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2 
Koning Family Trust, Raglan – Statement of Evidence by Joshua James Hunt 

Introduction 
1. My full name is Joshua James Hunt. I am a Landscape Architect and Senior Principal of 

Wayfinder Landscape Planning and Strategy. I hold the qualification of Bachelor of 

Landscape Architecture (Honours) from Lincoln University and am a registered member 

of the New Zealand Institute of Landscape Architects. I have practised as a Landscape 

Architect for the past 10 years. 

2. I have undertaken assessments throughout New Zealand for both public and private 

clients on a variety of topics including; infrastructure, marine farms, regional parks 

development, public walkways, retirement villages, subdivision design guides, and been 

involved in the preparation of four District-wide Outstanding Natural Landscape 

Assessments in the North Island. This has provided an excellent foundation for 

considering landscape and visual amenity effects while also keeping me up to date with 

landscape assessment best practice.   

3. I am part of the Wayfinder team that has been tasked with preparing a landscape and 

visual effects assessment for the proposal, as well as consolidating the relevant 

parameters of the wider project team information into the Preliminary Development 

Plan for the Koning property.  I undertook a site visit on 6 October 2020 in order to 

document the site and surrounding environment, as well as develop an understanding 

of the landscape character south of Raglan. The landscape assessment, which has 

accompanied the Koning Family Trust submission, has been prepared in conjunction 

with the wider Wayfinder team including; Shannon Bray (Principal/Director of 

Wayfinder and former President of the NZILA) and Elizabeth Burn (Landscape 

Architect).  
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4. The Assessment packaged includes a written technical Landscape and Visual Effects 

Assessment, a Viewpoint Location Document and a Preliminary Development Plan 

Document.  

5. I have read and agree to abide by the Environment Court’s Code of Conduct for Expert 

Witnesses as specified in the Environment Courts Practice Note 2014. This assessment 

that accompanied the application and this evidence are within my area of expertise, 

except where I state that I rely upon the evidence of other experts, in which case I have 

acknowledged that reliance. I have not omitted to consider any material facts known to 

me that might alter or detract from the opinions expressed.   

Preliminary Development Plan 
6. A development plan has been prepared in collaboration with the various project team 

experts so that land development and use following the proposed rezoning will be 

undertaken in a manner that promotes high-quality urban expansion, while enhancing 

community interaction and elevating the unique identity of this coastal area. The 

development plan provides for the; 

• enhancement of ecological connections through and beyond the site; 

• creation of an east-west connection (pedestrian and vehicle) between Wainui and 

Te Hutewai Rd that will provide for a Ngarunui Beach to Rangitahi Peninsula 

corridor; 

• recognition and protection of existing archaeological heritage features; 

• a development pattern which acknowledges on site geotechnical constraints; 
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• identification of high level character areas, which will allow for an intentional

response to the setting while retaining the existing character of the surrounding

area.

7. The Preliminary Development Plan has explored ways in which to avoid and remedy

effects in the first instance. Primarily it provides an outcome that avoids development

on the steeper landforms of the site, and allows these to be planted in order to extend

wider vegetation patterns. Additionally, these gullies will help to break the

development up into clusters, and through detailed design it will be possible to reflect

on the varying landscape character across the site.

8. In this sense, it is my opinion that the Preliminary Development Plan provides for

appropriate residential development of the site. However, it is recommended that 

control of detailed design be managed through the development of a structure plan 

that sits within the District Plan.

Effects Assessment 
9. The multidisciplinary team approach that I have been part of has considered

development across the proposed rezoning site. The proposed rezoning represents a

considerable change to the existing land use, however this change is already taking

place in the nearby area. The Preliminary Structure Plan responds to the existing site

characteristics and provides for site enhancement opportunities which help to mitigate

adverse effects and anchor the development into the landscape. The overall adverse

effects on the physical landscape are considered to be moderate.



 
 
 

5 
Koning Family Trust, Raglan – Statement of Evidence by Joshua James Hunt 

10. Based on my effects assessment for this proposed rezoning, the viewing audience is 

considered to be rather limited, with the following adjacent properties being identified 

as having a low-moderate adverse effect on visual amenity;  

• Wainui Rd - Numbers 331A, 331B, 335, 339A, 349, 355, 371, 377, 381, 385A, 

385B, 393 & 404; 

• Te Ahiawa Rd - Number 1; and 

• Te Hutewai Rd - Numbers 165A & 165B. 

Conclusion 
11. The main purpose of this Brief of Evidence is to reinforce the conclusions that I made in 

the Landscape and Visual Effects Assessment, dated 11 February 2021. In my opinion, 

the potential adverse effects arising from this proposal on landscape and visual matters  

range from very-low to moderate.  

 

12. The key reasons for supporting this application, in relation to landscape and visual 

effects, include that:  

a) The site is well screened from the wider area by the natural landform; 

b) The site is directly adjacent to residential zoning which will provide for urban 

development in the immediately surrounding rural landscape; 

c) The majority of the site is already within an 'Indicative Urban Limit' which seeks to 

provide a more compact urban form; 

d) The proposal will provide vehicle and pedestrian connectivity by linking Wainui Rd 

and Te Hutewai Rd (and possibly even then connecting up across to the southern 

end of the Rangitahi Peninsula development); 
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e) The site is naturally backdropped by landforms with greater elevation and 

development on this site will not compromise the appreciation of the Mt Karioi 

Outstanding Natural Landscape further south. 

f) The site does not contain any areas of High, Very High or Outstanding Natural 

Character, nor does it have any identified Significant Natural Areas (SNA's). 

 

13. A transition from the current rural land use toward an urban context, in the vicinity of 

the site, is already anticipated. This is as a result of the existing residential zoning 

abutting the north-east corner of the site, along with the Indicative Urban Limit (Future 

Proof Strategy, Waikato 2070 and PWDP). The proposed rezoning of this site to 

residential will clearly alter the present rural snapshot, however recognition of the site 

context and characteristics will result in an integrated development which positively 

contributes to Raglan and its surrounds.   

14. The proposal will naturally retain areas of open space (due to geotechnical constraints 

and existing gullies). The Preliminary Development Plan has responded to the site 

through a master-planned approach, the development will be staged as demand 

presents itself, the development will reflect the natural landforms and ecological 

systems, it will contribute to desirable lifestyle options in the area and has the 

opportunity to provide good vehicle, cycling and pedestrian cross-connectivity between 

existing and consented developments.   

Joshua Hunt 

17 February 2021 



Attachment 1 

Wayfinder Landscape Planning & Strategy Raglan Rezoning Landscape and Visual 

Effects Assessment, February 2021 
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Introduction 

Wayfinder Landscape Strategy and Planning (Wayfinder) has been engaged by the Koning Family Trust and 

Martin Koning (the Client) to provide a landscape and visual effects assessment in relation to the 

landscape effects that will arise from their submission to the Proposed District Plan. The submission 

(Submitter #658) is essentially to rezone an area of rural/coastal farmland to Residential Zoning. The 

property is located on the south-west outskirts of the Raglan township and spans between Wainui Rd and 

Te Hutewai Rd.  

The assessment concludes that in our opinion, the key benefits of the proposed Residential Rezoning, from 

a landscape perspective, primarily relate to existing site qualities, being a development location which: 

• is well screened from the wider area by the natural landform; 

• is directly adjacent to residential zoning; 

• is already predominantly within an 'Indicative Urban Limit' which seeks to provide a more 

compact urban form; 

• is naturally backdropped by landforms with greater elevation; 

• will not compromise the appreciation of the Mt Karioi Outstanding Natural Landscape (further to 

the south); 

• does not contain any areas of High, Very High or Outstanding Natural Character, nor does it have 

any identified Significant Natural Areas (SNA's); and 

• provides a significant opportunity for wider community connectivity by linking Wainui Rd and Te 

Hutewai Rd (and possibly even then connecting up across to the southern end of the Rangitahi 

Peninsula development). 

The multidisciplinary team approach that we have been part of has considered development across the 

proposed rezoning site, with our assessment of landscape and visual effects identifying adverse effects 

ranging from very-low to moderate. In response to the potential landscape and visual effects we have 

developed a Preliminary Development Plan that will appropriately guide residential development in this 

area.  

Methodology 

A site visit was undertaken on 6 October 2020 with the Client and BBO planning consultant, where we 

drove and walked across the property and nearby area. Time was also spent that day in the wider area 

developing an understanding of the transition between urban, coastal and rural character, along with the 

contextual relationship that the submission site has with the Raglan township. Site photographs were 

collected to document the existing environment and a representative selection is contained in Appendix 2.  

Following the site visit we undertook a desktop review of the planning and historical context, and began 

developing a Preliminary Development Plan (attached as Appendix 3). This document sets out an overview 

of the context of the proposal, drawing on advice prepared by others as follows: 

• Planning (Bloxam Burnett and Olliver); 

• Geotechnical (CMW Geosciences); 

• Archaeological (Sian Keith Archaeology Ltd); 

• Ecological (Ecology New Zealand); and 
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It then brings the elements of this context together into a Preliminary Development Plan that suggests 

how development across the site could be achieved in a way that best avoided or remedied potential 

effects (across the full range of disciplines, including landscape). It sets out potential areas for residential 

development, as well as mapping vehicle and pedestrian connections across the site, and sets out areas for 

ecological restoration that link to a wider biodiversity strategy.  

Following the completion of the Preliminary Development Plan, this assessment of landscape and visual 

effects was prepared. This assessment has been undertaken in line with the NZILA Best Practice Note 10.1, 

in conjunction with advice from the Quality Planning Website. The process of undertaking an assessment 

of landscape and visual effects can generally be outlined as having three overarching stages. This includes 

a description and characterisation of the existing environment (i.e. baseline), identification of the 

magnitude of change (i.e. proposal), and the determination of the resultant effects (i.e. effect). Within this 

is also a consideration of the statutory framework, consideration of potential sensitivities to the proposal 

that the receiving environment may have and also the intended mitigations measures included as part of 

the proposal. 

The potential level of effect arising from the proposal has been identified using a 7 point scale as follows:  

Very Low, Low, Low-Moderate, Moderate, Moderate-High, High, Very High 

Examples of how these effects ratings can be applied are contained within Appendix 1. 

Background Information 

There are a number of other professional disciplines which have contributed to the existing identification 

od site characteristics. Information extracted from their respective reports has been included below, 

where it contributes to site context and potential development opportunities/constraints.  

Planning 

The proposed site is promarily located within the Rural Zone of the Operative District Plan. The land east of 

Te Hutewai Rd, and a small portion of the site, is contained within the Coastal Zone. The north-eastern 

boundary of the site abuts the existing extent of the Residential Zone (although not yet developed), while 

the remainder of the northern boundary and the entirety of the southern site boundary are adjacent to 

the Rural Zone. There is also a stretch of six Country Living Zone properties which share the western 

boundary with the submission site.   

While the District Plan zoning does influence the intensity of coastal lifestyle development that has 

extended out along Wainui Rd (west of the Riria Kereopa Memorial Drive intersection), it is clear that the 

areas character is a response to underlying landform pattern, rather than the zoning. For example the 

development contained along Wainui Rd, Upper Wainui Road, Te Ahiawa Rd and Earls Place has a unifying 

character, despite being located across four seperate zones.  

Under the Proposed Waikato District Plan as notified, the Koning Land is zoned Rural Zone, and a Coastal 

Environment overlay has been applied to the site and surrounding area.  
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The planning assessment and project coordination has been undertaken by Bloxam Burnett and Olliver, 

including preparation of the original submission on behalf of the Koning Family Trust.  

One of the drivers for the proposed residential rezoning is in relation to the material demand for 

additional dwellings within proximity to Raglan. This demand has been identified and addressed within the 

original Planning Submission by Bloxam Burnett and Olliver (and the subsequent planning evidence by 

Aidan Kirkby-McLeod as well as the economic evidence by Insight Economics), and although analysis of 

residential growth patterns is beyond the scope of this landscape and visual effects assessment, it is an 

important contributing factor in determining the appropriateness of the proposed rezone. Insight 

Economics have identified that “both the Council and community need to actively consider any credible 

proposals to help bring more land and dwellings to the market to meet ongoing growth in demand”, while 

noting significant economic benefits and an absence of any obvious adverse economic effects associated 

with the proposal1.  

The higher-level analysis of growth management has been identified within the ‘Future Proof Strategy’ 

prepared for the Waikato region2, which has identified Raglan as one of the key sub-region growth areas. 

The key features associated with the Raglan growth management area includes3;  

• Seaside settlement that maintains the established desirable character of the Raglan coastal 

environment.  

• Destination town.  

• High number of holiday houses.  

• Residential growth is expected to occur due to coastal lifestyle, proximity to Hamilton and 

technological and transport improvements.  

• Better public transport and improved opportunities for walking and cycling. 

Additionally, the Indicative Urban Limit (IUL) contained in, the 2017 Future Proof Strategy, has been 

transferred into the Proposed Waikato District Plan and includes a large proportion of the submission 

property.  The Waikato Regional Policy Statement Plan adopts the Future Proof Growth Strategy for the 

Waikato District (however is yet to be updated to reflect the 2017 version of that document). In addition, 

the Waikato District Council’s Waikato 2070 Growth and Economic Development Strategy indicates 

residential development in and around the Koning land in the long term. It is noted that these limits are 

only indicative, and this provides the opportunity for development analysis through structure planning, in 

a manner that is currently being undertaken by the Koning Family Trust. When reviewing the current 

extent of the Raglan IUL, it is considered logical to also include (at a minimum) the balance of the Koning 

Family Trust land that has been suggested for Rezoning. This additional pocket of land on the eastern side 

of the submission site has a similar context and proximity to Raglan as the land on the western side of the 

submission site. It is also positioned on the downward slope side of the Significant Natural Area (SNA) 

which visually backdrops views looking south. 

 

1 Statement of Evidence – Fraser James Colegrave, Extent of Residedntial Rezoning at Raglan. 4 Feb 2021. 

2 Future Proof Strategy: Planning for Growth – November 2017 

3 Future Proof Strategy: Section 6.2 
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Cultural 

There has been extensive Māori occupation within the surrounding landscape and recognition of the 

cultural value is important, with a number of important cultural sites in the surrounding area. Large areas 

of nearby land are within Māori ownersip4. Of particular note are the Poihakena Marae and Te Kopua 

Whanau Camp, which are positioned approximately 1km north of the submission site at the harbours 

edge. Furthermore, the land directly abutting the north-eastern boundary of the submission property is 

within Maori ownership.  

It is acknowledged that at this stage consultation with tangata whenua has not been undertaken and a 

cultural assessment has not informed the Preliminary Development Plan document (Appendix 3). 

Archaeological 

The archaeological assessment, prepared by Sian Keith Archaeology Ltd, identifies the distribution of paa 

sites within the wider area as primarily being along the coastal fringe and waterways. In relation to existing 

cultural values, there are a number of significant features in the nearby context. 

With regard to the specific submission site, the recommendations are to; undertake consultation with 

tangata whenua, preserve the existing pit site, and include a programme of subsurface investigations prior 

to any bulk earthworks for two identified midden sites and other areas of potential archaeological 

significance.  

The Assessment of Effects section of the Archaeological assessment contains the most pertinent 

information in relation to influencing the Development Plan for the site and states that5; 

The study area landscape is set back c.300m from the more favourable coastal locations. Based on 

current information, it is thought that these locations are less likely to have been the focus of 

permanent pre-European settlement. There are no known pa sites, kainga, or urupā within the project 

footprint which could be affected by the proposed zone change. 

Three sites have been recorded, two represent (as a minimum) shell fish processing and/or 

consumption areas (middens) and the third crop storage (pit site). Such site types are some of the most 

common types of pre-European archaeological evidence. Additional sites may be present but not 

currently visible. The proposal is likely to see some modification to one or more of these recorded sites. 

Intrusive archaeological investigations (i.e. test trenching) can be the only way to confidently determine 

the presence/ absence of archaeological sites, and the extent of archaeological activity.  

No evidence has been gathered to suggest that there are sites of exceptional archaeological value 

located within the zone change proposal. Of the sites identified, the pit storage site is currently thought 

to be in good condition and would be worth preservation within any future subdivision plans. The 

remaining sites, and areas of interest, should be investigated in advance of any future development. 

 

4 whenuaviz.landcareresearch.co.nz 

5 Archaeological Assessment: Koning Family Trust, Raglan. Section 11.2, Pg 34.  
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Ecological  

An opportunities and constraints assessment has been undertaken by Ecology New Zealand6. In relation to 

terrestrial ecology, the combination of on-site observatinons and a desktop analysis has resulted in the 

identification of dominant vegetatino systems and existing fauna (lizard, bats, avian). The freshwater 

ecology of the site was also assessed, with the key ecological functions of the submission property streams 

focusing on hydraulic function, biogeochemical function and habitat provision function.  

The historic vegetation cover was identified as predominantly kahikatea-pukatea-tawa forest7 and this 

information, in conjunction with the identified plants on-site8 could be used to influence future native 

restoration across portions of the submission site. There is also the opportunity to link ecological values of 

the application site to the identified Significant Natural Area that is positioned on the neighbouring 

property to the south.  

It has been identified that the existing vegetation corridors on-site provide only lower quality habitat for 

native skinks and geckos9 and improving this habitat should be considered as part of the sites 

comprehensive development. The on site waterways and wetlands also contribute to the habitat for native 

birds and fish.  

Interestingly, the cracked and broken exotic tree species within the site (pine, gum and blackwood) are 

actually suitable for hosting native bats10. Although the removal of exotic trees is quite a common 

development response in areas seeking vegetative restoration, it is important to note that (at least in the 

interim) they can provide value to other components of the endemic ecosystem (e.g. bat habitat) and that 

consideration of potential flight paths is important. 

Overall, the ecological assessment concludes that the submission site provides no ecological constraints to 

development and has “the ability to not only protect existing ecological features but to enhance and extend 

them as part of the proposal”11. A list of recommendations and a list of opportunities is also included which 

provides a clear indication of anticipated outcomes for future development12 

 

6 Ecology New Zealand Limited: Opportunities and Constraints Assessment 

7 Ibid – Section 3.1, Pg 6. 

8 Ibid – Appendix B. 

9 Ibid – Section 3.2.1 Herpetofauna 

10 Ibid – Section 3.2.2 Bats 

11 Ibid – Section 6 Summary 

12 Ibid – Section 5 Opportunities and Constraints 
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Geotechnical 

The underlying geology of the area is primarily a result of historic volcanic activity of the now extinct Mt 

Karioi volcano and other nearby volcanic activity13, with the majority of the submission site having been 

identified within the Okete Volcanic Formation14. This has resulted in a predominant ridgeline trend where 

the ridgeline orientation descends in elevation via a radial pattern centered on Mt Karioi. At the 

submission property this pattern is highlighted by the series of ridgeline/gully fingers which run parrallel 

with the adjacent alignment of the Ahiawa Stream and Wainui/Te Hutewai Roads. The volcanic materials 

are underlain by mudstone and limestone bedrock. 

A Preliminary Concept Plan15 identified areas of planting, open space and farmland in conjunction with the 

proposed residential development. However, subsequent investigations have determined the extent of a 

high geotechnical hazard (slope stability), along with expected soft ground areas and also areas of only low 

geotech hazard, and intermediate hazard areas which can be remediated.  

The most significant hinderance on development has been the identification of the High Geotechnical 

Hazard, which consist of a subsurface void within the limestone 15m below ground and extending to a 

possible depth of 45m16 beneath the largest High Geotechnical Hazard area. The key conclusion being that 

cost associated with suitable mitigation of this areas (for development) would be uneconomic. However, 

the land outside of that particular High Geotechnical Hazard is understood to be appropriate for 

residential development provided that further geotechnical work is undertaken during the detailed design, 

construction and certificaation phases.  

Urban Design Protocol & NPS Urban Development 

The New Zealand Urban Design Protocol provides a platform for implementing better towns and cities 

through the consideration of core concepts relating to urban design. Overall, there are seven qualities 

(referred to as the 7 C’s) which include; Context, Character, Choice, Connections, Creativity, Custodianship 

and Collaboration. While all seven of these identifeid components contribute to positive outcomes for 

urban development, in the context of the Koning Family Trust Submission, it is considered that 

‘Connectivity’ is a significant opportunity associated with this location.   

Connections 

• creates safe, attractive and secure pathways and links between centres, landmarks and 

neighbourhoods  

• facilitates green networks that link public and private open space  

• places a high priority on walking, cycling and public transport  

 

13 CMW Geosciences: Koning Land Holdings Proposed Plan Change – Section 6.1.1 

14 CMW Geosciences: Koning Property – Section 5.1 

15 CMW Geosciences:Koning Property – Appendix A: Schematic Development Plans 

16 CMW Geosciences: Koning Property – Section 6.5.1 
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• anticipates travel demands and provides a sustainable choice of integrated transport modes  

• improves accessibility to public services and facilities  

• treats streets and other thoroughfares as positive spaces with multiple functions  

• provides formal and informal opportunities for social and cultural interaction  

• facilitates access to services and efficient movement of goods and people  

• provides environments that encourage people to become more physically active. 

 

The ability to provide for appropriate connections, both internally and externally of the site, will become a 

key factor when assessing the landscape character of the submission site and the the overall benefit that 

can be provided through the rezoning of this land. The wider context is important as the submission sites 

interaction with existing vehichle, pedestrian, cycling and other recreational (e.g. horse trails) routes will 

begin to expose benefits for the community as a whole.  

Possibly the most obvious connection benefit, associated with the Koning Family Trust submission site, is 

in relation to providing an east-west connection. At the south-western extent of Raglan’s urban form, 

three key access roads (Wainui Rd, Te Hutewai Rd and Opotoru Rd) all divert south in a disconnected 

manner. This disconnect is a result of the existing roading pattern conforming to the ridgeline landform 

pattern of the surrounding area. By utilising the Koning Family Trust Property, a link could be provided 

between the southern extent of the Rangitahi Peninsula development (Opotoru Rd) through to Ngaranui 

Beach.   

It is also worth identifying that the National Policy Statement on Urban Development was introduced in 

August 2020 and requires Councils to give effect to the objectives and policies contained within it. This 

includes enabling greater intensification (height and density) in high demand areas, considering outcomes 

relating to housing affordability, and accommodating urban growth through Future Development 

Strategies. The Koning Family Trust property is well positioned to respond to this direction.  

Landscape Character Assessment 

Raglan is a small (approximately 3500 people) coastal township positioned near the entrance to 

Whaingaroa (Raglan) Harbour, located 35km west of Hamilton City. The town is located at the end of State 

Highway 23, with the palm tree lined main street of Raglan directing views out across the harbour. Public 

walkways wrap around the coastal edge of the town and link, via a pedestrian bridge, across to the Raglan 

Holiday Park and Raglan Airstrip which are located on their own narrow peninsula. The town and 

surrounding area represent a quintessential kiwi beach lifestyle that is renowned for its creativity, café 

culture and exceptional natural resources (the sea and surf breaks in particular).  

Wainui Road starts in the Raglan town centre and travels south west out to Ngarunui Beach and Manu Bay. 

At the western extent of the existing Raglan residential form, Te Hutewai Rd splits from Wainui Rd and 

passes alongside the Raglan Golf Club before getting to the submission property. Wainui Rd continues 

from the Te Hutewai Rd intersection and passes; Poihakena Marae, the estuary, the Te Kopua Whanau 

Camp turnoff and Wainui Reserve Bush Park before arriving at the western entrance to the submission 

property.  
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From the Raglan town centre, pedestrians are now capable of walking all the way out to Ngarunui Beach 

(over 4km) along roadside pathways and public walkways. This highlights the existing level of walkability in 

the surrounding area, with the existing walkways being well utilised.  

Beyond the Wainui Reserve Bush Park there is a continuation of residential occupation along Wainui Road, 

with discrete clusters of development such as Whale Bay and Upper Wainui Rd, while Te Ahiawa Rd is a 

more recent residential development close to the western extent of the submission property. These 

residential areas represent an existing development trend where residential properties splinter off along 

plateaux, with natural separation and a degree of openness being retained by the incised valley structure 

of the natural landform pattern. This pattern is highlighted by the Elevation Map located on page 13 of the 

Preliminary Development Plan Document.  

The proposal site is approximately 3km south-west of central Raglan and 1km east of Ngarunui Beach, 

located on rolling hills between Wainui Rd and Te Hutewai Rd, and is currently operated as a dairy farm by 

the Koning Family Trust. The property also includes a portion of land in close proximity to the oxidation 

ponds, however a 300m setback has been applied which excludes this area of the property from the actual 

development site. A series of photographs taken from the wider area (which are part of a series of site 

photographs contained in a separate document, Appendix 2: Viewpoint Location Document) looking back 

toward the proposed site, with the visible portion of the site indicated in light green. 

Based on the site observations and initial landscape assessment, the area surrounding the application site 

has been grouped in to four high level character precincts which includes urban, amenity, coastal and 

rural, which are illustrated on page 16 of the Preliminary Development Plan Document, and described as 

follows: 

• Urban Character Area – The Raglan settlement forms the bulk of this character area. The density is 

typical of a small New Zealand settlement, with a central business hub (around Bow Street) and 

residential development spreading outward. The residential development pattern is consistent 

with the sequence of historic quarter acre sections which have, over time, been further 

subdivided. This character area contains a range of public amenities such as the Town Hall, School, 

Museum, shops and restaurants/cafes and components such as formed roads, roadside parking, 

curb and channel edges, mown berms, street signs, power poles, lampposts and footpaths, are all 

common commonplace within this character area. It is also noted that it appears the streetscape 

has retained a degree of openness throughout the Raglan urban area through the use of a 30m 

wide road reserve in many locations, as opposed to a standard 20m road reserve.    

• Amenity Character Area – This Amenity character area comprises the Rangitahi Peninsula and the 

open slopes around the northern end of Te Hutewai Road (including the Golf Course) and has an 

interesting juxtaposition of expansiveness and containment. The degree of expansiveness is due 

to the gradual rise of the landform extending up toward Mt Karioi, which affords views across the 

series of creeks which connect to the Whaingaroa (Raglan) Harbour. At the same time, this area is 

relatively well sheltered by the surrounding landforms, which in my opinion results in a higher 

degree of pleasantness (and therefore perception of amenity). This location does not experience 

the same brutal exposure to the ocean that occurs on the nearby coastal character area. This 

character area includes the land in the north eastern corner of submission site as well as the 

existing primary dwelling.   
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• Coastal Character Area – This Coastal character area wraps along the coastline and into the 

harbour. This includes the first ridgeline running parallel with the water’s edge and the associated 

lifestyle development accessed along the Wainui Rd spine. Public access throughout this character 

area is extensive, both overland and along the series of beaches. From the elevated positions 

overlooking the coast, there is a high degree of exposure and wildness which defines this coastal 

setting. Proximity to the beach is a key factor of the existing level of development. This character 

area extends into the western side of the submission site.  

• Rural Character Area – This Rural character area is the productive landscape extending south from 

the harbour. It includes the three designation sites of wastewater (M52), landfill/refuse transfer 

(M50) and reservoir/water treatment (M90). The landform characteristics are similar to the 

surrounding areas, however the enclosure from ridgelines and the dominant land use define this 

area. It forms the central portion of the submission site and merges with the adjacent productive 

land to the south. 

 

Natural Character 

The NZ Coastal Policy Statement requires identification of areas of at least high natural character (Policy 

13). In order to know where the relevant NZCPS provisions apply, it is common for Councils to map the 

inland extent of the coastal environment. In this instance, the proposal site is included within the Coastal 

Environment overlay of both the Operative and Proposed Waikato District Plans, however the site does 

not contain any areas of high, very high, or outstanding natural character.  

The proposed rezoning is not considered to result in adverse effects on identified natural character values. 

Furthermore, the site does not contain any Significant Natural Areas (SNA’s)  or any outstanding natural 

landscape/features that would warrant additional consideration under the NZCPS.  

Proposal and Preliminary Development Plan 

The site area being considered for rezoning as part of this proposal consists of approximately 63ha of land. 

The proposal (as outlined within the Koning Family Trust submission to the Proposed Waikato District Plan) 

is to rezone the site to Residential. In order to illustrate that this proposal is both feasible and desirable for 

the District, the Koning family have sought expert advice and input from a number of disciplines. This 

advice has been summarized within the Preliminary Development Plan (Appendix 3) document which is 

discussed further below.   

The intention of the development plan for this site is to ensure an appropriate urban and landscape 

response for the proposed development. This will inform the location of developable land (free from 

geotechnical constraints), protection of on-site heritage features (e.g. archaeological sites), provision of 

vehicle/bicycle/pedestrian connectivity (both within and beyond the site), and that will enhance the 

existing ecological and open space values of the area.  

This is to be undertaken in a manner that promotes urban expansion, while enhancing community 

interaction and elevating the unique identity of this coastal area. The development plan provides for; 
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• enhancement of ecological connections through and beyond the site; 

• creation of an east-west connection (pedestrian and vehicle) between Wainui and Te Hutewai Rd 

that will provide for a Ngarunui Beach to Rangitahi Peninsula corridor; 

• recognition and protection of existing archaeological heritage features; 

• A development pattern which acknowledges on site geotechnical constraints; 

• High level character area identification, which will allow for an intentional response to the setting 

while retaining the existing character of the surrounding area. 

In all situations, the development areas across the site are intended to respond to the site conditions and 

topography. Additionally, each of the three identified character areas within the site are intended to have 

a distinct typology which references the overarching character of the surrounding environment.  

At this stage, the intention is to provide a yield of around 300-400 dwellings, with the potential for 

individual lot sizes to be sought down to the minimum size of the standard residential zone, being 450m2.   

The Preliminary Development Plan provides for the following character components, as an indication of 

how development of each character area could be implemented: 

Coastal Character Implementation 

This area most readily responds to the development that has occurred along the Wainui Rd extent. A 

design response would include; wide open berms, stormwater running into swales (e.g. no 

curb/channel), informal native coastal planting along the roadside, limited street lighting and readily 

available links to the coastal walking network immediately west of the site.   

Rural Character Implementation 

This area is adjacent to the rural productive landscape further to the south. It is backdropped by an 

east-west running spur yet retains views north due to the topography. A key component of this 

character area is the retention of open space. This could be achieved through; the strategic 

positioning of lots and roads to allow for expansive views, a simple mown road verge, informal 

planting configuration, building setbacks from the road reserve, reduced levels of street lighting, 

natural drainage solutions through open swales and open gullies, clustering of development on 

plateaus, utilization of valleys to provide a degree of development separation, connection to wider 

trails and a consistency of rural fencing styles.  

 Amenity Character Implementation 

The area is visually connected to the open space amenity afforded by the golf course and estuary 

inlet beyond. This is the most typical urban response to residential development across the site. It is 

anticipated that it will include; a highly manicure road verge, a formalized planting arrangement, 

defined street trees, street lighting, curb and channel formed road, individual fencing styles, and 

footpaths on each side of a relatively confined carriageway.  

The preparation of the Preliminary Development Plan has been undertaken with the knowledge of the 

submission by David Peacocke (PWDP Submitter #428) on behalf of Ohinewai Land Limited. One of the 
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relevant parts of Mr Paecocke’s submission is the request to provide for additional growth area west of 

Raglan in order to link the Rangitahi Peninsula through to Te Hutewai Road and then on to Wainui Road.  

The suggested Future Growth Area is the submitters suggested extension to the Indicative Urban Limit 

(from the Future Proof Strategy) and has been was included on a map within Submission #428 (Figure 1). 

You can see that this suggests a linkage between Te Hutewai Rd and Wainui Rd through the Koning Family 

Trust land in a manner commensurate with what is being proposed in the Preliminary Development Plan 

document.  

  
FIGURE 1: SUBMISSION #428 – SUGGESTED FUTURE GROWTH AREA AND INDICATIVE COLLECTOR ROAD 

Visual Catchment and Viewing Audience 

The proposal site is not considered to be a visually prominent location. It is relatively well contained by the 

surrounding landform and is positioned down on the lower to mid slopes of the north of the prominent Mt 

Karioi landform.  

During the initial site visit, views back toward the proposal site from the adjacent and wider area were 

assessed. The series of photographs contained within the Viewpoint Location Document (Appendix 2) are 

considered to be a representative selection of obtainable views. The viewpoints can be generally grouped 

into three areas. This includes: 
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• Nearby viewpoints west of the site (Viewpoints A-F); 

• Nearby viewpoints north and east of the site (Viewpoints G-L); and 

• Distant viewpoints north-east of the site (Viewpoints M-P). 

The selected viewpoints in closer proximity to the application site primarily relate to potential private 

views obtained from properties along Wainui Rd and Te Ahiawa Road. Nearby public views are obtainable 

from the elevated Ngarunui Beach roads and the Raglan Golf Course, while distant public views are 

possible from Raglan township. Additionally, Viewpoints Q-X have been taken from on the application site 

looking out. 

Overall, the viewing audience is considered to be relatively limited. There are adjacent nearby residential 

properties which currently obtain static views toward/across the proposal site17, while the public views 

obtained are generally transitory in nature and obtained from wither the nearby roads, golf course or 

public walkways. The viewing audience currently experiences a rural productive use across this site 

(pastoral) and having the majority of the site already within the IUL (noting that we consider that the 

entire property should be within that growth overlay), assists with an expectation of a transition from a 

rural to urban land use in the near future.  

Assessment of Landscape and Visual Effects 

LANDSCAPE EFFECTS 

The proposed rezoning will transition the rural character toward an urbanised character. When 

considering the current demand for additional residential areas within the region, it would appear 

inevitable that greenfield areas on the fringe of existing settlements are the next desirable location for 

comprehensively planned intensification. One of the benefits of this site is that existing landscape features, 

such as the ridges/gullies and geotechnical constraint areas, naturally require separation of development. 

This is illustrated in the Preliminary Development Plan (Appendix 3) by the eight distinct clusters (C1, C2, 

R1, R2, R3, R4, A1 & A2). The result being an impression of a lower density development which has large 

areas of open space woven into the site structure. Additionally, the land north of the site will remain as an 

open space buffer (around the oxidisation ponds).  

In order to minimise the impact on the landscape, a number of recommendations have been outlined by 

the project team’s geotechnical, archaeological and ecological experts. At a high level, these have been 

factored into the configuration of the site within the Preliminary Development Plan, and will be further 

refined at the detailed design and construction phase, should the site be rezoned to residential. The 

construction of building platforms, roads, housing and private gardens are all going to have a physical 

effect on the site and, as a result, an effect on the existing landscape character. Although the required 

earthworks are considered to be relatively limited, the change in land use to an urban setting will 

fundamentally alter the landscape.   

To assist this transition, the site layout has responded to the landform with development areas having 

been positioned on the more gently sloped ridge/plateau areas and with the suggested road alignment 

 

17 These properties include; Wainui Rd 331A, 331B, 335, 339A, 349, 355, 371, 377, 381, 385A, 385B, 393, 404, as well as 1 Te Ahiawa Rd. 
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locating gully crossings to minimise effects on natural drainage. The adverse effect associated with 

earthworks is considered to be mitigated through the design considerations which have informed the 

Preliminary Development Plan, while the rehabilitation of streams/wetlands and extensive native 

revegetation (habitat creation) will contribute to a significant ecological benefit on the site that also 

improves the amenity values of the area. 

In regard to the association that this site has with Raglan township, one of the Raglan characteristics which 

contributes to the vibrancy of this community is that the urban centre has a well-connected pedestrian 

relationship with the harbour. This is despite the restrictions to access that typically result around naturally 

established harbours, due to the complex series of inlets and bays. This connectivity is, in large part, due to 

a few key bridge linkages which provide easy access between the roads and coastal edge, as well as 

between landforms. This characteristic of easy access (e.g. Urban Design Protocol - Connections) is 

something that represents a tangible opportunity for the proposal site which can further provide 

pedestrian permeability throughout the wider area.  

The proposed rezoning represents a considerable change to the existing land use, however this change is 

already taking place in the nearby area. The Preliminary Development Plan responds to the existing site 

characteristics and provides for site enhancement opportunities which help to mitigate adverse effects 

and anchor the development into the landscape. Therefore, the overall adverse effects on the physical 

landscape are considered to be moderate.   

VISUAL EFFECTS 

Landscape is an all-encompassing concept that combines the biophysical, perceptual and associational 

characteristics of a location, whereas an effect on visual amenity is often directly tied to a specific 

viewpoint that has been altered. In this situation, visual effects assessment is concerned with identification 

of the affected properties whose views will fundamentally change as a result of this proposed residential 

development in what is currently a pastoral setting. It is these potential visual effects that will be 

addressed in more detail below.  

The site is surprisingly well contained by the natural landform of the area, and despite having some 

elevated plateaus, the Viewpoint Location Document helps to illustrate the limited visibility of the proposal 

site. The representative viewpoints have been grouped into three categories in order to address similar 

potential changes to views. The proximity of an observer to the proposed change generally correlates with 

the sensitivity that they have to change, with the closest locations experiencing potentially the greatest 

sensitivity.  Once again, it is considered that change in this landscape is inevitable and that the existing 

rural land use cannot be expected to remain.   

Viewpoints A-F 

Viewpoints A & B are located within the elevated public areas of the Ngarunui Beach area. These two 

views are representative of views looking east, back toward Raglan, however it is important to 

acknowledge that at these locations it is the far more expansive coastal views out to the west which 

command the viewers attention. Although the predominantly rural views will be altered, the proposal will 

be accommodated by the receiving environment. The site remains backdropped by distant landforms and 

the slope, on site west of the existing main house, will remain relatively free from development due to the 

identified geotechnical constraints.  
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Viewpoints C & D represent views from the slightly more elevated positions along Wainui Rd and Te 

Ahiawa Rd which have existing coastal development. There is an existing ridgeline which is located 

primarily on the property immediately to the south of the proposal site which acts to screen the majority 

of the site from view. The most prominent area of the site in view is the existing main house site. In both 

situations, there is the distant context of Raglan township visible beyond the proposal site. 

Viewpoints E & F are located along Wainui Rd west of the proposal site. Viewpoint E obtains a view 

through to the wider property between two lifestyle sections, while Viewpoint F (located at the Wainui 

Reserve Carpark) cannot obtain a view to the site.  

Overall, the adverse effects on public locations from these representative viewpoints is considered to be 

Very Low. There will be a few opportunities for more obvious changes to the existing scene from 

properties which adjoin the proposal site, however the degree of separation afforded by the Te Ahiawa 

stream helps to reduce the effect. The adverse effects are considered to be low-moderate on the private 

viewpoints for neighbouring properties abutting the site and Low on other nearby neighbouring properties 

which obtain views across the site.   

Viewpoints G-L 

Viewpoints G & H are located to the north of the site along Wainui Road. From these locations the view 

toward the proposed development is seen across the oxidisation ponds, with the site being backdropped 

by higher areas of land beyond. The existing landform does well to screen much of the site and the 

extensive planting around the ponds help provide a visual buffer in the midground.  

Viewpoint I is looking toward Mt Karioi from the beginning of Te Hutewai Road at Raglan’s current western 

urban extent. From this location the proposal site is not in view.  

Viewpoints J & K are from along Te Hetewai Rd and from the Golf Course driveway. A small portion of the 

site is within view, however the landform of Mt Karioi dominates the scene and backdrops the proposal 

site. The existing knoll which has the main dwelling is the most prominent portion of the site. It is worth 

identifying that the majority of farmland west of Te Hutewai Rd is contained within a current Residential 

Zone.  The properties of 165A and 165B Te Hutewai Rd are adjacent to the eastern extent of the site and 

will have part of their view change as part of the proposed rezoning. Views down toward Omahine Creek 

will be retained and the adverse effect is considered to be low-moderate on these two properties.  

Viewpoint L is positioned within the new Rangitahi Peninsula development. Although not directly in view, 

this viewpoint looks across the Omahine inlet. Only a small portion of the site is within view, being the area 

od site east of Te Hutewai Rd as well as the existing primary dwelling site. There is some lifestyle 

development in view to the left of the scene, the golf course and clubrooms to the right of the scene and 

of course Mt Karioi dominating the backdrop of this landscape.  

Overall, the adverse effects on these viewpoints from public locations are all considered to be very low 

(with no change for Viewpoint I), while private static viewpoints may increase to a Low level of adverse 

effect. The proposed change will result in a greater intensification of residential development, however 

the site has an ample capacity to absorb the visual change due to limited visibility of the site from the 

surrounding area and the existing Residential Zoning abutting the site (which anticipates a greater level of 

urbanisation).  
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Viewpoints M-P 

The collection of Viewpoints M, N, O & P are considered representative of more distant views obtainable 

from closer to the heart of Raglan. These locations include views from the Raglan Area School, an elevated 

residential area and the coastal fringe walkway around the Raglan town centre. The existing primary 

dwelling is the most readily visible feature of the proposal site. The expansion of urban character onto the 

site will easily integrate with the surrounding residential development in the foreground from these views.  

Overall, these more distant views are readily able to accommodate the proposed residential zoning change 

as the development will result in very low adverse effects from both public and private viewpoints. 

Visual Effects Summary 

The number of properties that will potentially experience an adverse visual effect is very limited. While the 

proposed rezoning will change the existing views across the property, the implementation of clustered 

development areas and the creation of distinct character precincts (as indicated by the Preliminary 

Development Plan) is considered to help mitigate adverse effects and retain the existing development 

trends of the area. A limited number of abutting properties are the most likely to observe the resulting 

change, however retention of open space areas throughout the site, along with their elevation which 

allows these properties views down toward the harbor, will assist with this transition. The following 

properties are considered to have potential adverse effects that are Low-Moderate: 

• Wainui Rd - Numbers 331A, 331B, 335, 339A, 349, 355, 371, 377, 381, 385A, 385B, 393 & 404; 

• Te Ahiawa Rd - Number 1; and 

• Te Hutewai Rd - Numbers 165A & 165B. 

Overall, the adverse effects on visual amenity are considered to range between very low and low-

moderate, depending on proximity and the likelihood of private static views.  

Mitigation 

Based on the assessment undertaken above, the viewing audience is rather limited. In addition, as outlined 

earlier, expansion of residential development around the periphery of Raglan is both planned for and 

currently occurring.  

Nevertheless, the Preliminary Development Plan has explored ways in which to avoid and remedy effects 

in the first instance. Primarily it provides an outcome that avoids development on the steeper landforms of 

the site, and allows these to be planted in order to extend wider vegetation patterns. Additionally, these 

gullies will help to break the development up into clusters, and through detailed design it will be possible 

to reflect on the varying landscape character across the site.  

In this sense, it is our opinion that the Preliminary Development Plan provides for appropriate residential 

development of the site. However, it is recommended that control of detailed design be managed through 

the development of a structure plan that sits within the District Plan. 
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Conclusion 

A transition from the current rural land use toward an urban context, in the vicinity of the site, is already 

anticipated. This is as a result of the existing residential zoning abutting the north-east corner of the site, 

along with the site being partially within the Indicative Urban Limits contained in the Future Proof Growth 

Strategy 2017  and within the growth areas identified in the Waikato 2070 development strategy. The 

proposed rezoning of this site to residential will clearly alter the present rural snapshot, however 

recognition of the site context and characteristics will result in an integrated development which positively 

contributes to Raglan and its surrounds.   

As such, it is concluded that: 

• The site is well screened from the wider area by the natural landform; 

• The site is directly adjacent to residential zoning which will provide for urban development in the 

immediately surrounding rural landscape; 

• The majority of the site is already within an 'Indicative Urban Limit' which seeks to provide a more 

compact urban form; 

• The proposal will provide vehicle and pedestrian connectivity by linking Wainui Rd and Te Hutewai 

Rd (and possibly even then connecting up across to the southern end of the Rangitahi Peninsula 

development); 

• The site is naturally backdropped by landforms with greater elevation and development on this 

site will not compromise the appreciation of the Mt Karioi Outstanding Natural Landscape further 

south. 

• The site does not contain any areas of High, Very High or Outstanding Natural Character, nor does 

it have any identified Significant Natural Areas (SNA's). 

Overall, the proposal will naturally retain areas of open space (due to no build areas that avoid 

geotechnical constraints and existing gullies). The Preliminary Development Plan has responded to the site 

through a master-planned approach, the development will be staged as demand presents itself, the 

development will reflect the natural landforms and ecological systems, it will contribute to desirable 

lifestyle options in the area and has the opportunity to provide good vehicle, cycling and pedestrian cross-

connectivity between existing and consented developments.   

 

 

 

 

Joshua Hunt 

NZILA Registered Landscape Architect
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Appendix 1: Effects Ratings 

The following table outlines the scale of effects used within this assessment. Rather than duplication of 

this table for both Landscape Effects and Visual Amenity Effects, the conjunction ‘or’ has been used within 

the table to provide for either of these two effect assessment categories. It is noted that while the primary 

consideration is typically in relation to negative effects of a proposal, effects can also be neutral or 

positive.  

 

Very High 

Total loss/modification of key elements / features / 

characteristics, i.e. amounts to a fundamental change of 

landscape character or visual amenity. 

Significant Effect 

 

High 

Major loss/modification or loss of most key elements / 

features / characteristics, i.e. substantial change to the pre-

development landscape character or visual amenity. 

Significant Effect 

 

High-

Moderate 

Loss/modification of several key elements / features / 

characteristics of the baseline, 

i.e. the pre-development landscape character or visual 

amenity remains evident but is distinctly changed. 

More than Minor 

Effect 

 

Moderate 

Partial loss/modification to key elements / features / 

characteristics of the baseline, i.e. new elements may be 

prominent but not necessarily uncharacteristic within the 

receiving landscape or views. 

More than Minor 

Effect 

 

Low-Moderate 

Minor loss/modification to one or more key elements / 

features / characteristics, i.e. new elements are not 

prominent or uncharacteristic within the receiving 

landscape or views. 

Minor Effect 

 

Low 

No material loss/modification to key elements / features / 

characteristics. i.e. modification or change is not 

uncharacteristic and integrates seamlessly within the 

receiving landscape or views. 

Less than Minor 

Effect 

 

Very Low 

Little or no loss/modification to key elements / features / 

characteristics of the baseline, 

i.e. approximating a ‘no change’ situation that is barely 

discernible. 

Less than Minor 

Effect 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

www.wayfinder.nz 

 

 

http://www.wayfinder.nz/


www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 1

Koning Family Trust

Koning Family Trust
146 Te Hutewai Road, Raglan

Raglan Rezoning
Viewpoint Location Document 

February 2021



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 02

Koning Family Trust

Location Map
Raglan Rezoning

Revision 01

Scale 1:12,500

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

SITE

Legend

Viewpoint A

Viewpoint B

Viewpoint C

Viewpoint D

Viewpoint E

Viewpoint F

Viewpoint G

Viewpoint H

Viewpoint I

Viewpoint J

Viewpoint K

Viewpoint L

Viewpoint M

Viewpoint N

Viewpoint O

Viewpoint P

Viewpoint Q

Viewpoint R

Viewpoint S

Viewpoint T

Viewpoint U

Viewpoint V

Viewpoint W

Viewpoint X


NORTH



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 03

Koning Family Trust

Viewpoint - A
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 11:15am

Lattitude: 174°49’59.886” E

Longitude: 37°48’58.212” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 04

Koning Family Trust

Viewpoint - B
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 11:11am

Lattitude: 174°49’53.658” E

Longitude: 37°49’6.75” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 05

Koning Family Trust

Viewpoint - C
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 12:13pm

Lattitude: 174°49’43.152” E

Longitude: 37°49’32.808” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 06

Koning Family Trust

Viewpoint - D
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 12:17pm

Lattitude: 174°50’2.382” E

Longitude: 37°49’31.884” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 07

Koning Family Trust

Viewpoint - E
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 12:19pm

Lattitude: 174°50’16.416” E

Longitude: 37°49’7.812” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 08

Koning Family Trust

Viewpoint - F
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 12:20pm

Lattitude: 174°50’19.656” E

Longitude: 37°49’3.81” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location (N/A)



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 09

Koning Family Trust

Viewpoint - G
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 12:02pm

Lattitude: 174°50’54.504” E

Longitude: 37°48’42.246” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 10

Koning Family Trust

Viewpoint - H
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 11:59am

Lattitude: 174°50’58.872” E

Longitude: 37°48’43.14” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 11

Koning Family Trust

Viewpoint - I
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 11:54am

Lattitude: 174°51’31.47” E

Longitude: 37°48’36.912” S

Camera: Canon 6D

FoV: 74o (24mm Lens) 

Reading Distance: 232mm

Photo Details

Site Location (N/A)



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 12

Koning Family Trust

Viewpoint - J
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 11:55am

Lattitude: 174°51’30.654” E

Longitude: 37°48’52.458” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 13

Koning Family Trust

Viewpoint - K
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 11:52am

Lattitude: 174°51’33.108” E

Longitude: 37°48’57.654” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 14

Koning Family Trust

Viewpoint - L
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 12:31pm

Lattitude: 174°51’59.064” E

Longitude: 37°48’57.672” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 15

Koning Family Trust

Viewpoint - M
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 12:36pm

Lattitude: 174°52’4.11” E

Longitude: 37°48’22.89” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 16

Koning Family Trust

Viewpoint - N
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 12:47pm

Lattitude: 174°52’22.17” E

Longitude: 37°48’19.506” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 17

Koning Family Trust

Viewpoint - O
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 12:52pm

Lattitude: 174°52’0.396” E

Longitude: 37°48’20.772” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 18

Koning Family Trust

Viewpoint - P
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 1:02pm

Lattitude: 174°52’1.164” E

Longitude: 37°48’1.098” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details

Site Location



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 19

Koning Family Trust

Viewpoint - Q
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 10:37am

Lattitude: 174°51’16.392” E

Longitude: 37°49’17.172” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 20

Koning Family Trust

Viewpoint - R
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 11:38am

Lattitude: 174°51’11.556” E

Longitude: 37°49’14.904” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 21

Koning Family Trust

Viewpoint - S
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 11:30am

Lattitude: 174°51’11.382” E

Longitude: 37°49’14.838” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 22

Koning Family Trust

Viewpoint - T
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 10:32am

Lattitude: 174°50’55.968” E

Longitude: 37°49’27.912” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 23

Koning Family Trust

Viewpoint - U
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 10:12am

Lattitude: 174°50’53.472” E

Longitude: 37°49’25.668” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 24

Koning Family Trust

Viewpoint - V
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 10:47am

Lattitude: 174°50’41.328” E

Longitude: 37°49’20.544” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 25

Koning Family Trust

Viewpoint - W
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 10:55am

Lattitude: 174°50’30.612” E

Longitude: 37°49’15.846” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details



www.wayfinder.nz 
shannon@wayfinder.nz

Viewpoint Location Document

 Sheet 26

Koning Family Trust

Viewpoint - X
Raglan Rezoning

Revision 01

Scale: N/A

Reviewed S BrayDrawn J Hunt 

Print at A3

30 October 2020

Date: 6/10/2020

TIme: 10:56am

Lattitude: 174°50’30.612” E

Longitude: 37°49’15.846” S

Camera: Canon 6D

FoV: 74o (24mm Lens)

Reading Distance: 232mm

Photo Details



Koning Family Trust
146 Te Hutewai Road, Raglan

Raglan Rezoning
Development Plan Document

February 2021



DOCUMENT CONTROL CONTENTS

CONTRIBUTORS
Prepared by:  Lizzie Burn - Landscape Architect

  Josh Hunt - Registered Landscape Architect

  Shannon Bray - Registered Landscape Architect

 
Reviewed by: Shannon Bray - Registered Landscape Architect

  Wayfinder Landscape Planning and Strategy Ltd

  www.wayfinder.nz

  shannon@wayfinder.nz

Revision Date Prepared by Reviewers

A - DRAFT 23.11.2020 L Burn/J Hunt S Bray

B - DRAFT 11.02.2021 L Burn/J Hunt S Bray

Approved by:

Koning Family Trust

DEVELOPMENT PLAN DOCUMENT

Prepared for: Koning Family Trust

  142 Te Hutewai Road, Raglan 

Date:   11 February 2021  

This document has been prepared for the benefit of the Koning Family 
Trust. It is solely for the use of this client for the purpose for which it is 
intended in accordance with the agreed scope of work. This document 
should not be copied, scanned or distributed without the prior 
permission of Iona Collge, and no responsibility is taken for its use by any 
other party.

Photos taken by Author unless otherwise stated

Planning / Transport / 3 Waters  (Bloxam Burnett and Olliver)

Geotechnical (CMW Geosciences)

Archaeological (Sian Keith Archaeology Ltd)

Ecological (Ecology New Zealand)

Economics (Insight Economics)

Note:  This document is to be read and printed in duplex format

Introduction
Introduction 3

Context Analysis
Context 4 - 5

Planning Framework 6 - 7

Cultural Context 8 - 9

Archaeological Context   8 - 9

Ecological Context 10 - 11

Geotechnical Context 12 - 13

Connectivity Assessment 14 - 15

Character Assessment 16 - 17

Development Plan
Preliminary Development Plan 18 - 19



Koning Family Trust Rezoning | Page 3

INTRODUCTION
The Koning Family Trust are seeking to develop their property on the outskirts of Raglan. The vision for this property is to provide 
a range of high quality residential development options which respond to the unique character of the site, while contributing 
positively to the wider context and community.  

This document provides a multi-disciplinary overview of the constraints and opportunities associated with development this 
property.  The following pages will take you through a series of maps which brings together the key contextual information, before 
outlining the site character and combining the relevant information into a proposed Development Plan. This document draws on 
information from assessments that have been undertaken by the following consultants:

 f Bloxam Burnett and Olliver Ltd – Planning / Transport / 3 Waters Infrastructure

 f CMW Geosciences – Geotechnical

 f Sian Keith Archaeology Ltd – Archaeological

 f Ecology New Zealand – Ecology

 f Wayfinder – Landscape

 f Insight – Economics

The key benefits of the proposal is a development that:

 f is well screened from the wider area by the natural landform;

 f is directly adjacent to existing residential zoning;

 f is already predominantly within an ‘Indicative Urban Limit’ which seeks to provide a more compact urban form;

 f is naturally backdropped by landforms with greater elevation;

 f will not compromise the appreciation of the Mt Karioi Outstanding Natural Landscape (further to the south);

 f does not contain any areas of High, Very High or Outstanding Natural Character, nor does it have any identified Significant 
Natural Areas (SNAs); and

 f provides a significant opportunity for wider community connectivity by linking Wainui Rd and Te Hutewai Rd (and possibly 
even then connecting up across to the southern end of the Rangitahi Peninsula development).
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CONTEXT
LEGEND The property is approximately 3km south-west of central Raglan and 1km east 

of Ngarunui Baech, located on rolling hills between Wainui Rd and Te Hutewai 
Rd, and is currently operated as a dairy farm by the Koning Family Trust. The 
property also includes a portion of land in close proximity to the oxidation 
ponds, however a 300m setback has been applied which excludes this area of 
the property from the actual development site. 

This page includes three photographs taken from the wider area (which are part 
of a series of site photographs contained in a separate document, Viewpoint 
Location Document) looking back toward the proposed site, with the visible 
portion of the site indicated in light green. 

Context

Koning Family Trust Property

Proposed Development area

300m Setback from oxidisation ponds

Viewpoint - O (Raglan Rezoning Assessment)

Viewpoint - M (Raglan Rezoning Assessment)Viewpoint - G (Raglan Rezoning Assessment)
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PLANNING FRAMEWORK
LEGEND The proposed site is primarily contained within the Rural Zone of the Operative District Plan. The land east of Te Hutewai Rd, and 

a small portion of the site, is contained within the Coastal Zone. The north-eastern boundary of the site abuts the existing extent 
of the Residential Zone (although not yet developed), while the remainder of the northern boundary and the entirety of the 
southern site boundary are adjacent to the Rural Zone. There is also a stretch of 6 Country Living Zone properties which share 
the western boundary with the submission site.  

While the District Plan Zoning does influence the intensity of coastal lifestyle development that has extended out along Wainui 
Rd (west of the Riria Kereopa Memorial Drive intersection), it is clear that the areas character is a response to the underlying 
landform pattern, rather than the zoning. For example the development contained along Wainui Rd, Upper Wainui Road, Te 
Ahiawa Rd and Earls Place has a unifying character, despite being located across four separate zones. 

Under the Proposed Waikato District Plan as notified, the Koning land is zoned Rural Zone, and a Coastal Environment overlay 
has been applied to the site and surrounding area. 

One of the drivers for the proposed residential rezoning is in relation to the material demand for additional dwellings within 
proximity to Raglan. This demand has been identified and addressed within the Planning submission by Bloxam Burnett and 
Olliver, as well as the economic evidence by Insight Economics, and is an important contributing factor in determining the 
appropriateness of the proposed rezone. 

Insight Economics have identified that “both the Council and community need to actively consider any credible proposals to 
help bring more land and dwellings to the market to meet ongoing growth in demand”, while noting significant economic 
benefits and an absence of any obvious adverse economic effects associated with the proposal. 

The higher-level analysis of growth management has been identified within the ‘Future Proof Strategy’ prepared for the Waikato 
region [2], which has identified Raglan as one of the key sub-region growth areas. The key features associated with the Raglan 
growth management area includes; 

 f Seaside settlement that maintains the established desirable character of the Raglan coastal environment. 

 f Destination town. 

 f High number of holiday houses. 

 f Residential growth is expected to occur due to coastal lifestyle, proximity to Hamilton and technological and transport 
improvements. 

 f Better public transport and improved opportunities for walking and cycling.

The Indicative Urban Limit (IUL) contained in, the 2017 Future Proof Strategy includes a large proportion of the submission 
property.  The Waikato Regional Policy Statement Plan adopts the Future Proof Growth Strategy for the Waikato District (however 
is yet to be updated to reflect the 2017 version of that document). In addition, the Waikato District Council’s Waikato 2070 
Growth & Economic Development Strategy indicates residential development in and around the Koning land in the long term. 
It is noted that these limits are only indicative, and this provides the opportunity for development analysis through structure 
planning, in a manner that is currently being undertaken by the Koning Family Trust. When reviewing the current extent of the 
Raglan IUL, it is considered logical to also include (at a minimum) the balance of the Koning Family Trust land that has been 
suggested for Rezoning. This additional pocket of land on the eastern side of the submission site has a similar context and 
proximity to Raglan as the land on the western side of the submission site. It is also positioned on the downward slope side of a 
Significant Natural Area (SNA) which visually backdrops views looking south.

(1)  Statement of Evidence - Fraser James Colegrave, Extent of Residential Rezoning at Raglan. 4 February 2021.

(2) Future Proof Strategy: Planning for Growth – November 2017
Rangitahi Development, Rangitahi.co.nz

Raglan, Te Ara

Raglan, Waikato District Council
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Koning proposed zoning
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CULTURAL
LEGEND There has been extensive Māori occupation within the surrounding landscape and recognition of the cultural value is 

important, with a number of important cultural sites in the surrounding area. 

Large areas of nearby land are within Māori ownership [3]. Of particular note are the Poihakena Marae and Te 
Kopua Whānau Camp, which are positioned approximately 1km north of the submission site at the harbours edge. 
Furthermore, the land directly abutting the north-eastern boundary of the submission property is within Māori 
ownership. 

It is acknowledged that at this stage consultation with tangata whenua has not been undertaken and a cultural 
assessment has not informed this document. 

ARCHAEOLOGICAL
The Archaeological Assessment identifies the distribution of paa sites within the wider area as primarily being along 
the coastal fringe and waterways. In relation to existing cultural values, there are a number of significant features in the 
nearby context. 

With regard to the specific submission site, the recommendations are to; undertake consultation with tangata whenua, 
preserve the existing pit site, and include a programme of subsurface investigations prior to any bulk earthworks for 
two identified midden sites and other areas of potential archaeological significance. 

The Assessment of Effects Section of the Archaeological Assessment contains the most pertinent information in 
relation to influencing the Development Plan for the site and states that [4];

 The study area landscape is set back c.300m from the more favourable coastal locations. 
Based on current information, it is thought that these locations are less likely to have been the 
focus of permanent pre-European settlement. There are no known pa sites, kainga, or urupā 
within the project footprint which could be affected by the proposed zone change.

Three sites have been recorded, two represent (as a minimum) shell fish processing and/or consumption 
areas (middens) and the third crop storage (pit site). Such site types are some of the most common 
types of pre-European archaeological evidence. Additional sites may be present but not currently 
visible. The proposal is likely to see some modification to one or more of these recorded sites. Intrusive 
archaeological investigations (i.e. test trenching) can be the only way to confidently determine 
the presence/ absence of archaeological sites, and the extent of archaeological activity. 

No evidence has been gathered to date to suggest that there are sites of exceptional archaeological value 
located within the zone change proposal. Of the sites identified, the pit storage site is currently thought 
to be in good condition and would be worth preservation within any future subdivision plans. The 
remaining sites, and areas of interest, should be investigated in advance of any future development.

 (3) whenuaviz.landcareresearch.co.nz

 (4) Archaeological Assessment: Koning Family Trust, Raglan. Section 11.2, Pg. 34.  

Area I, looking down the hill at the possible terraces. Facing SE. Sian Keith Archaeology Ltd.

Two pits, on possible lower terrace. Facing south. Sian Keith Archaeology Ltd.

Area C possible terracing, looking W. Sian Keith Archaeology Ltd.

Cultural Context

Nzaa approved sites

Sites of interest

Paa and marae

Nzaa pending

Koning proposed development area
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ECOLOGICAL
LEGEND In relation to terrestrial ecology the combination of on-site observations and a 

desktop analysis has resulted in the identification of dominant vegetation systems 
and existing fauna (lizard, bats, avian). The freshwater ecology of the site was also 
assessed, with the key ecological functions of the submission property streams 
focusing on hydraulic function, biogeochemical function and habitat provision 
function. 

The historic vegetation cover was identified as predominantly kahikatea-pukatea-
tawa forest [5] and this information, in conjunction with the identified plants 
on-site [6] could be used to influence future native restoration across portions of 
the submission site. There is also the opportunity to link ecological values of the 
application site to the identified Significant Natural Area that is positioned on the 
neighbouring property to the south. 

It has been identified that the existing vegetation corridors on-site provide only 
lower quality habitat for native skinks and geckos [7] and improving this habitat 
should be considered as part of the sites comprehensive development. The on 
site waterways and wetlands also contribute to the habitat for native birds and 
fish. 

Interestingly, the cracked and broken exotic tree species within the site (pine, gum 
and blackwood) are actually suitable for hosting native bats [8]. Although the 
removal of exotic trees is quite a common development response in areas seeking 
vegetative restoration, it is important to note that (at least in the interim) they can 
provide value to other components of the endemic ecosystem (e.g. bat habitat) 
and that consideration of potential flight paths is important. 

Overall, the ecological assessment concludes that the submission site provides 
no ecological constraints to development and has “the ability to not only 
protect existing ecological features but to enhance and extend them as part of 
the proposal” [9] . A list of recommendations and a list of opportunities is also 
included which provides a clear indication of anticipated outcomes for future 
development. This includes [10];

[5] Ecology New Zealand: Opportunities & Constraints Assessment, 146 Te Hutewai Rd – Section 3.1, Pg 6.

[6] Ibid – Appendix B.

[7] Ibid – Section 3.2.1 Herpetofauna.

[8] Ibid – Section 3.2.2 Bats.

[9] Ibid – Section 6 Summary

[10] Ibid – Section 5 Opportunities and Constraints

CONSTRAINTS AND RECOMMENDATIONS

 f Indigenous vegetation to be retained - Avoid the removal of existing indigenous riparian vegetation other than where absolutely necessary 
for the construction of road crossings. Crossing design should reflect this approach and be positioned where vegetation is most sparse. 

 f Trees to be retained - Retain the two rimu trees situated alongside Catchment 2. Incorporate the retention of these trees within any 
development design. 

 f Stream reach to be retained – All stream reaches within the site will need to be retained and will require incorporation into any development 
design. 

 f Wetlands to be retained – All native natural wetlands within the site will need to be retained and may result in a reduction of land available 
for development. 

 f The Ahiawa Stream – The Ahiawa stream is likely to be a significant migratory corridor for At Risk and Threatened native fish species. As such 
any access over this stream will need to be designed in a way that will not impact fish passage. 

 f Further assessment for bat habitat - Large exotic trees within the identified areas have potential to act as bat roosting sites. Further acoustic 
assessments will be required to determine the significance of these trees to bats, prior to any management recommendations being made. 

 f Retention of lizard foraging habitat - There is moderate quality lizard foraging habitat with many continuous edges of vegetation, namely the 
riparian and bankside plantings. This ties in with previous considerations to retain indigenous vegetation wherever possible. 

 f Further assessment of lizard habitat - Due to copper skinks being observed just north of the assessment area(approx. 60metres), it is likely 
that there are native lizard populations on site. Should further assessments confirm this presence, appropriate mitigation measures would be 
required to mitigate potential impacts on species protected under the Wildlife Act 1953. This would likely include relocation of animals and 
enhancement of retained habitat.  

OPPORTUNITIES

 f Restoration of all existing intermittent streams, permanent streams and wetland areas through pest plant control, pest animal control and 
native infill planting. This would see the development of an Ecological Management Plan (EMP) for the retention and improvement of 
existing ecological features on site. 

 f Further protection of existing watercourses via 10-metre buffer planting around the edge of all intermittent streams, permanent streams, 
and wetland areas. This will further improve ecological value of the areas for similar reasons to those stated in the first opportunity above. If 
stock are not to be excluded from the proposed Lots as part of the consent process, these planting areas will require permanent, ungated 
stock-proof fencing installed outside the dripline of the new plantings. 

 f Completion of native revegetation along the bank situated at the eastern end of the site. 

 f An opportunity exists to daylight the main channel within catchment 2 (remove pipes and drains) and restore them to a more natural 
stream system via planting of riparian zones similar to that suggested in the second opportunity, as well as in-stream habitat creation. 

 f If bats are confirmed present on site and, specifically, found to be utilising the predicted western riparian corridor, its enhancement along 
with the retention of mature exotic trees could improve this commuting route for bats. 

 f It is expected that a current lack of site-wide pest control is restricting the current lizard population on site. The implementation of a pest 
management plan, as well as the revegetation mentioned in the first opportunity, will provide additional benefit by way of improving lizard 
habitat and protection from predators. 

Copper skink, Department of Conservation

Existing vegetation on site, Ecology NZ Ltd

Ecological Context
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GEOTECHNICAL CONTEXT
LEGEND

Not to scaleElevation Map

The underlying geology of the area is primarily a result of historic volcanic activity of the now extinct Mt Karioi volcano and other nearby 
volcanic activity [11]. This has produced a predominant ridgeline trend where the ridgeline orientation descends in elevation via a 
radial pattern centered on Mt Karioi. At the submission property this pattern is highlighted by the series of ridgeline/gully fingers which 
run parallel with the adjacent alignment of the Ahiawa Stream and Wainui/Te Hutewai Roads. The volcanic materials are underlain by 
mudstone and limestone bedrock. 

A Preliminary Concept Plan [12] identified areas of planting, open space and farmland in conjunction with the proposed residential 
development. However, subsequent investigations have determined the extent of a high geotechnical hazard (slope stability), along with 
expected soft ground areas and also areas of only low geotech hazard, and intermediate hazard areas which can be remediated. 

The most significant hindrance on development has been the identification of the High Geotechnical Hazard, which consist of a 
subsurface void within the limestone 15m below ground and extending to a possible depth of 45m [13] beneath the largest High 
Geotechnical Hazard area. The key conclusion being that cost associated with suitable mitigation of this areas (for development) would be 
uneconomic. 

Overall, the land outside of that particular High Geotechnical Hazard is appropriate for residential development provided that further 
geotechnical work is undertaken during the detailed design, construction and certification phases. 

[11] CMW Geosciences: Koning Land Holdings Proposed Plan Change – Section 6.1.1

[12] CMW Geosciences: Koning Property - Appendix A: Schematic Development Plans

[13] CMW Geosciences: Koning Property – Section 6.5.1

Geomorphology report photo 3. CMW Geosciences

Geomorphology report photo 5. CMW Geosciences

Geomorphology report photo 7. CMW Geosciences
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CONNECTIVITY
LEGEND The New Zealand Urban Design Protocol provides a platform for implementing better towns and cities through the 

consideration of core concepts relating to urban design. Overall, there are 7 qualities (referred to as the 7 C’s) which 
include; Context, Character, Choice, Connections, Creativity, Custodianship and Collaboration. While all 7 of these 
identified components contribute to positive outcomes for urban development, in the context of the Koning Family 
Trust Submission, it is considered that ‘Connectivity’ is a significant opportunity associated with this location.  

CONNECTIONS

 f creates safe, attractive and secure pathways and links between centres, landmarks and neighbourhoods 

 f facilitates green networks that link public and private open space 

 f places a high priority on walking, cycling and public transport 

 f anticipates travel demands and provides a sustainable choice of integrated transport modes 

 f improves accessibility to public services and facilities 

 f treats streets and other thoroughfares as positive spaces with multiple functions 

 f provides formal and informal opportunities for social and cultural interaction 

 f facilitates access to services and efficient movement of goods and people 

 f provides environments that encourage people to become more physically active.

The ability to provide for appropriate connections, both internally and externally of the site, will become a key factor 
when assessing the landscape character of the submission site and the the overall benefit that can be provided 
through the rezoning of this land. The wider context is important as the submission sites interaction with existing 
vehicle, pedestrian, cycling and other recreational (e.g. horse trails) routes will begin to expose benefits for the 
community as a whole. 

Possibly the most obvious connection benefit, associated with the Koning Family Trust submission site, is in relation 
to providing an east-west connection. At the south-western extent of Raglan’s urban form, three key access roads 
(Wainui Rd, Te Hutewai Rd and Opotoru Rd) all divert south in a disconnected manner. This disconnect is a result of the 
existing roading pattern conforming to the ridgeline landform pattern of the surrounding area. By utilising the Koning 
Family Trust Property, a link could be provided between the southern extent of the Rangitahi Peninsula development 
(Opotoru Rd) through to Ngarunui Beach.  

It is also worth identifying that the National Policy Statement on Urban Development was introduced in August 2020 
and requires Councils to give effect to the objectives and policies contained within it. This includes enabling greater 
intensification (height and density) in high demand areas, considering outcomes relating to housing affordability, 
and accommodating urban growth through Future Development Strategies. The Koning Family Trust property is well 
positioned to respond to this direction.

Ngarunui Beach

Poihākena Marae.  Maori Maps

Raglan Holiday Park. Papahua
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CHARACTER ASSESSMENT
LEGEND Raglan is a small (approximately 3500 people) coastal township positioned near the entrance to Whaingaroa (Raglan) 

Harbour, located 35km west of Hamilton City. The town is located at the end of State Highway 23, with the palm tree 
lined main street of Raglan directing views out across the harbour. Public walkways wrap around the coastal edge 
of the town and link, via a pedestrian bridge, across to the Raglan Holiday Park and Raglan Airstrip which are located 
on their own narrow peninsula. The town and surrounding area represent a quintessential kiwi beach lifestyle that is 
renowned for its creativity, café culture and exceptional natural resources (the sea and surf breaks in particular). 

Wainui Road starts in the Raglan town centre and travels south west out to Ngarunui Beach and Manu Bay. At the 
western extent of the existing Raglan residential form, Te Hutewai Rd splits from Wainui Rd and passes alongside 
the Raglan Golf Club before getting to the submission property. Wainui Rd continues from the Te Hutewai Rd 
intersection and passes; Poihākena Marae, the estuary, the Te Kopua Whānau Camp turnoff and Wainui Reserve Bush 
Park before arriving at the western entrance to the submission property. 

From the Raglan town centre, pedestrians are now capable of walking all the way out to Ngarunui Beach (over 4km) 
along roadside pathways and public walkways. This highlights the existing level of walkability in the surrounding 
area, with the existing walkways being well utilised. 

Beyond the Wainui Reserve Bush Park there is a continuation of residential occupation along Wainui Road, with 
discrete clusters of development such as Whale Bay and Upper Wainui Rd, while Te Ahiawa Rd is a more recent 
residential development close to the western extent of the submission property. These residential areas represent 
an existing development trend where residential properties splinter off along plateaus, with natural separation and 
a degree of openness being retained by the incised valley structure of the natural landform pattern. This pattern is 
highlighted by the Elevation Map located on page 13. 

Based on the site observations and initial landscape assessment, the area surrounding the application site has been 
grouped in to four high level character precincts which include; urban, amenity, coastal and rural.

URBAN CHARACTER 

The Raglan settlement forms the bulk of this character area. The density is typical of a small New Zealand settlement, 
with a central business hub (around Bow Street) and residential development spreading outward. The residential 
development pattern is consistent with the sequence of historic quarter acre sections which have, over time, 
been further subdivided. This character area contains a range of public amenities such as the Town Hall, School, 
Museum, shops and restaurants/cafes and components such as formed roads, roadside parking, curb and channel 
edges, mown berms, street signs, power poles, lampposts and footpaths, are all common commonplace within this 
character area.

It is also noted that it appears the streetscape has retained a degree of openness throughout the Raglan urban area 
through the use of a 30m wide road reserve in many locations, as opposed to a standard 20m road reserve.   

AMENITY CHARACTER 

This Amenity character area comprises the Rangitahi Peninsula and the open slopes around the northern end of Te 
Hutewai Road (including the Golf Course) and has an interesting juxtaposition of expansiveness and containment. 
The degree of expansiveness is due to the gradual rise of the landform extending up toward Mt Karioi, which 
affords views across the series of creeks which connect to the Whaingaroa (Raglan) Harbour. At the same time, this 
area is relatively well sheltered by the surrounding landforms, which in my opinion results in a higher degree of 
pleasantness (and therefore perception of amenity). This location does not experience the same brutal exposure to 
the ocean that occurs on the nearby coastal character area. This character area includes the land in the north eastern 
corner of submission site as well as the existing primary dwelling.  

COASTAL CHARACTER 

This Coastal character area wraps along the coastline and into the harbour. This includes the first ridgeline running 
parallel with the waters edge and the associated lifestyle development accessed along the Wainui Rd spine. Public 
access throughout this character area is extensive, both overland and along the series of beaches. From the elevated 
positions overlooking the coast, there is a high degree of exposure and wildness which defines this coastal setting. 
Proximity to the beach is a key factor of the existing level of development. This character area extends into the 
western side of the submission site.

RURAL CHARACTER 

This Rural character area is the productive landscape extending south from the harbour. It includes the three 
designation sites of wastewater (M52), landfill/refuse transfer (M50) and reservoir/water treatment (M90). The 
landform characteristics are similar to the surrounding areas, however the enclosure from ridgelines and the 
dominant land use define this area. It forms the central portion of the submission site and merges with the adjacent 
productive land to the south.

The intricate pattern of incised gullies extending down toward the coastline is a prominent characteristic of the 
surrounding landform and will inevitably require future development of the submission site to replicate existing 
development patterns.
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PRELIMINARY DEVELOPMENT PLAN
LEGEND The preparation of a development plan is considered to be an appropriate method for directing development across the submission 

property. While this could have been achieved through a consent condition, the project team has agreed that it would be prudent to 
include the development plan as part of the PDP submission process.  

The intention of the development plan for this property is to ensure an appropriate urban and landscape response to the site 
development. This will inform the location of developable land (free from geotechnical constraints), protection of on-site heritage 
features (e.g. archaeological sites), provision of vehicle/bicycle/pedestrian connectivity (both within and beyond the site), and that 
will enhance the existing ecological and open space values of the area. This is to be undertaken in a manner that promotes urban 
expansion, while enhancing community interaction and elevating the unique identity of this coastal area. 

The Preliminary Development Plan on Page 18 has been prepared in collaboration with the wider project team in order to ensure 
that all relevant aspects are addressed. The structure plan is still conceptual (e.g. specific street and housing typologies have not been 
detailed or arranged), however it does provide clarity as to the intended development future of this location.

In all situations, the development areas across the site are intended to respond to the site conditions and topography. Additionally, 
each of the three identified character areas are intended to have a distinct typology which references the overarching character of the 
surrounding envionnment. The Development Plan provides for the following character components (outlined below), as an indication 
of how development of each character area could be implemented.

The proposed area of Koning Family Trust land associated with this proposal consists of approximately 63ha. At this stage, the intention 
is to provide a yield of around 300-400 dwellings, with the potential for individual lot sizes to be sought down to the minimum size of 
the standard residential zone, being 450m2.  

COASTAL CHARACTER AREA (C1 & C2)

This area most readily responds to the development that has occurred along the Wainui Rd extent. A design response would include; 
wide open berms, stormwater running into swales (e.g. no curb/channel), informal native coastal planting along the roadside, limited 
street lighting and readily available links to the coastal walking network immediately west of the site.  

RURAL CHARACTER AREA (R1, R2, R3 & R4)

This area is adjacent to the rural productive landscape further to the south. It is backdropped by an east-west running spur yet retains 
views north due to the topography. A key component of this character area is the retention of open space. This could be achieved 
through; the strategic positioning of lots and roads to allow for expansive views, a simple mown road verge, informal planting 
configuration, building setbacks from the road reserve, reduced levels of street lighting, natural drainage solutions through open 
swales and open gullies, clustering of development on plateaus, utilisation of valleys to provide a degree of development separation, 
connection to wider trails and a consistency of rural fencing styles.

AMENITY CHARACTER AREA (A1 & A2)

The area is visually connected to the open space amenity afforded by the golf course and estuary inlet beyond. This is the most typical 
urban response to residential development across the site. It is anticipated that it could include; a highly manicured road verge, a 
formalised planting arrangement, defined street trees, street lighting, curb and channel formed road, individual fencing styles, and 
footpaths on each side of a relatively confined carriageway.

Development Plan

Pedestrian connections

Amenity character development

Rural character development

No build areas

Vehicle connections

Vegetation

Signi�cant natural areas

Streams

Ecological corridors

Coastal character

Rural character

Amenity character

Urban character

Nzaa approved sites

Sites of interest

Koning proposed development area

Character Areas

Character Development Area

Coastal character development

Possible Boundary Treatment

Possible Vehicle Connection




	Introduction
	Preliminary Development Plan
	Effects Assessment
	Conclusion
	Contents
	Introduction
	Methodology
	Background Information
	Planning
	Cultural
	Archaeological
	Ecological
	Geotechnical
	Urban Design Protocol & NPS Urban Development
	Connections


	Landscape Character Assessment
	Natural Character

	Proposal and Preliminary Development Plan
	Visual Catchment and Viewing Audience
	Assessment of Landscape and Visual Effects
	LANDSCAPE EFFECTS
	VISUAL EFFECTS
	Viewpoints A-F
	Viewpoints G-L
	Viewpoints M-P
	Visual Effects Summary
	Mitigation


	Conclusion
	Appendix 1: Effects Ratings
	Location Map
	VP-A
	VP-B
	VP-C
	VP-D
	VP-E
	VP-F
	VP-G
	VP-H
	VP-I
	VP-J
	VP-K
	VP-L
	VP-M
	VP-N
	VP-O
	VP-P
	VP-Q
	VP-R
	VP-S
	VP-T
	VP-U
	VP-V
	VP-W
	VP-X

	Return to Map 24: 
	VP-A 38: 
	VP - C Overlay: 
	VP-A 26: 
	VP-A 17: 
	Button 24: 
	VP - B Overlay: 
	Turn Off Overlay O 13: 
	VP-A 43: 
	VP-A 33: 
	VP - N Overlay: 
	Turn Off Overlay O 2: 
	Button 3: 
	Return to Map: 
	VP-A 13: 
	VP - J Overlay: 
	Return to Map 2: 
	VP-A 44: 
	VP - A Overlay: 
	Return to Map 38: 
	Button 2: 
	Turn Off Overlay O 3: 
	Button 6: 
	VP O Overlay: 
	Button 15: 
	Return to Map 27: 
	VP-A 22: 
	VP-A 25: 
	VP - H Overlay: 
	VP-A 5: 
	Return to Map 19: 
	Return to Map 29: 
	Button 18: 
	Return to Map 33: 
	VP-A 47: 
	VP-A 42: 
	Turn Off Overlay O 11: 
	VP-A 3: 
	VP - E Overlay: 
	VP-A 15: 
	Turn Off Overlay O 4: 
	Turn Off Overlay O: 
	VP-A 24: 
	VP-A 10: 
	VP - D Overlay: 
	Turn Off Overlay O 9: 
	Turn Off Overlay O 12: 
	Return to Map 30: 
	Return to Map 40: 
	Turn Off Overlay O 5: 
	Turn Off Overlay O 8: 
	Button 21: 
	VP-A 36: 
	Button 10: 
	Button 16: 
	VP-A: 
	Button 12: 
	VP-P Overlay: 
	Return to Map 7: 
	Return to Map 12: 
	VP - K Overlay: 
	VP-A 32: 
	VP-A 20: 
	VP-A 45: 
	Button 14: 
	Button 20: 
	VP-A 31: 
	Turn Off Overlay O 14: 
	Button 5: 
	Button 23: 
	Return to Map 21: 
	VP-A 41: 
	Return to Map 9: 
	VP-A 12: 
	VP-A 40: 
	VP-A 21: 
	VP-A 39: 
	VP-A 29: 
	VP-A 28: 
	Return to Map 20: 
	VP-A 30: 
	Button 13: 
	VP-A 46: 
	Button 19: 
	Return to Map 22: 
	VP-A 34: 
	VP-A 48: 
	Return to Map 28: 
	VP - M Overlay: 
	Button 11: 
	Return to Map 16: 
	VP-A 23: 
	VP-A 37: 
	Vp - L Overlay: 
	Return to Map 23: 
	VP-A 2: 
	Return to Map 18: 
	VP-A 16: 
	Return to Map 14: 
	VP-A 14: 
	Button 25: 
	Return to Map 31: 
	Button 4: 
	Turn Off Overlay O 7: 
	Return to Map 37: 
	VP - G Overlay: 
	Button 7: 
	Return to Map 36: 
	Turn Off Overlay O 10: 
	Return to Map 35: 
	VP-A 19: 
	Button 8: 
	VP-A 7: 
	VP-A 18: 
	VP-A 6: 
	Button 9: 
	Return to Map 5: 
	Return to Map 15: 
	Return to Map 32: 
	VP-A 35: 
	Return to Map 17: 
	Return to Map 11: 
	Turn Off Overlay O 6: 
	Return to Map 34: 
	Return to Map 10: 
	Return to Map 6: 
	VP-A 27: 
	VP-A 4: 
	Return to Map 3: 
	VP-A 8: 
	Return to Map 13: 
	Button 22: 
	VP-A 9: 
	Button 17: 
	Return to Map 4: 
	Return to Map 39: 
	VP-A 11: 
	Return to Map 8: 


