care 
home bui ld ing, wi th the except ion of  a small  length of  roof  which is  
cons idered to be insignif icant as i t  is  s loping away f rom the v iew and wi l l  
on ly be seen over v i l la  roofs and trees. The wide eaves and low roof  
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pitch a lso contr ibute to d imin ishing ef fects . As the trees establ ish the 
ef fects wi l l  dimin ish fur ther  g iven the angle of  v iew and separat ion 
d istance.  

The Visual  ef fect  type f rom th is v iewpoint  is  cons idered to be neutra l,  
wi th no ef fect on the landscape character.  The introduct ion of  boundary 
p lant ing could be cons idered to contr ibute posit ive ly to  the ex ist ing 
environment .  The proposal  is  not cons idered to be negat ive.  

The Visual  ef fect  level  f rom th is  viewpoint is  cons idered to be low, no 
more than minor,  there is  a low level  of  ef fects on the ex ist ing landscape 
character  and the v ista in which i t  is  seen.  This is  despi te the change in 
level  created by the ra ised bui ld ing p latforms, enc losed nature, the 
d irec t ion of  v iew, smal l  v iewing audience and the extent of  mit igat ion 
and ameni ty landscaping. Ef fects  wi l l  d imin ish over t ime as p lant ing 
establ ishes.    

 

4.5.3 Viewpoint 3 – SH50, northbound, opposite Spriggs Crescent 
Locat ion of  Viewpoint 

The v iew point  is  located on the hard shoulder of  the north bound lane of  
SH50,  opposi te Spr iggs Crescent.  The v iewpoint is  approx imately 
335.0m f rom the southwest corner  of  the subject  s i te and approx imately 
510.0m f rom the centre of  the subjec t s i te ,  look ing north.  The e levat ion 
of  the v iewpoint  is  approx imately level wi th the subject  s i te.  The major i t y 
of  the subject  s i te is  with in the foreground f rom th is v iewpoint,  wi th the 
nor thern end of  the s ite in the midground. Photo is  located at  Appendix  
E.   

Viewing Audience 

The v iew is  ind icat ive of  that which may be exper ienced by motor is ts 
travel l ing north toward Napier.   

Exist ing View Characterist ics 

Foreground 

The foreground comprises SH50 wi th the ins tant lawn bus iness to the 
east of  the h ighway,  jo ining into the subject  s i te  fur ther north.  The 
Counci l  cyc leway/  walkway is located east  of  the h ighway,  a long the s ite 
western boundary.  To the west  of  the h ighway is  a densely p lanted str ip  
of  p lant ing removing any v iew beyond the road corr idor .  There are a 
small  number  of  bui ld ings v is ib le to the south of  the subjec t s i te  which 
are assoc iated wi th the instant  lawn bus iness. Further bui ld ings are 
v is ib le at 24 Ulyat t  Road, east  of  the subject  s i te.  There are a number  of  
large trees v is ib le to the south of  the s ite around the lawn bus iness yard 
and fur ther trees beyond the s i te  boundary to the east .  The large power 
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pylons are v is ib le as  vert ica l e lements a long the eastern s i te boundary.  
The subject  s i te is  an open expanse of  f lat  contour  due to the curreent 
act iv i t y.   

Midground 

The midground cont inues f rom the foreground and is  the open expanse 
of  the subject  s i te,  terminated by the southern boudnary of  the 
res ident ia l  propert ies on Clarence Cox Crescent.  Beyond th is point the 
midground is  not  v is ib le due to the f lat  contour.   

Background 

The background is  the sky above the embankment.   

The v iew is  cons idered to be enc losed.   

The ex ist ing character  is  rura l  wi th urban e lements.     

Potent ial Ef fects 

The proposal  wi l l  be v is ible f rom th is  viewpoint ,  a l though to a trans ient 
v iewing audience,  travel l ing at  open road speed. The v iew wi l l  be of  the 
south western ex tent of  the s i te  wi th s ingle level  v i l las and the south and 
west e levat ion of  the apar tment wing.  Extens ive p lant ing a long the 
western boundary wi l l  inc lude shrub p lant ing with in termit tent large 
trees.  Further large trees wi l l  be located between the apartment wing 
and the v iewer g iv ing a depth of  p lant ing. The overheight port ion of  the 
apar tment  wing roof  wi l l  be v is ib le over the v i l las . The upper  ex tent  of  
the third f loor  wi l l  a lso be v is ib le as  i t  does not  have the 2 storey Care 
wing s tep in  f ront  of  i t .  The ra ised bui ld ing p latforms wi l l  increase the 
sense of  the development and the degree of  overheight is  greater than 
anyth ing ex ist ing in the nearby landscape.  

Visual Absorpt ion Capabil i ty (VAC) 

The v iew of  the proposed development wi th in the landscape is 
cons idered to have a Low VAC rat ing f rom th is v iewpoint .  The proposed 
development wi l l  be v is ible a l though only the southern and western 
e levat ions.  The proposal wi l l  br ing about  a change in the ex ist ing 
landscape character,  a l though i t  is  cons idered that  the proposal  wi l l  be 
s imilar  in  scale and nature to the ex ist ing res ident ia l  character north and 
west of  the subjec t s i te,  a lbei t  a t  a h igher level due to the ra ised bui ld ing 
p latforms. The overheight roof  e lement of  the Apartment wing and Care 
Home is cons idered to be a smal l  e lement in  the overal l  v iew. The height  
inf r ingement var ies  and does not provide a cont inuous element at  a 
s ingle level  which ass ists is  d imin ish ing the potent ia l  ef fect .  The 
proposal  is  not  cons idered to have a negat ive ef fect on the ex is t ing 
character .   
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Landscape Proposal 

Landscaping wi l l  be implemented a long the southern and western 
boundar ies and through the si te.  Plant ing wi l l  inc lude shrub plant ing 
a long the western boundary wi th in termit tent  large t rees.  Large grade 
trees wi l l  ass ist  with sof tening of  the apartment wing. Plant ing around 
the v i l las wi l l  br ing a character  not d iss imilar  to the ex is t ing res ident ia l  
character  adjo in ing the subjec t s i te .   

The art icu lat ion of  the bui ld ing façades of  the 2 and 3 s torey bui ld ings, 
var iety of  colour and mater ia l  wi l l  contr ibute to min imis ing ef fects  of  the 
bui l t  forms.  The form of  the v i l las  is  s imilar  in scale and character to  the 
adjo in ing res ident ia l  developments .  

Trees to be p lanted at  min imum 45l grade,  with a min imum height of  
2.5m.  

Refer  to  Landscape Plan @ Appendix  F.  

Conclusion 

The impact of  the proposal  f rom th is  v iewpoint  is  not cons idered to be of  
a not iceable magnitude.  The durat ion of  v iew is l im ited and per ipheral  to 
the d irect ion of  t ravel .  Only the outer row of  v i l las  wi l l  be c lear ly v is ible 
and the development in i ts  ent irety wi l l  not be v is ible. The overheight 
roof  of  the apartment wing and the upper f loor wi l l  be v is ib le above the 
v i l las  and p lant ing,  al though th is is  only a small  par t  of  the v iew. The 
extent  of  th is  v iew wi l l  decrease over t ime as the plant ing establ ishes.  

The Visual  ef fect  type f rom th is v iewpoint  is  cons idered to be neutra l,  
wi th no adverse ef fect  on the landscape character .  Despite the VAC 
br inging a change of  use,  the qual i t y of  the bui ld ing and landscaping 
could a lso be cons idered to br ing a posi t ive e lement to the environment.   

The Visual  ef fect  level  f rom th is  viewpoint is  cons idered to be low, no 
more than minor,  there are low level ef fects  on the ex is t ing landscape 
character .   There is  no s ignif icant  loss  of  view or  v ista,  the ex ist ing v iew 
is shortened by ex is t ing features outs ide the s ite ,  there is  no loss of  
v iew beyond the s ite.  A complying rural  act iv i t y has the potent ia l  to 
af fect the openness to a greater  ex tent through the introduct ion of  
shel ter  p lant ing,  fores t ry ac t ivi t y or  large scale bui ld ings.  The h igh level  
of  s i te landscaping wi l l  provide a p leasant  wel l  in tegrated appearance.  

4.5.4 Viewpoint 4 – Atherfold Crescent , opposite number 64 
Locat ion of  Viewpoint 

The v iew point  is  located in  the reserve area on the eastern s ide of  
Atherfo ld Crescent ,  look ing east .  The v iewpoint is  approx imately 95.0m 
f rom the western boundary of  the subject  s i te and 225.0m f rom the 
centre of  the subjec t s i te .  The e levat ion of  the v iewpoint is  
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approx imately level wi th the subject  s i te.  The subjec t s i te  is  wi th in the 
foreground f rom this  v iewpoint.  Photo is  located at Appendix  E.  

Viewing Audience 

The v iew is  ind icat ive of  that which may be exper ienced by users  of  the 
reserve and is  ind icat ive of  the v iew which may be exper ienced by 
occupants of  res ident ia l  dwel l ings on Atherfo ld Crescent.  Motor is ts and 
pedestr ians travel l ing nor th on Atherfo ld Crescent would exper ience 
s imilar  views,  a l though of  l im ited durat ion and c lar i t y and per ipheral to  
the l ine of  t ravel .  The v iewing audience is  cons idered to be quite small .    

Exist ing View Characterist ics 

Foreground.  

The foreground comprises the reserve and SH50.  SH50 is  ra ised above 
the surrounding land and forms a visual barr ier  to  the subjec t s i te .  
Features include the br idge and culver t ,  dense roads ide vegetat ion and 
large trees. Armco barr iers a longs ide the road a lso feature in the view 
and interupt  v iews toward the subjec t s i te .   Despite being in the 
foreground, the ground p lane of  the subjec t s i te  is  not v is ible. Larger  
trees to the east  of  the subjec t s i te  on Ulyat t  Road are v is ib le.  The s i te  
reta ins  an openess due to the current ac t iv i ty.   

Midground 

The midground is  not v is ib le due to the f lat  contour .  

Background 

The background is  the sky above the embankment and bui ld ings.  There 
are no s ignif icant  features in  the background.  

The v iew is  cons idered to be enc losed.   

The ex ist ing character  is  semi-urban.    

Potent ial Ef fects 

The proposal  wi l l  be v is ible f rom th is  viewpoint ,  part icular ly the upper 
extent  of  roof  of  the western l ine of  v i l las and the upper  f loors of  the 3 
storey Apartment bui ld ing. The ent ire s i te  wi l l  not  be vis ib le f rom th is or  
s imilar  viewpoints  on Atherfo ld Crescent .  The landscape str ip a long the 
western boundary wi th i ts  shrubs and tree plant ing wi l l  not be v is ib le 
between the v iewer  and the subjec t s i te  and the bui ld ings unt i l  the trees 
become establ ished. The 2 s torey Care wing is  unl ike ly to be v is ib le.   

Visual Absorpt ion Capabil i ty (VAC) 

The v iew of  the proposed bui lding wi th in the landscape is cons idered to 
have a Moderate VAC rat ing f rom this  v iewpoint.  The proposed 
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development wi l l  be part ia l ly v is ib le,  al though only the western roof  
e levat ions of  the outermost v i l las and the upper  f loors of  the apar tment 
wing.  Given the angle of  v iew and separat ion d is tance,  the overheight 
area of  roof  over  the apar tment wing wi l l  be d if f icu lt  to  perceive. The low 
pitched roof  (12o)  a lso contr ibutes to min imis ing any potent ia l  adverse 
ef fects.  The height inf r ingement var ies  and does not  provide a 
cont inuous element at  a s ingle level  which assists  is  d imin ishing the 
potent ia l  ef fect .  There is  min imal  loss  of  v iew beyond the subjec t s i te .    

Landscape Proposal 

Landscaping wi l l  be implemented a long the western boundary and 
include low level shrub p lant ing wi th intermit tent large trees,  s imilar  in 
nature to the p lant ing in the reserve a longs ide Atherfo ld Crescent .  The 
p lant ing wi l l  provide cons iderable sof tening and screening of  the s ingle 
level  vi l las a long the western boundary.  The locat ion of  the apartment 
wing centra l ly on the s ite  wi l l  a l low for  the in troduct ion of  several  layers  
of  p lant ing between the v iewpoint and the bui ld ing,  ass is t ing in sof tening 
the appearance of  the bui ld ing.   

Trees to be p lanted at  min imum 45l grade,  with a min imum height of  
2.5m.  

Refer  to  Landscape Plan @ Appendix  F.  

Conclusion 

The impact of  the proposal  f rom th is  v iewpoint  is  not cons idered to be of  
a not iceable magnitude.  There is  a c lear  v iew of  the upper levels  of  the 
western apartment wing,  but th is  is  seen over the foreground of  vi l las 
and p lant ing which contr ibute to d iminish ing the apparent scale. The 
nature of  the reserve p lant ing and ra ised h ighway a l l  contr ibute to 
reduc ing v iews toward the subject  s i te and development .  Complying rura l 
act iv i t ies inc luding pant ing or fores try could be of  a s imilar  or  larger 
scale and bui ld ings would l ike ly not  be as wel l  ar t icu lated archi tec tura l ly 
as the proposed apar tment wing.   

There is  s ignif icant  separat ion d istance to avoid any ef fects  of  
dominance,  loss  of  pr ivacy or shading f rom the proposal .  The extens ive 
boundary and s i te  p lant ing wi l l  sof ten the appearance of  the proposal ,  
a l though given the ra ised highway level the p lant ing wi l l  not be seen for  
some t ime. The ra ised h ighway corr idor  removes v iews of  the lower 
extent  of  the s i te and th is ass ists  in  d imin ish ing the overheight ef fect of  
the apar tment wing as the ent ire e levat ion wi l l  not be seen and the 
percept ion of  overheight  wi l l  be lessened. The v i l la  roof  levels  wi l l  on ly 
be par t ia l ly v is ib le over the highway and the act iv i t y of  the highway wi l l  
d istract  f rom the potent ia l  ef fects .   

The proposal  does in troduce a new character  to the s i te,  but  i t  is  not  
much d if ferent to  the adjo in ing res ident ia l  character in the Pir imai area. 
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Views wi l l  be reta ined over  the s i te ,  s imi lar  to the ex is t ing v iew. The 
inf r ing ing length of  the apartment wing is  a small  e lement .  

The Visual  ef fect  type f rom th is v iewpoint  is  cons idered to be neutra l,  
wi th no ef fect on the landscape character.  The proposal  could be 
cons idered to be pos i t ive and improve the qual i t y of  the environment 
through the in troduct ion of  new plant ing and wel l  des igned bui l t  forms.  

The Visual  ef fect  level  f rom th is  viewpoint is  cons idered to be low, no 
more than minor,  there are low level ef fects  on the ex is t ing landscape 
character .   There is  no loss of  v iew or  v ista or ef fects  on any key 
at tr ibutes . The v iew is  a g l impse v iew over the highway and through 
ex ist ing large trees.  

4.5.5 Viewpoint 5 – SH50, southbound, by Kennedy Road onramp   
Locat ion of  Viewpoint 

The v iew point  is  located on SH50, adjacent  to  the Kennedy Road 
southbound onramp. The v iewpoint  is  approx imately 260.0m f rom the 
nor thern boundary of  the subject  s i te and 430.0m to the centre of  the 
s ite  look ing south.  The e levat ion of  the v iewpoint  is  s l ight ly h igher  than 
the subjec t s i te .  The subject  s i te is  in  the foreground.  Photo is  located 
at  Appendix E.  

Viewing Audience 

The v iew is  ind icat ive of  that which may be exper ienced by motor is ts 
travel l ing south on SH50. Views wi l l  a l ter  as  the v iewers  are not  
stat ionary.  Views wi l l  be of  l im ited durat ion at  open road speed l im its.   

Exist ing View Characterist ics 

Foreground 

The foreground comprises SH50 and the onramp. The onramp is  
enc losed by a c lose boarded fence wi th p lant ing behind. Only roofs of  
res ident ia l  houses are v is ib le over  the fence. Street  l ight  poles are a 
strong vert ica l e lement a longside the onramp. To the west  the character  
is  a lso enc losed wi th dense p lant ing a longs ide the h ighway and tree 
p lant ing wi thin the reserve on Atherfo ld Crescent.  Houses on Ather fold 
Crsecent  are largely screened.  

Midground 

The midground is  largely unseen due to the f la t  contour  and angle of  
v iew.   

Background 

The background is  formed by d is tant h i l ls  to  the south wi th the sky 
above.   
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The view is  cons idered to be enc losed.   

The ex ist ing character  is  urban.     

Potent ial Ef fects 

The proposal  wi l l  be part ia l ly v is ib le f rom th is v iewpoint,  pr imar i ly to 
motor ists  heading south on SH50.  The v iew wi l l  be of  the western extent  
of  the s ite ,  inc luding the outermost  v i l las  and the 3 storey Apartment 
b lock. The v iew wi l l  change as the v iewer cont inues south as  th is is  a 
trans itory v iew of  l im i ted durat ion.  No v iew of  the ent ire s i te  is  l ikely.  
The v iew wi l l  change to per ipheral  as  the v iewer  moves past  the s ite.  
Views of  the carewing wi l l  be removed as v iewers  move past  the s ite.  
The v iew wi l l  be over the s ingle level  v i l las between the viewer  and the 
apar tment  bui ld ing,  which includes landscaping of  the road s ide 
boundary.   

Visual Absorpt ion Capabil i ty (VAC) 

The v iew of  the proposed bui lding wi th in the landscape is cons idered to 
have a Neutra l VAC rat ing f rom th is v iewpoint.  The proposed bui ld ing wi l l  
be v is ib le a lthough only the western e levat ions.  The overheight  area 
includes the low pi tched roof  and the major i ty of  the th ird f loor  of  the 
apar tment  bui ld ing.  The height  inf r ingement  var ies  and does not provide 
a cont inuous e lement at  a s ingle level  which ass is ts is  d imin ish ing the 
potent ia l  ef fect .  Views over the v i l la  roofs wi l l  inc lude s tepped roofs, 
ef fect ive ly present ing a s ingular roof  e lement,  a l though the v i l las are 
wi thin the maximum height .   

Views to the d istant  hi l ls  are l ikely to remain over and around the 
apar tment  wing roof ,  which is  only a smal l  part  of  the v iew.  The western 
boundary p lant ing wi th ta l l  t rees wi l l  contr ibute to reduc ing v iews of  the 
proposal .   

Landscape Proposal 

Landscaping wi l l  be implemented a long the western boundary and 
through the s ite.  Plant ing wi l l  inc lude shrub p lant ing a long the western 
boundary wi th in termit tent  large trees. Large growing trees wi l l  be 
located throughout  the s i te to fur ther contr ibute to d imin ish ing ef fects.  
The large trees a lso contr ibute to res idents through the provis ion of  
shade in open spaces.  Large grade trees wi l l  ass is t  wi th sof tening of  the 
apar tment  wing.  

Trees to be p lanted at  min imum 45l grade,  with a min imum height of  
2.5m.  

Refer  to  Landscape Plan @ Appendix  F.  
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Conclusion 

The impact of  the proposal  f rom th is  angle is  cons idered to be of  a 
not iceable magni tude.  There is  a v iew of  the upper levels  of  the western 
apar tment  wing wi th v iews of  the upper f loor and roof ,  this  wi l l  be for  a 
l im ited durat ion and constant ly change as the v iewer is  not s tat ionary.  
The extent  of  inf r ingement is  obvious g iven the l i f t ing of  the bui ld ing 
p latform by 2.25m. The mit igat ing factors  include the relat ive ly conf ined 
extent  of  inf r ingement in the overal l  v iew and trans i tory nature of  the 
v iewing catchment .  A complying rura l  ac t ivi ty inc luding shel ter  bel t  or  
forest ry could have a s imilar  impact  f rom th is v iewpoint.  Views over the 
s ite  wi l l  be reta ined.   

The Visual  ef fect  type f rom th is v iewpoint  is  cons idered to be neutra l,  
wi th no ef fect on the landscape character.  The proposal  is  not negat ive 
and could be v iewed as pos it ive g iven the extent  of  landscaping 
proposed.  

The Visual  ef fect  level  f rom th is  viewpoint is  cons idered to be low, no 
more than minor,  there are low level ef fects  on the ex is t ing landscape 
character  but only m inor ef fects  on the background features.   There is  no 
loss of  v iew or v is ta over the s i te,  which may not  be the case were a 
permit ted rura l  ac t iv i t y to be implemented.   
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5.0 SECTION FIVE 

5.1 Visual assessment summary 
The proposal  wi l l  in troduce new elements into the landscape, the s ite  is  
current ly vacant and zoned rura l wi th an open character due to the 
current act iv i t y.  The s i te  adjoins  ex is t ing res ident ia l  development  on two 
s ides a l though there is  a separat ion d is tance to the north and west,  but  
i t  is  considered that  the locat ion is  the most  log ical f i t  wi th ex ist ing 
character .  The proposal wi l l  form a cont iguous extens ion of  the ex ist ing 
res ident ia l  character .  

The major i t y of  the proposal compl ies wi th the maximum 9.0m height 
l im it .  The overheight  area of  roof  over  the Care Home and  Apar tment 
wing is  a smal l  area with a maximum inf r ingement of  between 0.9 and 
4.9m. The wide eaves,  f lat  contour,  angle of  v iew and l im ited v iewing 
audience a long with the posi t ion ing of  the bui ld ing centra l ly on the s ite  
a l l  contr ibute to d imin ish ing any potent ia l  adverse ef fects of  the 
inf r ingement.   

There are ident i f iab le changes to the exis t ing landscape character  with in 
the s i te .  The level of  the s ite wi l l  be raised in a ser ies of  terraces f rom 
the or iginal ground level at  the boundary (11.25) to a h ighpoint in the 
centre of  the s ite  (13.25) ,  2 .0m above the exist ing ground level .  There 
wi l l  be s ignif icant works to a lter  heights, inc luding removal and impor t of  
mater ia ls .  There may be a low 1.0m high bund introduced to the western 
and eastern boundar ies, th is wi l l  on ly ef fec t the plant ing height ,  which 
would be benef ic ia l  f rom the outset in l i f t ing the plant ing higher in 
re lat ion to bui ld ings. The height of  the bund and p lant ing would mainta in 
v isual  connect ions f rom the s i te to the surrounding environment .  
Art icu lat ion of  the bund height  and shape would add v isual  in terest  to the 
proposed boundary treatment.   

The extensive in ternal  s i te landscaping wi l l  contr ibute to sof tening the 
bui ld ing forms. Large t rees located in c lose prox imity to  the centra l ly 
located apartment bui ld ing wi l l  assis t  in reducing the scale of  the 
bui ld ing and provide sof tening of  the bui l t  form. The open space 
throughout the s ite a l lows for  layer ing of  t ree p lant ing to fur ther  
contr ibute to reducing the impact of  the bui ld ings. The trees serve a 
secondary purpose through the provis ion of  shade for  res idents  and the 
maintenance of  a p leasant s i te  amenity.  

The wel l-ar t icu lated bui ld ing form, ut i l is ing a var iety of  mater ia ls ,  co lours 
and forms fur ther  contr ibute to min imis ing ef fects and locat ing the 
bui ld ings in the receiv ing environment.  The low pi tch, wide eaves and 
neutra l  co lour palette a l l  contr ibute res ident ia l  t ype character ist ics  to the 
bui ld ing which ass is t  wi th the bui ld ing f i t t ing into the receiv ing 
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environment .  Complying rura l  bui ld ings,  forestry or shel ter  bel t  p lant ing 
could be of  a s imilar  height  and a larger footpr int  wi thout the cons idered 
art icu lat ion of  the proposal.  A permit ted rura l act iv i t y could enclose the 
s ite  with shelter  p lant ing, be a forestry p lant ing or  cover  up to 10% of  
the s i te  wi th bui ldings which could have s imilar  or  greater ef fects  as the 
proposal  and result  in  a s imilar  loss  of  v iew over  the s i te.  There are no 
s ignif icant  v iewshaf ts  across the s i te ,  largely due to the f la t  contour.  I t  is  
cons idered that there are no adverse ef fects  on loss of  v iew.  

There is  a l im ited v iewing audience,  largely due to the f lat  contour  of  the 
wider area, there are no high points f rom which to v iew the proposal.  
W here views are avai lable they are tempered by ex ist ing features which 
are located between the v iewer and the s ite .  F ixed v iews are very 
l im ited, again most ly due to contour and separat ion d is tance.  The most 
obvious v iews are f rom Ulyatt  Road and SH50, both of  which are 
current ly open road speed environments and therefore of fer  shor t  
durat ion v iews of  the proposal ,  which are largely per ipheral to  the 
d irec t ion of  t ravel.   

The ra is ing of  the s i te  may increase the v iewing catchment  to a small  
degree, a l though ef fec ts are not considered to be s ignif icant .  The most 
notable ef fect  of  the ra is ing of  the ground level in a ser ies of  steps over 
the s i te  is  the potent ia l  for  more roof  e lements to be seen in a v iew, 
which is  a change in character  f rom that exper ienced in exis t ing nearby 
res ident ia l  development .  The angle of  v iew f rom outs ide the s ite 
minimises th is potent ia l  ef fect.   

A secondary ef fect  of  the ground al terat ions is  the height inf r ingement of  
the centra l 2 and 3 s torey bui ld ing, being 4.9m overheight at  the most  
extreme case. This is  s ignif icant ly h igher  than exis t ing bui ld ings but  of  a 
s imilar  scale to t rees and shelter  belts .  The permit ted act iv i t ies of  
forest ry and shelter  p lant ing could present  s imilar  ef fects  of  enc losure. 
The bui ld ings are set wel l  back f rom the road and wi l l  not  contr ibute to 
the same sense of  enc losure poss ib le.   

There is  s ignif icant  separat ion f rom exis t ing res ident ia l  neighbours  to the 
nor th and west  to avoid any ef fects of  dominance, loss of  pr ivacy or 
shading. The interface with the exis t ing res ident ia l  boundar ies  wi l l  be 
treated wi th extens ive landscaping and s ingle level  v i l la bui ld ings of  a 
s imilar  scale to the ex ist ing neighbourhoods.  The proposal wi l l  f i t  wel l  
into the receiv ing environment .   

Views beyond the s ite are largely unaf fected wi th the proposed bui ld ing 
height  inf r ingement  forming only a small  par t  of  the overal l  development 
and result ing in only a smal l  loss of  v iew over the s ite.  In  most cases 
there are no midground v iews due to the f la t  contour.    

Views f rom publ ic  v iewpoints are l im ited by the very nature of  the 
topography and ex ist ing bui l t  development  and landscape features, 
inc luding shelter  belts  and screening and large tree p lant ing.  W here 
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views are avai lable they are l ikely to be of  shor t  durat ion and reasonably 
d istant.   

Of  the f ive v iewpoints  the VAC rat ing was fo l lows 

Low – 3 (VP 1-3),  c lear ly v is ib le, not  a pr imary focal  point ,  a l ter  ex ist ing 
character  

Neutra l  – 1 (VP 5),  neither screened or  a focal at trac t ion, no ef fect  on 
ex ist ing character ,  a v isual  e lement  which may be v iewed in s imilar  
landscape types 

Moderate – 1 (VP4) , part ia l ly screened, s t i l l  ident i f iab le, secondary focal  
point ,  no ef fect  on ex ist ing character  

The Low rat ing is  f rom Viewpoints 1-3 f rom where the proposal wi l l  be 
v is ib le and there is  a change in landscape character ,  brought  about  by 
the requirement to raise the s i te level  which d if fers f rom the surrounding 
area.  

The Neutra l  rat ing is  f rom Viewpoint  5 where the proposal  is  not 
cons idered to be the focal  point  and i t  is  an e lement which may be 
v iewed in a s imilar  landscape type. There is  no s ignif icant  loss  of  
out look, no ef fect on exist ing character .  

The Moderate rat ing is  f rom Viewpoint  4 f rom where the proposal  is  
most ly screened and d istant .  There is  no ef fect  f rom th is  v iewpoint .   

The Visual  ef fect  type is cons idered to be neutra l f rom al l  v iewpoints. I t  
is  acknowledged that  there wi l l  be a change in landscape character  but  i t  
is  not  cons idered to be negat ive and could be considered pos it ive.  The 
ef fect could be cons idered pos it ive,  given the h ighly ar t icu lated 
archi tec tura l  f in ish of  the proposal ,  the ex tensive landscaping and f i t  
wi th the ex ist ing res ident ia l  surroundings.    W ere a complying rura l 
bui ld ing to be erected,  the s ize and scale could be a detrac tor in the 
landscape g iven i t  is  unl ike ly to be so wel l  architectura l ly cons idered or 
landscaped.  W ere the s ite  to be enc losed by shel ter  p lant ing there could 
be detr imenta l ef fects  to the Counci l  walkway around the s ite boundary 
in re lat ion to CPTED expectat ions. The proposal  provides an act ive 
f rontage wi th pass ive survei l lance over the walkway,  benef i t ing both 
v i l lage res idents  and path users.   

The s ite  is  largely enc losed and conf ined by i ts  context,  largely due to 
the f la t  contour.  There are no s ignif icant v iews across the s i te  to any 
notable landscapes beyond the s ite and those v iews which do ex is t  wi l l  
not be great ly af fected due to the predominant ly s ingle level 
development.  W here there is  a height  inf r ingement  over  the Care Home 
and Apartment  wing, i t  is  cons idered to be of  insuf f ic ient  scale to great ly 
af fect any v iews.   
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The visual  ef fect  f rom the a l l  v iewpoints is  cons idered to be low, no more 
than minor .  There is  a change to the ex ist ing character but i t  is  not 
cons idered to be detr imenta l  or  adverse and the level of  bui ld ing 
art icu lat ion and landscape p lant ing wi l l  ass is t  in mit igat ing any ef fects to 
an acceptable level,  with ef fects  dimin ish ing over  t ime as the p lant ing 
establ ishes and develops.  

5.2 Conclusion 
The proposal  in troduces new bui l t  forms at  a scale which is  general ly 
s imilar  to that currenty exper ienced in the immediate context  of  the s i te.  
The apar tment  wing br ings about a height inf r ingement but the centra l 
locat ion of  the bui ld ing locates i t  wel l  away f rom viewing audiences and 
wi l l  not  create any adverse ef fects on dominance, pr ivacy or shading 
outs ide the s ite.   The extensive per imeter and in ternal landscape wi l l  
a lso contr ibute to min imis ing any adverse ef fects .   

I  cons ider the ex is t ing landscape to be of  ord inary qual i t y wi th i ts  largely 
open rura l nature, f r inged by res ident ia l  development and rura l land,  i t  is  
a largely funct ional landscape wi th l im ited aesthet ic  attr ibutes. 
(abstracted f rom Landscape Inst i tu te, see Appendix  D)  The large power 
poles and overhead wires a lso contr ibute to d imin ish ing the qual i t y of  the 
character ,  a long wi th the raised level  of  SH50.   

Most s ignif icant ly,  the proposal  is  located so as to have l i t t le impact on 
the broader out looks and wi l l  have l i t t le  impact on the ex ist ing landscape 
character  of  the area. W hile there is  a change in character for  the s ite ,  i t  
is  not  d iss imi lar  to the character of  the neighbour ing resident ial  areas.   

I  do not bel ieve there are any adverse ef fects on the ameni ty of  the 
nearby res ident ia l  proper t ies . The bui ld ing is  of  a h igh des ign standard 
and there is  unl ike ly to be any ef fec ts caused by shading or over look ing,  
g iven the separat ion d istance and the landscape treatments.    

Having cons idered the v isual ef fects of  the proposal I  consider that  the 
proposal  addresses the assessment  cr i ter ia  of  the Dis tr ic t  Plan.   

I  cons ider the proposal to be wel l  designed and bel ieve i t  wi l l  not  detract  
f rom the exis t ing character of  the area.  The qual i t y of  the des ign and 
bui ld ing ar t icu lat ion a long with the proposed landscaping wi l l  contr ibute 
pos i t ive ly to the area.   

Paul Murphy 
Senior Landscape Architect  
NZILA Registered 
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6.0 APPENDICES 
 

APPENDIX A 
Definit ions 

APPENDIX B 
Landscape Analysis – Refer A3 document. 

APPENDIX C 
Landscape Context Plan – Refer to A3 document. 

APPENDIX D 
Landscape Content Plan – Refer to A3 document. 

APPENDIX E 
Landscape Catchment Plan/ Viewpoint Photos  – Refer to A3 
document. 

APPENDIX F 
Landscape Concept Plan – Refer to A3 document. 
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APPENDIX A - Definitions 

Visual Absorption capabil ity�  

The capability of the surrounding landscape to absorb a development. The ability 
of a landscape to integrate a development into the existing visual character 
without significant change. 

Factors which determine the VAC include 

a) the degree to which the development is visible 

b) visual and physical links with other similar elements in the landscape 

c) the level of modification to the surrounding landscape 

d) appropriateness of scale 

e) distance  

f) backdrop 

This rating determines the extent of visibility of a proposed development and is 
rated under the following  

Very low – highly visible, potential focal point, different in appearance or scale 
to existing 

Low – clearly visible, not a primary focal point, alter existing character 

Neutral – neither screened or a focal attraction, no effect on existing character, 
a visual element which may viewed in similar landscape types 

Moderate – partially screened or visually absorbed, still readily identifiable, 
secondary focal point, no effect on existing character 

High – mostly screened or visually absorbed, still identifiable, tertiary focal 
point, no effect on existing character 

Very High – completely or nearly completely screened, unidentifiable at a 
distance, no effect on existing character   

� 
� Visual Assessment Best Practice Methodologies – Lisa Rimmer 
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Visual effect  type�  

Visual effect type is classified as one of the following 

Positive – beneficial, contributing to the quality of the environment 

Negative – adverse, detracting from the existing quality of the environment 

Neutral – no effect on the existing character 

Visual effect  level�  

Describes the degree of effect of the proposal as one of the following 

Extreme – Use- the development/ activity would: 

• result in an extreme change on the characteristics or key attributes of the 
receiving environment and/ or the vista within which it is seen; and/ or 

• have an extreme effect on the perceived amenity derived from it 

• unacceptably high visual effects, dominant feature, character of landscape is 
significantly affected 

Very High – Use – the development/ activity would:  

• have a very high level of effect on the charcter or key attributes of the 
receiving environment and/ or the vista within which it is see; and/ or 

• have a very high level of effect on the perceived amenity derived from it 

High – Use – the development/ activity would:  

• have a high level of effect on the charcteror key attributes of the receiving 
environment and/ or the vista within which it is seen; and/ or 

• have a high level of effect on the perceived amenity derived from it 

• high visual effect, significant and apparent change affecting overall 
landscape character 

Moderate – Use – the development/ activity would:  

• have a moderate level of effect on the charcteror key attributes of the 
receiving environment and/ or the vista within which it is seen; and/ or 

• have a moderate level of effect on the perceived amenity derived from it 

� 
� Visual Assessment Best Practice Methodologies – Lisa Rimmer 

� Ibid 



Shafer Design Ltd 
� 

 

 

• visual effects of some significance, visible and recognisable new element, 
may have a noticeable impact on viewers 

“Minor” threshold under the RMA 

Low – Use – the development/ activity would:  

• have a low level of effect on the charcter or key attributes of the receiving 
environment and/ or the vista within which it is seen; and/ or 

• have a low level effect on the perceived amenity derived from it 

• no more than minor visual effects under RMA, no more than minor effects on 
view, minor component of a wider view 

Very low – Use – the development/ activity would:  

• have a very low level of effect on the charcteror key attributes of the 
receiving environment and/ or the vista within which it is see; and/ or 

• have a very low level effect on the perceived amenity derived from it 

• less than minor effect 

Negligible – Use – the development/ activity would:  

• have a negligible level of effect on the charcteror key attributes of the 
receiving environment and/ or the vista within which it is see; and/ or 

• have a negligible level effect on the perceived amenity derived from it 

• less than minor effect 

Definitions 

Landscape character – a distinct pattern or combination of elements that occurs 
consistently in parts of the landscape, determined by the relationship of land form, land 
cover and land use 

Character area – a geographic area with a distinct character 

Landscape units – areas of terrain which have fairly constant characteristics 

Landscape types – Landscapes can be subdivided into different types on the basis of 
their characteristics.  

Landscape features – an element which is a small part of the landscape is 
predominantly natural, it has features which distinguish it from the wider landscape 

Natural character – not defined by legislation, expression of natural processes 
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Landscape Assessment criteria� 

Highest Quality landscape – includes the most aesthetically attractive landscapes. 
Areas of particular natural beauty perceived as special in a regional or national context. 

Very Attractive landscape – areas include historic and designated landscape. Diverse, 
semi natural or farmed landscape with natural features. Normally abundant woodland 
cover together with a high distribution of trees, hedgerows and shrubs, streams, brooks 
and other naturalised unpolluted water corridors may be present. Several local 
landscape designations may apply 

Good Quality landscape – countryside with some variety in farmland cover. 
Settlements and villages with pockets of open space and public recreation areas. There 
is a reasonable distribution of semi natural vegetation, trees and shrub cover and the 
overall view of the area is pleasant.  

Ordinary Quality landscape – typical open agricultural land where attractive features 
are offset by detractors. Some strategic planning is evident but development is primarily 
functional including housing estates, business parks or urban fringe land uses. Not 
particularly aesthetically attractive, but with more value than a poor quality landscape 

Poor Qual ity landscape  –  inc ludes detrac tors such as power l ines,  industr ial  
dere l ic t  or  inappropr iate bulk  forms wi th no aesthet ic  va lue or  evidence of  
strategic p lanning. There is  lack  of  mature vegetat ion cover and no landscape 
des ignat ions apply.  Intens ively farmed landscape, which has lost most of  its 
features 

� 
The Landscape Institute 
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