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Viewing audience 
The primary viewing audience is that of motorists and residents along Te Puke Highway, Manoeka 

Road, Te Puke Quarry Road and the Tauranga Eastern Link motorway. Although it is partially 

screened by Macrocarpa trees, the site is also visible from the Hei Marae. Walkers along the Otawa 

Trig Track can experience views over the site from Whareotetarakeho, and parts may be visible for 

visitors to the Looking Glass Garden and Te Rae o Papamoa/Papamoa Hills Regional Park. 

Landscape planning context 

Regional context 
As shown on map 23 of the Western Bay of Plenty Regional Policy Statement, the proposed 

subdivision is located outside of the coastal environment and is not classified as an area of high 

natural character. There is no regional report on natural character covering this site. However, it is 

situated near the Outstanding Natural and Landscape Feature 49, Otawa-Otanewainuku

Whareotetarakeho Forest, which is described as follows: 

"Elevated moderately steep to very steep area of predominantly volcanic origin of largely 

continuous indigenous forest that bisects the Northern Plateau. Includes the knoll features of 

Wharetetarakehe, Otawa, Otanewainuku and lowland forest systems associated with the 

Waiorohi and Tautau stream corridors. Part of the Otawa- Otanewainuku forests managed 

by a range of private owners and public agencies; for example the Oropi Forest stewardship 

area and the Otanewainuku Forest Stewardship area. This wider area includes three gazetted 

ecological areas and one forest sanctuary. Significant avifauna habitat. Otanewainuku, 

Otawa and other high points have special significance to Waitaha and Tapuika and Te 

Arawa. Contains historic Maori trails. It lies within dissected landform surrounded by pastoral 

farming and quarries." (Environment Bay of Plenty) 

District context 
The proposed subdivision lot numbers 22-29 fall within the Outstanding Landscape Features overlay 

Designation S4 of the Operative Western Bay of Plenty District Plan 2012. This Outstanding 

Landscape Feature follows the line of the lOOm contour and protects the broader landscape of the 

Otawa Scenic Reserve and the Papamoa skyline. The area was identified as an Outstanding 

Landscape Feature by Boffa Miskell Ltd. (1993) in their landscape assessment report for the Western 

Bay of Plenty District Council, evaluating the Visual Landscape. 

Appendix 2 of the District Plan describes the Outstanding Landscape Feature Designation S4 as 

follows: 

"54 - Papamoa Knoll and Ridgeline (F. H. 7) 

This area has its northern boundary at the 60m contour on the ridge extending south to a 

high point of 224m (above sea level) and further south to the Wharetetarakeho peak at 

331m (above sea level). This high land is an important backdrop to the plains and coastal 

area between Papamoa and Maketu, and to Te Puke township, particularly when travelling 

along the State Highway towards Tauranga. On the eastern side it extends down to the 

lOOm contour and to the west it follows the skyline ridge." 
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Within this Outstanding Landscape Feature, subdivisions, the construction of buildings and 

structures, and earthworks of greater than l.Sm cumulative vertical cut and fill are classified as 

restricted discretionary activities (section 6.4.3 .1). 

Under the Western Bay of Plenty District Plan, the site is zoned Lifestyle (refer to rural map HlO). 

Excerpts from the Western Bay of Plenty District Plan section 17 regarding Lifestyle zones are 

tabulated with comments in the assessment section of this report . 

Summary of landscape context 
The proposed subdivis ion is sited on the lower slopes of the Papamoa Hills and higher parts are 

within a landscape of district significance. Situated 7.5km southwest of the Papamoa coastline and 

directly adjacent to the intensively farmed plains of the Maketu Basin, the site sits below the skyline 

ridge of the volcanically formed range . Two separate waterbodies, each with a permanent flow, run 

through the site and form a part of the Kaituna River catchment. Surrounded by large areas of 

regenerating native bush, plantation forestry, exotic pasture and kiwifruit orchards, the site itself has 

a varied vegetation cover that is composed of several small kiwifruit orchards, a forestry block, 

exotic pasture, homestead gardens, exotic shelterbelts and patches of regenerating and planted 

native bush. The patches of native vegetation in the gullies create ecological links that connect back 

to the Otawa Scenic Reserve and other areas of native vegetation along the Papamoa Hills. 

Located 7.5km southwest of Papamoa Beach and its rapid urban expansion, and 3.5km northwest of 

the Te Puke township that is characterised by industrial scale kiwifruit packhouses, the proposed 

subdivision has some existing lifestyle development on site. 

The site's visual catchment stretches out across the plains of the Maketu Basin to the Papamoa 

coastline and the Maketu Headland. To the northeast, the visual catchment is constrained by the 

Papamoa Hills, while to the south it is constrained by the tablelands that rise behind Te Puke. The 

western visual catchment is formed by the skyline ridge of the Papamoa Hills. Motorists, residents 

and recreational walkers are the primary viewing audience. 

Under the operative Western Bay of Plenty District Plan (2012), the area of the proposed subdivision 

is zoned Lifestyle, with areas above the lOOm contour falling within the Outstanding Landscape 

Feature Designation 54. The intention of this Outstanding Landscape Feature is to protect the 

broader landscape of the Otawa Scenic Reserve and the Papamoa skyline. 

The number of lots within the Outstanding Natural Feature and Landscape is open to some 

interpretation. All or parts of Lots 22-29 are either within the mapped area, or above the lOOm 

contour line as shown on the landscape plan. 

Assessment of landscape & visual effects (Lot s 23-29) 
The proposed lifestyle subdivision covers a total combined area of approximately 47 hectares, with 

lots varying in size from 0.21 to 14.68 hectares. The proposal is for 27 additional dwellings, along 

with associated private ways and earthworks. A public walkway that meanders through the bush and 

alongside of the streams is included in the plan. 

Located on the lower slopes of the Papamoa Hills and adjacent to the plains surrounding Te Puke, 

the proposed development is situated within an area of irregula r and complex topography. The two 
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waterways that run through the site are largely unaffected by the development and will benefit from 

increased riparian protection and management. Existing indigenous vegetation is to be retained, 

with additional indigenous vegetation proposed in the Landscape Plan. 

The landscape proposal is shown on the Landscape Plan "Dohnt- Te Puke Quarry Rd; Landscape 

Plan", dated July 2018 by Richard Hart. The summary of the landscape concept is as follows: 

• Planting so that the integrity of the Outstanding Landscape Feature is conserved and 

enhanced. 

• Natural character is enhanced through planting of indigenous vegetation on parts of east 

facing slopes and by linking areas of existing indigenous vegetation (QEII blocks and 

scattered trees), and regenerating bush on neighbouring properties. 

• Protection and revegetation of riparian margins by fencing off from stock and planting; 

including parts within road reserve. 

• Improvement of landscape amenity for recreational walkers and residents through setting 

aside land for this purpose, and the construction of walkways 

• The intention is for natural character to dominate and buildings to be recessive through 

implementation of building design controls, including height controls on spurs and use of 

low reflectivity colours within the Outstanding Landscape Feature. 

Although the site is zoned for Lifestyle development in the operative Western Bay of Plenty District 

Plan (2012), parts or all of lots 23-29 fall within the Outstanding Landscape Feature Designation 54. 

The intention of this Outstanding Landscape Feature is to protect the integrity of the Otawa Scenic 

Reserve and the Papamoa Range skyline. 

Being within a visually prominent location adjacent to an Outstanding Landscape Feature, the site is 

of some significance. However, existing modifications, both on site and on the surrounding 

properties, have already begun the transition of the landscape from rural to lifestyle character. 

Potential landscape and visual effects from Lots 23-29 of the subdivision are: 

• Effects on natural character 

• Effects on the Outstanding Landscape Feature 

• Effects on views and visual amenity 

Effects on natural character 
The proposed subdivision is not within an area of high nor outstanding natural character. 

Two waterways, each with a permanent flow, run through the site. To access lots to the northwest 

of the site, the reconstruction/reinforcement of one and possibly of two bridges will be required . 

This construction may have minor temporary effects on the quality of the streambed. However, 

positive benefits of the proposal include the protection and enhancement of the waterways through 

fencing out and revegetating the riparian margins, as shown on the Landscape Plan. These actions 

will have positive effects on water quality and wildlife habitat, both on site and downstream. 

On site are 7 hectares of existing native bush, comprised of remnant, regenerating and planted 

vegetation . These areas are protected under a QEII Trust Covenant. 

The proposed public walkway through the bush and alongside of the steams will allow users to 

experience sensory immersion in nature, with associated sounds, smells and textures of water, 
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bird life and the bush. Thus, the proposal will create positive benefits both ecologically and 

recreationally along waterways . 

The earthworks required for the development of vehicle access, building platforms and houses and 

structures themselves will potentially cause adverse effects on the natural character of the hillsides, 

spurs and escarpments. However, the proposed development is within an already modified 

landscape that has been broken up by existing buildings, farm tracks and shelterbelts . There are 

existing houses on neighbouring properties visible above the site and nearer the Papamoa Hills 

ridgeline. In any event the shift to further lifestyle development has been anticipated in the District 

Plan. 

In my opinion, the effects of the proposed subdivision on the natural character of the landscape 

have some potentially adverse effects because: 

• The earthworks for the house sites and private ways alter the landform. 

• The built environment will become more prominent as more houses are developed. 

However, the proposal is acceptable with some positive benefits on natural character being: 

• Building design controls are proposed to ensure houses within Lots 23-29 are recessive. 

• Protection and enhancement of the waterways through fencing off and indigenous 

revegetation of riparian margins. 

• Some development of ecological links, within and connecting beyond Lots 23-29. 

• Development of recreational walkways. 

To mitigate adverse effects on natural character it is recommended that indigenous planting should 

also be used to blend earthworks, buildings and manmade structures into the landscape. That is to 

enhance the existing ecological and landscape features of the area and to nestle buildings/structures 

into the backdrop of the ridge. Further building design controls are recommended to ensure that 

buildings are recessive (not prominent) within the Outstanding Natural Feature and Landscape. A 

recommendation is that new buildings and structures on lots 23-29 are required to use low 

reflectivity colours (<40% reflectivity of roofs and exterior cladding in keeping with BS5252). 

It is also recommended that a landscape plan be submitted with each building consent application 

that demonstrates planting will enhance the existing ecological and landscape features of the area 

and to nestle buildings/structures into the backdrop of the Papamoa- Otawa Hills i.e. for lots 23-29. 

Effects on the Outstanding Landscape Feature 
As shown by the solid red line on the Landscape Plan, the boundary of the special Outstanding 

Landscape Feature designation 54 encompasses the proposed and existing house sites of lots 23-25 

and 27-28 of the proposed subdivision. The upper slopes of lots 1, 26 and 29 are also included within 

the Outstanding Landscape Feature. 

According to Appendix 2 ofthe Western Bay of Plenty District Plan, the special Outstanding 

Landscape Feature designation 54's eastern boundary follows the line of the lOOm contour. This 

lOOm contour has been traced on the Landscape Plan as a solid yellow line and follows a slightly 

different path than the official boundary line, which has been copied into the District Plan at a 

coarser scale. By taking the actual lOOm contour as the boundary for the Outstanding Landscape 

Feature, lots 1, 23 and 24 are omitted from this feature entirely, while the house site for lot 26 sits 
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exactly on the boundary line. Thus, only the house sites for lots 25- 28, and the upper slopes of lot 

29 are affected by the Outstanding Landscape Feature. 

Considering that the intention ofthe special Outstanding Landscape Feature designation 54 is to 

protect the integrity of the bush-clad Otawa Scenic Reserve and the Papamoa skyline, the boundary 

of the Outstanding Landscape Feature is essentially an arbitrary line. When viewed, those lots that 

fall within the Outstanding Landscape Feature are of no more significance than any other lots within 

the proposed subdivision. In fact, they are visually less dominant than the lower lots that face east 

towards Te Puke, as they are tucked further back into the folds ofthe Papamoa Hills. Although 

several of the proposed house sites within the Outstanding Landscape Feature are located on spurs, 

the Papamoa skyline remains unaffected. 

In my opinion, the effects of the proposed lots 23-29 on the Outstanding Landscape Feature are 

acceptable because: 

• The Papamoa skyline and the integrity of the Otawa Scenic Reserve are unaffected. 

• The house sites within the Outstanding Landscape Feature are visually no more dominant 

than the other lower lots that face east towards Te Puke. 

• There are existing buildings within the Outstanding Landscape Feature including on 

neighbouring properties. 

The effects of the lots within the Special Outstanding Landscape Feature 54 designation can be 

suitably mitigated. 

I recommend that conditions be placed on the titles within the Outstanding Landscape Feature so 

that all buildings meet the District Plan requirements for heights, bulk and scale, with low reflectivity 

(<40% reflectivity of all roofs and exterior cladding) and recessive colouring. In this way buildings are 

recessive and fade into the landscape. Planting of indigenous vegetation around the houses is also 

recommended as a condition of consent to blend the house sites into the surrounding landscape. 

Because this can only be done once the building design is known, a condition of consent requiring a 

landscape plan to be submitted with the building consent is recommended. Such plans are to show 

planting that will nestle earthworks, building and structures into the landscape generally as viewed 

from the east. 

Visual effects & visua l amenity 
The proposed subdivision is situated on slopes viewed from the east across the area of plains below 

the Papamoa Hills and surrounding Te Puke towards Papamoa Beach, the Maketu Headland and the 

Bay of Plenty. It is bounded to the south by the rolling tablelands behind Te Puke. To the west, the 

visual catchment extends up to the ridgeline of the Papamoa Hills. The primary viewing audience is 

that of motorists and residents along Te Puke Highway, Manoeka Road and Te Puke Quarry Road 

and walkers along the Otawa Trig Track. 

For motorists and residents northeast-southeast of the site, the visual effects of the proposed 

subdivision will be an increase in built development. Some existing buildings and modifications 

already stand out (see figures 8-11) . Sites that slope west are not visible from these vantages. The 

visual prominence of the site, and each building platform, is dependent on the angle of the sun, with 

the site being most visible from the east in the morning light, or when illuminated by a band of 

sunlight. In the evening, much of the site will be shaded by the Papamoa Hills and the visual effects 

of the subdivision will be reduced. 
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Figure 7. Locations from which the following photographs were taken 

Richard Hart Ltd. Issue; 31 July 2018 Page 113 



186
Assessment of Landscape & Visual Effects- Lots 23-29, 394a Te Puke Quarry Rd 

Figure 8. The site from Bell Road in mid-morning light (Johanna Blakely, 171h April 2018, SOmm lens) 

Figure 9. The site from Manoeka Road in mid-morning light (Johanna Blakely, 17th April2018, 50mm lens) 
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Figure 10. The site from Te Puke Road in mid-morning light (Johanna Blakely, 17th April 2018, SOmm lens) 

Figure 11. The site from Hei Marae in mid-morning light (Johanna Blakely, 17th April2018, SOmm lens) 
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Neighbours to the west of the proposed subdivision that are situated within the Outstanding 

Landscape Feature and above the development will also experience visual changes, as they will be 

looking down over the subdivision. Although their primary aspect is across the plains and towards 

the coast one or two house of the proposed houses within the Outstanding Landscape Feature may 

become part of their middle ground views. This is as anticipated by the lifestyle zone. 

A small number of recreational walkers along the Otawa Trig Track may experience minor visual 

effects along the portion of the track between Te Puke Quarry Road and Wharetetarakeho peak. 

These effects will be the spread of lifestyle development and an increase of built modifications 

within views. However, being 1.25km distant, visual effects of the development on walkers of this 

track are of little consequence (see figure 12). 

Figure 12. The site from Whareotetarakeho peak (Richard Hart) 

In my opinion, the overall potential visual effects of the proposed subdivision are: 

• The subdivision is within views and vistas from the east. 

• The number of buildings will increase as the proposed lots are developed. 

• With an increase oft he built environment, the visual character of the landscape will 

continue transitioning from a rural aesthetic to lifestyle development. 

However, this shift to Lifestyle development in the area has been anticipated by the District Plan. 

I recommend that the visual effects of Lots 23-29 be mitigated through conditions for the following: 

• Planting and allowing the natural regeneration of areas of indigenous vegetation. Planting 

should enhance natural character and soften houses to ensure natural character dominates. 
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• Reflectivity of roofs and exterior cladding be restricted to <40% reflectivity colours so that 

buildings blend into the landscape. 

• Dwellings be no more than 6m high on Lots 25, 27 and 28. 

Lot 22 has an existing consented dwelling. 

Lots 23 and 24 are on north or west facing slopes and so oriented away from public view. Lot 29 is 

similarly screened from public view by the covenanted bush. Lots 23, 24 and 29 therefore do not 

require height controls. Low reflectivity colours will help ensure they have less effect on each other, 

neighbours and any viewers from above. 

Lifestyle zone provisions 
Excerpts from the Western Bay of Plenty District Plan section 17 regarding Lifestyle zones have been 

tabled below, alongside of comments relevant to the proposed subdivision . 

Excerpts from WBOPDP section 17 -lifestyle Comments 

Te Puke Lifestyle Zone 

Bounded by the Otawa Scenic Reserve and a 
large production forest block, this 374ha area 
offers opportunities for lifestyle living in close 
proximity to the town of Te Puke with good 
views over the plains to the east as the land 
rises into the hills. 

A structure plan is provided for a first stage to Not applicable for landscape. 
the south of Te Puke Quarry Road. The first 
stage area has capacity for over 100 dwellings. 
Development cannot proceed until necessary 
upgrading of intersections with the Te Puke 
Highway have been completed. There is 
currently no structure plan for the second stage. 

The Structure Plan provides for the upgrade of Proposed plantings help to screen earthworks 
local roads where significant development and blend the houses into the landscape, 
traffic will arise to increase the accessibility and reducing visual effects of the subdivision and 
safety of the area. There will be significant creating habitat for indigenous fauna . The 
landscape planting as part of any subdivision to natural regeneration of indigenous species is 
enhance the existing ecological and landscape encouraged. 
features of the area and to nestle 
buildings/structures into the backdrop of the 
ridge. The area will have a series of walkways By creating walkways through existing and 
within and through existing and newly planted newly planted areas, the area's landscape 
vegetation to encourage non-vehicular amenity is enhanced. 
connectivity. 

The area has been chosen to avoid the adverse 
effects of the existing quarry to the north east 
and go-cart track to the south west. 
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Excerpts from WBOPDP section 17- Lifestyle Comments 

17.1 Significant Issues 

1. The locations of the Lifestyle Zones The area of the proposed subdivision is already 
were chosen because of their proximity fragmented by lifestyle blocks, built 
to urban areas, to reduce the modifications and complex vegetation patterns. 
fragmentation of other more productive It is not intensively farmed. Although within the 
land in the District and to minimise the distant views haft of State Highway 2, the site is 
impact of lifestyle development in well removed from the State Highway network. 
general on the State Highway network. 
Each zone has particular needs to be 
addressed. 

2. The unique aspect and outlook afforded Planting of fill slopes will reduce erosion within 
by the steep terrain of much of the this steep terrain and will help t o mitigate 
zones, while desirable for character and adverse effects on the natural and landscape 
amenity, brings difficult geotechnical characters . 
issues to be considered. 

3. Development of the zones has the Two waterways and their associated tributaries 
potential to impact on ecological that feed into the Kopuaroa Canal and then into 
features of local significance such as the Kaituna River run through the site . 
wetlands, waterways and riparian Protecting and restoring the riparian margins 
margins. will be of positive ecological benefit . 

4. Protection of rural lifestyle character is To protect the rural lifestyle character, 
important if the zones are to remain landform and vegetation should remain 
high quality environments for lifestyle dominant. Built development should be 
locations. recessive (not prominent). 

Conditions are proposed within the 
Outstanding Natural Feature and Landscape 
(lots 23-29) to ensure buildings are recessive, 
and earthworks mitigated with suitable 
indigenous plant ing so that natural character 
dominates. 

17.5 matters of Control 

Council reserves control over the following 
matters for the Te Puke Structure Plan area, 
and may impose any necessary conditions on 
subdivision: 

(a) Protecting and enhancing areas of 
indigenous vegetation by: 
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Excerpts from WBOPDP section 17 - Lifestyle Comments 

(i) Enhancing the broader landscape 
pattern through a 'retire and The current landscape pattern of this backing 
restore' approach to the eastern escarpment is fragmented by buildings, 
face of the backing escarpment; shelterbelts and farm tracks. A 'retire and 

(ii) Providing a higher level of physical restore' approach would improve landscape 
linkage/connectivity between cohesion. 
existing areas of native bush, Existing areas of native bush on site have 
creating more viable corridors for potential for improved connectivity. 
the dispersal of native flora and 
fauna including invertebrates; 

(iii) Providing further habitat and year 
round food sources for native By selecting appropriate indigenous species for 
fauna, thereby attracting native restoration of the riparian margins and 
birdlife into the estate, providing mitigation of adverse effects across the site, 
food sources for sustained both the quality and the quantity of native 
populations and supplementing the fauna habitat is increased. 
existing resource provided by 
Otawa Scenic Reserve and remnant 
patches of bush; 

(iv) Providing separation, shelter and 
privacy between proposed Providing separat ion, shelter and privacy 
dwellings; through indigenous planting would benefit both 

(v) Reducing the cumulative impact future residents and the native ecology. 
and visibility of built form by Planting indigenous species and encouraging 
screening, softening and filtering all their natural regeneration as a backdrop to all 
buildings/structures and site house sites would create a more cohesive 
modifications as perceived by the landscape and connect the site into the broader 
broader community. Native landscape pattern of regenerating native bush 
vegetation should ultimately on the upper slopes of the Papamoa Hills. 
provide a backdrop to all house 
sites and become a more dominant 
feature on property as well as the 
skyline; 

(vi) Enhancing water quality in the 
permanent and ephemeral streams The protection and restoration of riparian 
within and flowing out from the margins and erosion prone lands has positive 
property through the provision of effects on water quality and associated wildlife 
greater vegetation cover along habitat, both on site and for the wider network 
riparian corridors and on steep of waterways. 
erosion prone lands, and retirement 
from grazing activity; 

(vii) Any matters listed in 5.6.1 . 

(b) Maintaining and enhancing rural landscape 
character by: 

Buildings to meet DP requirements for heights, 
(i) Carefully selecting the position of bulk and scale, with low reflectivity and 

proposed house sites, and 
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Excerpts from WBOPDP section 17 -lifestyle Comments 

controlling building/structure recessive colouring. 6m height limit suggested 
design; for buildings on Lots 25, 27 and 28. 

(ii) Focusing house clusters sites into The skyline ridges above (c. 150m) are 
the defined development areas unaffected. That is there is significant acreage 
shown on the Structure Plan; of higher land behind the subdivis ion as viewed 

(iii) Protecting open ridgelines; from SH2. 
(iv) Where possible, avoiding the 

disturbance or destruction of Houses are located on flatte r areas where 
archaeological sites; residents w ill be able to enjoy views. 

(v) Avoiding erosion or natural hazards 
or mitigating these hazards when Indigenous plant ing to mitigate erosion of f ill 
they cannot be avoided; slopes and st eep terrain is recommended. 

(vi) Ensuring house sites are sheltered 
from the prevailing westerly; Indigenous planting to provide shelter. 

(vii) Maintaining views for house sites; 
Where planting is requi red to mitigate house 
sites, low-growing indigenous shrubs are 
recommended in front of buildings to maint ain 

(viii) Any matters listed in 6.6.1. views with larger sh rubs and trees elsewhere. 

6.6.1. refe rs to sensitivity of the development 
to the natural landform, native vegetat ion and 

(c) Increasing the ability for the future ecological feat ures . 
community to experience the bush on a daily 
basis by a community walkway system The proposed walkway enhances the area's 
meandering through the bush areas allowing recreational amenity. Its route meanders 
direct contact with the bush and thereby adding through existing stands of QEII Trust Covenant 
recreational value. native bush, alongside permanent streams and 

through plantation forestry. Stretches of the 
(d) For the Te Puke Lifestyle Zone walkways wa lkway climb up to and along ridgelines, 
shall be provided by the developer with no giving t he walker extensive views across t he Te 
compensation payable. Puke plains and back to the Papamoa skyline . 

(e) Provision of appropriate potable water 
supply systems, including connection to public 
water networks where feasible . 

(f) Provision of fire fighting water supplies. 

(g) The application of financial contributions 
provided that any contributions shall be limited 
to the difference between the current level of 
such contributions and any contributions 
previously paid. 
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Conclusions & recommendations 
This assessment of landscape and visual effects is for Lots 23-29 of a proposed subdivision at 394a Te 

Puke Quarry Road. 

Situated on the lower slopes of the Papamoa Range, adjacent to the plains surrounding Te Puke and 

7.5km southwest of the Papamoa coastline, the site of the proposed subdivision is of an irregular 

and complex topography. Two waterways, which form a part of the Kaituna River catchment, run 

through the site. The vegetation cover is a variety of pasture, indigenous bush, plantation pine 

forestry and kiwifruit orchards. Existing modifications on site and adjacent to the site have begun the 

transition of the character oft he area from rural to lifestyle. 

The slopes above lOOm contour are of district significance, with the upper slopes of the site being 

within the Special Outstanding Landscape Feature 54 Designation. This Designation has been placed 

in the Western Bay of Plenty District Plan with intent to protect the broader landscape of the Otawa 

Scenic Reserve and the Papamoa skyline and to preserve the "important backdrop to the plains and 

coastal area between Papamoa and Maketu" (Western Bay of Plenty District Plan, Appendix 2). 

The potential landscape and visual effects from the subdivision are: 

• Effects on natural character 

• Effects on the Outstanding Landscape Feature 

• Effects on views and visual amenity 

Effects of lots 23-29 of the subdivision on the natural character of the Landscape and on views and 

visual amenity are: 

• The earthworks for building platforms and vehicle accessways will have some effect on the 

landform. 

• The built environment will become more prominent with more buildings proposed. 

• The visual character of the landscape, which currently is transitioning from a rural aesthetic 

to lifestyle development, will become a more built and less rural environment. 

The balance of the subdivision on the lower eastern slopes of the Papamoa Hills has equivalent 

effects as viewed from the east. 

There are also potential positive effects: 

• Protection and enhancement of the waterways through fencing off and indigenous 

revegetation of riparian margin and associated increased area of indigenous planting. 

• Development of ecological links, within and connecting beyond the site including improved 

quality and quantity of wildlife habitat. 

• Development of recreational walkways. 

Although there are some adverse effects of the development of lots 23-29 on the natural character 

of the landscape and on views and visual amenity, there are some positive effects. 

The proposed subdivision is not within an area of high natural character and the surrounding 

landscape has already begun to be broken up by existing lifestyle development modifications. This 

transition to Lifestyle character has been anticipated by the District Plan. The effects of lots 23-29 on 

the natural character and visual amenity of the Outstanding Natural Feature and Landscape are 

acceptable. 
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Effects of the subdivision on the Outstanding Landscape Feature are at worst minor because: 

• The skyline and the integrity of the Otawa Scenic Reserve are unaffected. 

• The house sites within the Outstanding Landscape Feature are visually no more prominent 

than lots that face east towards Te Puke outside the Outstanding Natural Feature and 

Landscape. 

• There are existing houses and modifications within the Outstanding Landscape Feature and 

above the proposed house sites that are already visually prominent. 

This assessment concludes that the Otawa Scenic Reserve and Papamoa skyline are unaffected by 

the proposed subdivision. When subjected to site specific landscape assessment, the Outstanding 

Landscape Feature Designation 54 boundary at the lOOm contour is somewhat arbitrary and the 

proposed house sites within this zone are not much different to the rest ofthe lifestyle zone. The 

effects of the lots 23-29 within the Special Outstanding Landscape Feature Designation 54 can be 

suitably mitigated. 

Lot 22 is an existing consented recent development so conditions are not required . 

Recommendations 
The following conditions of consent are recommended for Lots 23-29, being those lots within the 

Special Outstanding Landscape Feature Designation 54 and the subject of this assessment: 

• Planting of indigenous vegetation to soften and mainly screen earthworks for building 

platforms and driveways, and to nestle buildings into the landscape and ridge behind. They 

also to provide separation, shelter and privacy between proposed dwellings and help create 

a backdrop outside the Outstanding Natural Feature and Landscape. As the building 

locations and design are unknown, a landscape plan shall be lodged with the building 

consent application showing mitigation for earthworks and to ensure nature dominates and 

buildings and structures are not prominent. 

• Height restriction of 6m for Lots 25,27 and 28 only. 

• Lots 23, 24, 26 and 29 heights to be in accordance with the District Plan 18.4.1(a) i.e.9m . 

• Buildings surfaces shall be of low reflectivity colours; that is less than 40% reflectivity of all 

roofs and exterior surfaces for all buildings within the Outstanding Natural Feature and 

Landscape being lots 23-29. Colours within Groups A & B BS 5252 are more recessive. 

• Protection and restoration of riparian margins by retiring from grazing, fencing out and 

planting with indigenous species. 

• Provision of a landscape plan (Lots 23-29) at building consent stage. The landscape plan is to 

show trees and massed planting that integrates proposed housing into the setting. 
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Assessment of Landscape & Visual Effects- Lots 23-29, 394a Te Puke Quarry Rd 
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1. Introduction 

Stratum Consultants Ltd (Stratum) has been engaged by "394 Te Puke Quarry Road" 
to carry out a geotechnical assessment for the proposed rural subdivision at 394 Te 
Puke Quarry Road, Te Puke (the site) . 

The purpose of this report is to assess the geotechnical suitability of the proposed 
subdivision and provide geotechnical recommendations for the development of the 
house sites. 

This report is intended to be used as part of the documentation to be submitted to the 
Western Bay of Plenty District Council to support the resource consent application for 
the proposed subdivision . A geotechnical completion report will be prepared on 
completion of the subdivision earthworks. 

2. Site Description 

The site spans across five properties, four of which contain an existing dwelling, 
located at 394 Te Puke Quarry Road , Te Puke. The properties are legally described 
as Lot 1 and Lot 2 DP 480490, Lot 3 DP 494117, Lot 4 DPS 76569 and Lot 5 DP 
477769, with areas of approximately; 9.27 ha, 3.27 ha, 23.65 ha, 10.64 ha, 0.79 ha 
respectively . 

The majority of the site has moderate to steep slopes, which are being used for 
pastoral and forestry purposes, whereas the gently sloping areas typically have 
kiwifruit orchards or dwellings on them. The slopes are typically associated with steep 
gullies, with small streams found at the base. Table 1 gives a summary of slope angles 
near the house site within each lot. 

Table 1: Slope angle within the vicinity of the lot's house sites 

Slope Angle 

Less than 1 oo (Shallow) 

11 o to 24 o (Moderate) 

Greater than 25° (Steep) 

Lot# 

3, 17,18,30, 32 

8, 12, 19, 20,23 , 24, 25,26,27 

1, 2, 5, 6, 9, 10, 11 , 13, 14, 15, 16, 28, 
29, 31 

Note: Lot 4, 7, 21 and 22 are not mentioned as they contain existing dwellings. 

The topography of the site is shown indicatively by the 1Om contour lines on Figure 1 
below. 

There are several existing farm tracks and bridges within the site that provide access 
to the house sites. 

415542-M-E-C001 - FINAL.docx 3 
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Figure 1: Site Location 

3. Proposed Subdivision Development 

The subdivision consists of the creation of 32 lots (Lots 1 to 32) , a reserve (Lot 33) , a 
lot for the common access way (Lot 34) and a lot for a walkway (Lot 54). As previously 
stated, there are existing dwellings within Lot 4, 7, 21 and 22 . An existing shed is 
present within Lot 31 . 

The proposed subdivision is shown on the scheme plan by Stratum Consultants Ltd, 
drawing 415542-T-P-0002, sheet No. 3, issue A, dated 5 July 2018, attached in 
Appendix B. 

There is no reticulated stormwater or sewer near the site. 

The existing tracks will be upgraded as required for the proposed development. The 
existing access to proposed Lots 13 to 15 and Lot 6 DP 494117 currently runs along 
the spur ridge in Lot 16, which is to be diverted to the gully to the north-west of the 
house site. Several walkways are also proposed as part of the development. 

We understand that the subdivision earthworks will include development of prepared 
building platforms within the proposed house sites. 

4. Published Geology 

The regional geological map1 indicates that majority of the site is underlain by the 
Otawa Formation which generally comprises of hornblende and pyroxene basaltic 

1 GNS Science, Geology of the Rotorua Area, Scale 1:250,000, 2010 
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andesite to dacite lavas and volcan ic breccia. 

The geological map indicates that the ridge in the western corner of the site is underlain 
by the Papamoa Formation which generally comprises basaltic andesite to dacite 
ignimbrite. 

It is expected that volcanic ash deposits overly these sequences. 

Also mapped are Holocene deposits within the low-lying eastern corner of the site. 
This material is present to the east of the house sites in Lots 13 and 14 and beyond 
the eastern boundary of Lot 15. 

There are no known active faults located in the vicinity of the site. The nearest fault is 
located 1.2km to the east and classified as inactive. 

5. Site Investigation 

Subsurface investigations, consisting of seventy-one hand auger boreholes (HA 1 to 
HA71) including hand shear vanes and seven Scala penetrometers, were conducted 
by Stratum between 5 September 2017 and 14 December 2017. 

The hand augers were advanced to the target depth of between 1.0m to 5.0m below 
ground level (bgl). 

The investigations were conducted at the locations shown on the test location plan 
presented in Appendix C. Borehole logs and test results are also included in Appendix 
C. 

Other subsurface investigations involved four soakage tests which involved drilling four 
1 OOmm holes to the target depths of 1.5m to 4.0m bgl. The soakage tests (ST) were 
carried out by filling the soak holes with water, then monitoring the drop of the water 
level at regular intervals. The four test locations can be separated into two separate 
groups; tests conducted on elevated sites or on sloping ground (ST 1, 3 & 4) and a 
test conducted on low lying gently sloping ground (ST 2). The investigations were 
conducted at the locations shown on the test location plan presented in Appendix D. 
Borehole logs and soakage test results are also included in Appendix D. 
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6. Site Conditions 

6.1. General 
The ground conditions encountered in the subsurface investigations were reasonably 
consistent. See Table 2 below for a summary of soil conditions within each lot. 

In general, layers of silt, clayey silt, sandy silt and occasional silty sand and sand were 
encountered below the topsoil (and fill where encountered), inferred to be recent 
volcanic ash deposits. 

Underlying these layers, the Hauparu Tephra was encountered, which generally 
contains pumiceous sand and gravel held in a silt matrix. It is generally low strength 
and when worked tends to expel water from the pumiceous grains, further weakening 
the cohesive silt matrix. 

The Hauparu Tephra was underlain by layers of pumiceous gravel, silty sand , 
pumiceous sand and sand to the base of the boreholes. 

Groundwater was encountered at the toe of the slope below the house site in Lot 1 at 
a depth of 1.0 m below the surface. The groundwater table was not encountered in the 
other locations, which is consistent with the elevated nature of the house sites. It is 
expected that perched groundwater may be present within the layered deposits after 
periods of heavy rain. 

The subsoil class of the site has been assessed as a Class D 'Deep or Soft Soil' site 
in terms of NZS 1170.5:2004. 

Lot specific descriptions can be found below the table for lots where the ground 
conditions varied from the general sequence. 
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Table 2: Summary of lot subsoil conditions 

Subsoil Conditions (depth to base of layer, metres) ·-
Lot Silt/Clayey Silt/Sandy Pumiceous Gravel, Silty 

Hauparu No: Topsoil Fill Silt occasional Silty Sand, Pumiceous Sand, 
tephra 

Sand and Sand Sand 

1 0.3 - 2.0 3.5 5.0* 

2 0.5 - 2.0 2.2 3.0* 

3 0.5 0.8 3.0 3.2* 

4 Existing Dwelling 

5 0.3 0.6 2. 1 3.0* 

6 0.2 0.5 1.6 3.0* 

7 Existing Dwelling 

8 0.4 - 1.8 2.0 3.0* 

9 0.5 - 2.0 2.3 3.0* 

10 0.4 0.8 1.6 3.0* 

11 0.3 - 1.5 2.4 3.0* 

12 0.4 - - 2.1 3.0* 

13 0.4 - 1.8 3.0* 

14 0.3 1.1 2.4 3.0* 

15 0.4 0.6 2.4 - 3.0* 

16 0.2 0.4 1.4 - 3.0* 
17 0.3 - 2.7 3.0* 

18 0.2 0.3 2.5 3.0* 
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Subsoil Conditions: 
Lot Silt/Clayey Silt/Sandy 
No: Hauparu 

Topsoil Fill Silt occasional silty 
sand & sand 

Tephra 

19 0.4 0.8 2.3 3.1 

20 0.2 - 2.2 3.0* 

21 

22 

23 0.4 - 2.0 2.4 

24 0.3 0.5 2.5 3.0* 

25 0.2 - 1.1 2.2 

26 0.4 0.6 2.2 3.0* 

27 0.2 - 1.5 3.0* 

28 0.2 - 1.1 3.0* 

29 0.2 0.4 1.7 3.0* 

30 0.3 - 2.3 3.0* 

31 0.1 0.4 1.5 3.0* 

32 0.2 1.3 2.8 3.0* 

-
' .- -

Pumiceous Gravel, Silty Comments: -
Sand, Pumiceous Sand, 

Sand . ·-

5.0* 

Existing Dwelling 

Existing Dwelling 

3.0* 

3.0 

Variable Conditions. Refer Section 6.6 below. 

Buried topsoil was encountered from 0.5- 1.3 m. 

Where ground conditions varied across the house site, depths stated are the shallowest depth of the base of the layer. 
* : Maximum depth of subsurface investigations, rather than base of layer. 
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6.2. Lot 1 
The ground conditions encountered in the subsurface investigation near the Lot 1 
house site were reasonably consistent, however, the boreholes near the crest of the 
slope (BH 3 and BH 6) showed there was soft to stiff filling down to 1.2 m big . The 
boreholes leading down to the base of the slope indicates the original land surface was 
eroded down by the stream to create the existing slope, with the upper layers of the 
typical sequence missing on the lower slopes. Groundwater was encountered at 1.0 m 
big at the toe of the slope. 

6.3. Lot 2 
Boreholes conducted on either side of the spur ridge within Lot 2 showed variation in 
ground conditions. The western boreholes (BH 8 and BH 9) found the typical ash 
sequence comprising stiff to very stiff sandy silts and silts overlying the Hauparu 
Tephra. However on the eastern side the same sequence was not seen. Instead, firm 
to stiff silt was encountered overlying topsoil and sand down to 0.7 m big. 

6.4. Lot 15 
The subsurface investigation did not encounter Hauparu Tephra, instead, firm to very 
stiff silts, sandy silts and clayey silts were underlying the topsoil to 2.1 m bgl. Beneath 
this , silty sand and sand was found until the termination depth at 3.0m bgl. 

6.5. Lot 16 
Variation from the typical sequence was found within these boreholes. One of the 
boreholes encountered fill, including a buried topsoil layer down to 0.4m bgl. 
Underlying this was very loose sands down to 0.8m. Very stiff to hard silts were 
encountered below this sand with dense to very loose pumiceous sands and very stiff 
pumiceous silts being encountered below. 

6.6. Lot 31 
Boreholes within this house site encountered filling underlying the topsoil in places. In 
the north-eastern boreholes (BH 64 and BH 67) a very stiff silt is encountered below 
the fill , extending down to the Hauparu Tephra. Stiff to very stiff pumiceous silts and 
sandy silts were encountered in the other boreholes (BH 65 and BH 66), underlain by 
very loose pumiceous gravel and pumiceous sand from 0.9 m to 1.5 m bgl. Beneath 
this the Hauparu Tephra was observed. 

7. Geotechnical Assessment 

7.1. Slope Stability 

7.1.1. General 

We have undertaken a qualitative stability assessment for the site based on review of 
site observations, aerial photographs, GIS data and investigation results in order to 
assess the risk of slope instability. 

As discussed in Section 2 and summarised in Table 1, the house sites and surrounding 
areas have various slope angles. The risk of deep seated failures is considered to be 
low at the locations of the proposed house sites. While most slopes appear to be stable 
in the short term, some instability was observed. There is considered to be a moderate 
risk of shallow instability in the long term on the steeper slopes, in some cases 
combined with stream erosion along the toe of the slope. Lot specific requirements are 
discussed below. 
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It is recommended that the slopes are planted with deep rooting vegetation to reduce 
the likelihood of shallow slope failures. 

No filling should be placed on or above the steep slopes. No additional cuts should 
take place at the toe of steep slopes, unless adequately retained. 

7.1.2. Lots 3, 17, 18, 30 and 32 

Slopes within these lots are have angles less than 1 oo within the house site and the 
immediate surrounding topography. These are typically located within existing kiwifruit 
orchards and are suitably setback from any overland flow paths or steep slopes. Based 
on the soil profile encountered, site gradients and aerial photographs we consider that 
the risk of slope stability near the nominated house site within these lots to be low. 

7.1.3. Lots 1, 6, 8, 10, 11, 12 and 15 

House sites within these lots are situated on slopes of varying angles with sloping 
ground above and below. The majority of these slopes are grassed, with pines present 
inLot15. 

It is recommended that development of these house sites incorporates the sloping 
nature of the site, e.g. by using a split-level building with retaining walls integral to the 
building or using a piled floor system that sits out over the existing slope. Any proposed 
cut or fill batters greater than 0.5m in height will need to be retained by an engineer
designed wall. 

A steep slope is present to the south-east to north-east of the house sites in Lots 10, 
11 and 12, part of a gully to the east of these lots. The height and steepness of these 
slopes and presence of slips have been considered to provide a minimum building 
offset, as given in Table 3 below. 

Shallow slips were noted near the south-eastern boundary of Lot 10, north-east of Lot 
11 and eastern boundary of Lot 12. The slip along the farm track on the boundary of 
Lot 10 and 11 had been recently reactivated due to the large amount of rain within the 
last 6 months. The slip has created a head-scarp at the top of the steep slope with 
mass soil movement evident from the fencing being moved as shown in Photo 1 The 
steepness of this slip and ability to be reactivated has been taken into account while 
determining the offsets. 

The slip on the eastern boundary of Lot 12 is above a farm track which has been cut 
into the slope, as shown in Photo 2. This slip is deemed localised and poses no major 
risk to the house site. We recommend the slope above the cut farm track is battered 
back at a 2:1 (2 horizontal to 1 vertical) to reduce the likelihood of further instability. 
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Photo 1: Head-scarp of slip on south-eastern border of Lot 10. Photo facing north. 

7.1.4. Lots 9, 19, 25, 27, 28 and 31 
House sites within these lots are situated on the top of a ridge or above slopes of varied 
angles below. Due to the steep slopes below some of these house sites, a minimum 
building offset has been assessed, as shown in Table 3. 

It is expected that some of these house sites will be cut down as part of the subdivision 
works. The building offsets will be reviewed in the geotechnical completion report. 

The slip discussed in Section 7.1.3 for Lot 10 also borders the eastern boundary of Lot 
9, and has therefore being taken into account for the Lot 9 building offset. 

7.1.5. Lots 5, 20, 26 and 29 
House sites within these lots are typically on a spur ridge or terrace, with sloping 
ground below and in some cases above. The height and steepness of the slopes have 
been considered to provide a minimum building offset given in Table 3 below for slopes 
of concern. 

The house site within Lot 26 is situated below a steep slope, which has an overall 
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gradient of less than 25°. The slope is deemed to have a low likelihood of slope failure 
due to the relatively shallow gradient. Furthermore, the proposed house site is situated 
away from any debris flow paths. Therefore, the risk of slope instability or inundation 
of debris from the above slope affecting the proposed house site is considered to be 
low. 

7.1 .6. Lots 13 and 14 
The house sites within Lots 13 and 14 are located on a spur ridge near the toe of the 
slopes leading down to the plains around Te Puke. Slopes above these house sites 
are grassed and relatively steep with no signs of past instability. The house sites are 
located at the base of ridgelines with overland flow paths running either side, which is 
expected to divert any debris from instability further upslope away from the house sites. 

Any proposed cut or fill batters will need to be retained by an engineer-designed wall. 

7.1 .7. Lot 2 
The house site in Lot 2 is situated on the end of a narrow ridge with a steep slope to 
the south-east and moderate to steep slopes to the west. A slope stability analysis has 
been conducted which indicates that the required offset from the south-eastern slope 
(approximately 15m) would encroach the proposed house site. Specific engineered 
design (e.g. of deepened foundations and/or slope stabilisation measures) will 
therefore be required for any proposed buildings within the Lot 2 house site to reduce 
the risk of slope stability. 

It may also be possible to located proposed buildings to the north-east of the house 
site, where the ridge becomes wider. Additional investigations and design inputs would 
be required . 

7.1.8. Lot16 
The house site in Lot 16 is situated on a narrow spur ridge with steep slopes to the 
south-east and moderate to steep slopes to the north-west. During the site walkover, 
it was noted that fill had been pushed over the crest of the slopes below the house site. 
Due to this , tension cracking was visible along the crest of the slope with minor 
localised slips within the fill, as shown in Photo 4 below. 
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Photo 2: Lot 16 crest, showing tension cracks within filling. Photo taken facing south. 

A slope stability analysis has also been conducted for this lot which concluded that 
there is insufficient area available with an acceptable factor of safety. Specific 
engineered design (e.g . of deepened foundations and/or slope stabilisation measures) 
will therefore be required for any proposed buildings within the proposed house site. 

7.1.9. Summary 
Specific design of earthworks, foundations and/or stabilisation measures will be 
required for development of the house sites in Lot 2 and 16. The proposed realignment 
of the access track to the west of Lot 16 will also need geotechnical inputs to ensure 
the earthworks are designed and carried out to maintain the stability of the access way 
and house site above. 

The slopes in the vicinity of the majority of the house sites (excluding the steep gully 
to the east of Lots 9 to 12 and fill in Lot 16), appear to be stable. However, some 
restrictions are required in the location of the house sites in case of shallow instabi lity 
on the steeper slopes. 

Table 3 below provides offsets from various slopes to define where the house site 
should be located to reduce the risk of slope instability to acceptable levels. The offsets 
are given relative to the crest of the slope or slopes within the vicinity of the house site. 
Except for Lots 2 and 16, the location of the house sites as shown on the scheme plan 
typically already achieves the required offsets. If required, building restriction lines will 
be confirmed in the geotechnical completion report . 

Table 3: Offsets from slopes. 

House Site Offset to crest of slope below 
Lot 2 Specific Engineering Design 
Lot 5 5m (south_} 
Lot 9 20m (east) 
Lot 10 18m (south-east) 
Lot 11 19m (east) , 12m (south-west) 
Lot 12 15m (south-east and east) 
Lot 16 Specific Engineering Design 
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Lot 19 20m (north-east) 
Lot 20 5m (west), 1Om (north-east) 
Lot 26 18m (north-east), 15m (south) 
Lot 27 1Om. (south-east) 
Lot 28 12m (north and east) 
Lot 29 18m (south slope), 5m (east), 5m (north) 
Lot 31 8m (north-east) 

7.2. Foundation Bearing Capacity 

7 .2.1. Unsuitable Soils 

Any existing fill encountered within the building platform should be considered 
unsuitable for founding on and will need to be removed along with the topsoil. 

The natural soils typically comply with the definition of 'good ground', however a 
minimum 0.8m depth of competent younger ashes is required between the base of the 
footings and top of the Hauparu Tephra to avoid disturbing this sensitive material. 

Since it is expected that most lots will require some earthworks to prepare the house 
sites, maximum cut depths have been supplied in the lot specific recommendations 
attached in Appendix E. Additional lot specific requirements are given below. 

7.2.2. Lots 1, 2, 6, 8, 9, 11 to 13, 17, 18, 20, 23 to 25 and 27 to 31 

The natural soils were typically of sufficient strength to provide a geotechnical ultimate 
bearing capacity of 300 kPa (1 00 kPa allowable bearing capacity). These lots are 
therefore considered to be suitable for foundation design in accordance with NZS 
3604:2011 . 

7.2.3. Lots 3, 5, 10, 14, 19, 26 and 32 

These lots have natural soils which were typically of sufficient strength to provide a 
geotechnical ultimate bearing capacity of 300 kPa (100 kPa allowable bearing 
capacity). However, due to containing 0.6 m or greater depth of uncontrolled fill within 
the house site they do not comply with the definition of 'good ground' as per NZS 
3604:2011. 

Shallow ground improvement or deepened piles will therefore be required, as 
discussed in Section 8.2. 

7.2.4. Lots 15, 16, 19, 30 and 31 

The site investigation results indicate that the surficial soils do not comply with the 
definition of 'good ground' as per NZS 3604:2011 "Timber Framed Buildings". 

Soils within these lots were variable in strength and did not reach the bearing capacity 
criteria specified in NZS3604:2011. Therefore, a specific engineered design or shallow 
ground improvements will be required, as discussed in Section 8.2 below. 

7.3. Settlement 

The natural soils beneath the house sites are normally consolidated, and no organic 
or compressible soils were encountered (excluding topsoil and surficial filling). Based 
on the soils identified and soil strength testing carried out, the anticipated loads from 
the houses are unlikely to exceed the allowable settlement limit of 25mm given in 
NZS3604:2011, provided the bearing capacity of the shallow soils is not exceeded. 
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