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1 EXECUTIVE SUMMARY 

1.1 Mountain Landing Properties LLC (MLP) have consent to develop The Landing (formerly 

‘Mountain Landing’) at Purerua Peninsula, Bay of Islands. The original consent provided for 
a subdivision of 41 residential lots, each with an approved dwelling site, and for the balance 

of the 338 ha property (85%) to be held under common title to provide a framework of open 
space and natural areas. Dwellings on each approved building site are subject to restricted 

discretionary consent with discretion limited to certain visual amenity matters, and an 
additional internal design review process also covering design and landscaping.   

1.2 After the original consent, 57 ha was purchased from the adjoining Mataka Station to be 
integrated with The Landing. Five additional residential lots were subdivided in this area in 
2007, and the balance land included as part of The Landing open space and natural 

framework. This brings the total area of The Landing to 395 ha and number of residential 
lots to 46.  

1.3 The consent provides for development to be staged, with title to residential lots subject to 
preconditions including restoration of natural areas within each stage. The development has 

been partly implemented with title given to 20 of the residential lots. Restoration of natural 
bush and wetlands in those areas is well advanced. A vineyard and winery have also been 

established.  

1.4 MLP have also undertaken work ahead of development provided for by the consent in the 

southern and western parts of the property. That work includes promotion of natural 
regeneration of native bush, fencing, pest plant and predator control, and restoration 
planting.  

1.5 MPL seek that the Proposed Far North District Plan include a Development Area that reflects 
the existing consent and provides for the planned completion of The Landing.  

1.6 My evidence takes into account my 2004 assessment and evidence on the landscape, visual 
and natural character effects of development. I recently revisited the site, and confirm The 

Landing is an appropriate use of the land. I consider the stages that have been implemented 
to date indicate the fidelity and commitment of MLP to the vision described in the original 

application. The re-naturalised areas provide a cohesive natural framework as envisaged in 
the masterplan. The dwellings built to date are visually recessive as intended.  

1.7 I understand that development approved under the existing consent forms part of the 

‘existing environment’ when considering effects with respect to overlays and policies put in 
place since the consent was approved, including the New Zealand Coastal Policy Statement 

(2010) (NZCPS). In any event, I consider the approved development remains appropriate in 
its context, and that it will protect the values of the Outstanding Natural Landscape (ONL) 

and preserve natural character having regard to:  

• Recognition that it is a modified and settled landscape.  

• The re-establishment of a natural framework on the coastal scarps and 
streams/wetlands.  

• The location of dwelling sites so that they nestle within the landscape.  
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1.8 The Development Area provisions proposed by Mr Lala reflect the intent and outcomes of 
the existing consent with respect to landscape and natural character matters.  

1.9 For these reasons I support the proposed The Landing Development Area.   
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2 INTRODUCTION 

Qualifications and experience 

2.1 My name is Gavin Craig Lister.  

2.2 My qualifications include Master of Urban Design (University of Sydney, 2007); post-

graduate Diploma in Landscape Architecture (Lincoln College, 1988); and Bachelor of Arts 
(University of Auckland, 1985).  I am registered and a Fellow of Tuia Pito Ora New Zealand 

Institute of Landscape Architects (NZILA).  

2.3 I am a founder and principal of Isthmus Group.  I have 36 years’ experience on landscape and 

urban design project types including master planning, housing and land development, public 
places, infrastructure, renewable electricity generation, and input to development of 
statutory plans.   

2.4 I provided input to The Landing in the early 2000s including helping locate building sites 
and residential lots, input to the guidelines for buildings and landscaping, and preparation of 

a Landscape Plan. This was carried out in conjunction with Peter Jones (Cooper and 
Company) and Pip Cheshire architect. I prepared a landscape and visual assessment (June 

2004), provided evidence to the Council hearing (December 2004), and prepared the 
certified Landscape Plan (May 2005).    

2.5 I am familiar assessment of landscape, visual and natural character matters including 
evidence to Environment Court, Boards of Inquiry, and Council hearings over 30 years. I was 

co-author, with Rachel de Lambert and Alan Titchener, of ‘Te Tangi a te Manu: Aotearoa 
New Zealand Landscape Assessment Guidelines’, the Institute’s assessment guidelines. I 
provided advice to the Department of Conservation with respect to the natural character 

provisions of the Northland Regional Policy Statement, 2014.  

Code of conduct 

2.6 I have read the Code of Conduct for Expert Witnesses in the Environment Court Practice 
Note 2023. I agree to comply with the Code.  

Outline of evidence 

2.7 My evidence: 

• describes The Landing and implementation of the consent to date. 

• confirms the finding of my 2004 evidence (which is attached) in support of the existing 
consent. 

• considers relevant changes to policies and overlays that have occurred in the 20 years 
since the consent was granted. 

• confirms support for the Development Area provisions outlined in Mr Vijay Lala’s 
evidence.   

2.8 My methodology is summarised in Appendix One. 
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3 BACKGROUND  

Existing consent  

3.1 MLP have subdivision consent to develop The Landing (formerly ‘Mountain Landing’) at 
Purerua Peninsula, Bay of Islands. The original consent provides for 41 residential lots on the 

338 ha property – each with an approved dwelling location – retention of the balance of the 
land (approximately 85%) under a single title, and establishment of an open space and 

natural area framework in accordance with a masterplan. Buildings on each approved 
location are subject to restricted discretionary consent with discretion limited to certain 

visual amenity matters (i.e. design and landscaping). Development of each residential lot is 
also controlled by an internal design review process by MLP against architectural and 
landscape guidelines.  

3.2 After the original consent, 57 ha was purchased from the adjoining Mataka Station to be 
integrated with The Landing. Five additional residential lots were subdivided in this area in 

2007, and the balance land included as part of the open space and natural framework. This 
brings the total area of The Landing to 395 ha and number of residential lots to 46.  

3.3 The consent provides for The Landing to be staged and has been given effect to with title 
having been given to 20 of the residential lots1 in the northern stages of the site. MLP have 

also carried out environmental work ahead of planned completion of the subdivision of the 
southern part of The Landing. Seven dwellings have been built. I understand that MLP see 

The Landing as a vision to be completed over a medium to long term, rather than a quick 
development.   

3.4 I provided evidence in support of the original consent and my colleague Mr James Bentley 

in support of the integration of the Mataka Station land. Outstanding Landscape and Coastal 
Environment overlays were in place on the property at the time the consent was approved 

and were therefore considered to the extent applicable at the time.    

Development Area request 

3.5 MPL seek that the Proposed District Plan include a Development Area overlay that reflects 
the development enabled by existing consents. A Development Area has been indicated as 

the appropriate mechanism, rather than a Precinct or Special Purpose Zone. The proposed 
provisions for the Development Area are set out in Mr Vijay Lala’s evidence.   

 
1 The balance farm comprises one main lot, and two smaller lots that are separated by intervening property or 

unformed legal road.  
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4 LANDSCAPE CONTEXT 

Broad landscape setting  

4.1 The landscape context of The Landing is described in my 2004 assessment and evidence. 
In summary, these describe:  

• The location of the property at the end of Purerua Peninsula, which comprises rolling to 
hilly farmland with coastlines to Te Puna inlet to the south-west, the outer Bay of Islands 

to the south-east, and the open sea to the north and north-east.  

• The property’s physical characteristics and features including Poraenui Point at the 

south-east corner of the peninsula; the coastal scarps and cliff-bound headlands; the 
internal valleys, bays and beaches; and the cluster of islands (Te Pahi Islands) in Wairoa 
Bay.  

• The property’s farming land use, with some areas of regenerating native vegetation and 
(at that time) the presence of pest vegetation such as gorse, pampas and woolly 

nightshade.  

• The aesthetic qualities including the property’s rolling topography, its picturesque rocky 

coastal features, sheltered south-western coastline to Te Puna inlet, and south-eastern 
frontage to the iconic Bay of Islands including its open horizon studded with islands and 

headlands.   

• The historical context of the Bay of Islands as a settled landscape – that the relationship 
between natural and cultural elements is part of the area’s character and values. The 

property was part of a Māori centre of population centred on Rangihoua; a location of 
early missionary stations; and was subsequently farmed by Pākehā settler families 

(including the Mountain family which accounted for the ‘Mountain Landing’ name).    

Development approved by existing consents   

4.2 The subdivision consents provide for development with the following key characteristics:  

• 46 relatively small residential lots each with an identified dwelling site chosen so that 

buildings nestle within the landscape – the dwelling sites avoid prominent hilltops in 
favour of terraces or saddles, and/or are set back from the coastal scarp, and/or make 

use of a land backdrop or vegetation foreground.   

• Retention of most of the site (285.8 ha – approximately 85%) as a single managed 
property.2 

• A masterplan that provides a coherent landscape of open space3 and natural areas of 
re-established bush and re-naturalised streams and wetlands. The masterplan indicates 

approximately 40% of the property as open space, and 45% (145 ha) as bush or wetland. 
In general, the natural areas conform to the coastal scarps and headlands, and the 

streams and wetlands within the internal valleys, while the open space framework 
conforms to the ridges and hilltops.  

 
2 This comprises three lots held together under a common title (Lots 50, 51, 52). In addition, seven lots totalling 

12.1 ha have been subdivided as heritage areas – in effect these are part of The Landing’s open space.   
3 The open space includes areas that fall under the Rangihoua Historic Area overlay.   
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• Design management for dwellings through a restricted discretionary resource consent 
process in which discretion is restricted to visual amenity matters set out section 

10.7.5.3.1 Visual Amenity of the Operative District Plan:  
 

(i) the location of the building; 
(ii) the size, bulk, and height of the building in relation to ridgelines and natural 

features;  
(iii) the colour and reflectivity of the building;  

(iv) the extent to which planting can mitigate visual effects;  
(v) any earthworks and/or vegetation clearance associated with the building;  
(vi) the location and design of associated vehicle access, manoeuvring and parking 

areas; 
(vii) the extent to which the building and any associated overhead utility lines will be 

visually obtrusive;  
(viii) the cumulative visual effects of all the buildings on the site;  

(ix) the degree to which the landscape will retain the qualities that give it its 
naturalness, visual and amenity values;  

(x) the extent to which private open space can be provided for future uses;  
(xi) the extent to which the siting, setback and design of building(s) avoid visual 

dominance on landscapes, adjacent sites and the surrounding environment;  

(xii) the extent to which non-compliance affects the privacy, outlook and enjoyment 
of private open spaces on adjacent sites. 

4.3 MLP also exercise an additional internal design review which is implemented by covenants 
MLP placed on titles through the sale and purchase agreements. Designs are assessed 

against Architectural Guidelines and Landscape Guidelines which contain overall principles 
plus guidelines tailored to each lot. In terms of RMA processes, the guidelines are given 

effect to by condition 12 of the resource consent which requires that “The agreement for 
sale and purchase for the individual house lots shall include the following covenants: (12.1) 

The imposition of Development Covenants that require adherence to Design Guidelines 
outlined in the AEE with the application.” Condition 19 requires “That before a certificate is 
issued [for Stage 1] pursuant to Section 224 (c) of the Act, the consent holder shall (19.3) 

Provide an updated Management Plan in accordance with Rule 12.9.2 of the District Plan 
for the approval of the Council’s Resource Consents Manager. The Management Plan is 
to clearly specify the responsibilities of the management company and of the individual lot 
owners particularly in relation to the on-going management of the ecological, archaeological, 

historical and recreational areas, and contain mechanisms for compliance with the design 
guidelines for buildings.” (emphasis added).   

Implementation of the consent to date  

Staged development 

4.4 The consent provides for development to be implemented over seven stages, with title to 

dwelling lots to be granted in conjunction with implementation of the natural framework for 
each stage, along with other requirements such as access, servicing, and the creation of 
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Esplanade Strips. This has occurred in the north part of the site 20 lots have been given title 
(effectively stages 1-3).  

Revegetation and restoration 

4.5 The revegetation in the northern area (i.e. the Wairoa East Stream valley, and part of the 

Wairoa West Stream valley) is now well established and thriving. The canopy is closing over 
the road alongside the ponds in the Wairoa East Stream valley.  Emergent trees, such as 

kahikatea and tōtara, are growing beyond the canopy. The ponds have a natural appearance 
with margins of rushes and reeds, and raupō at the head of the valleys.  

4.6 Plants for the revegetation are raised at the on-site nursery from eco-sourced seeds. I 
understand that around six landscape staff are typically employed to run the nursery, carry 
out revegetation, and maintain the property. The revegetation has a tight canopy, and the 

property overall has a well-maintained and cared-for appearance.  

4.7 In 2024, MLP sought an ecological review4 to provide recommendations to further enhance 

the work outlined in the original 2005 Ecological Management Plan that has guided 
restoration to date. The recommendations, which it is understood are being implemented, 

include: 

• Enrichment planting5 of canopy and understorey species within revegetation. 

• Enrichment planting of species of high food and habitat value. 

• Enrichment planting of fruiting species to complement wind distributed species.  

• Recognition, protection, and enhancement of certain ecotypes within the site including 

boulder forest, diverse remnant riparian vegetation, and keystone species including 
remnant mature pūriri, kohekohe, karaka and pōhutukawa.  

• Expanding existing populations of threatened species.  

• Further stock exclusion and supplementary planting of new stock exclusion areas. 

• Remediation of some culverts for fish passage.  

• Refining weed management methods.  

• Continuation of predator management.  

4.8 The report considered the recommendations would “further exemplify [The Landing’s) 
substantial legacy to local biodiversity and habitat.”  

Regeneration in southern part of property 

4.9 Titles have not yet been sought for the approved lots in the southern and western parts of 

the site. Work in this area has focused on promoting natural regeneration ahead of the 
consented staged development. Natural areas have been fencing, pest vegetation removed, 

and gaps replanted. Such work has focused on the streams and wetlands in the Wairoa West 
Stream valley, and along the coastal scarps.  

 
4 The Landing Ecological Review 2024, Bay Ecological Consultancy Ltd.   
5 Species that are planted once a canopy of pioneer species has created the necessary shelter.   
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Predator control 

4.10 A predator control programme has also been implemented. The programme is aligned with 

a community initiative for the wider Purerua Peninsula that MLP are part of and to which 
they provide financial support. Kiwi are now common within the property indicating the 

effectiveness of the predator control and habitat enhancement. 

Dwellings 

4.11 Seven dwellings have been constructed. As noted, dwellings are subject to the restricted 
discretionary consent and a separate internal design review process.  

4.12 I prepared a Landscape Plan in 20056 for use in the internal review process. It sets out the 
principles for the property – including the natural framework to be established in conjunction 
with the Ecological Management Plan7 – and individual landscape guidelines for each 

residential lot to be read in conjunction with the architectural guidelines. The guidelines 
include consideration of horizontal building proportions, visually recessive materials and 

colours, and landscaping designed to extend the natural revegetation and anchor the 
dwelling.  

4.13 These aims have been achieved with each of the dwellings on the property in my view.  An 
outcome of the internal design review process is a family likeness between the existing 

buildings which contributes to the property’s aesthetic coherence.  

Vineyard and winery 

4.14 An activity not envisaged by the 2004 masterplan is the addition of a vineyard and winery 
within the open space framework. Vines were first planted in 2007.  The vineyard and winery 
are within the internal Wairoa East valley, and north-facing slopes of Te Puna valley, creating 

a distinct character for that area, but having little influence on the natural areas around the 
coastal perimeter.  

Mataka Station land  

4.15 As noted above, following the original consent, MLP purchased 57 ha from the adjoining 

Mataka Station. The land is in Te Puna valley and the boundary follows the Oihi Road ridge 
on the north side of the valley. The purpose was to align the boundary of The Landing with 

the landform and to ensure an integrated management of Te Puna valley – especially of the 
stream and extensive wetlands in the valley. Consent was approved for five additional 
residential lots in this area in 2007 (located along Oihi Road and Rangihoua Road) and the 

incorporation of the balance land under the common title with Lot 50 as part of The 
Landing’s open space and natural framework.8  This additional area is included within the 

proposed The Landing Development Area.  

 
6 Landscape Plan (May 2005), Isthmus 
7 Ecological Management Plan (2005), Mitchell Partnerships 
8 The landscape effects of the addition were assessed by James Bentley, Isthmus, March 2007.   
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5 LANDSCAPE AND NATURAL CHARACTER EFFECTS  

5.1 I confirm the assessment of effects in my 2004 assessment9 and evidence10 (attached). In 

reaching that position, I revisited the approved dwelling sites on 2\ April 2025 and checked 
the analysis of the sites set out in Appendix One of the 2004 assessment.  

5.2 I consider the re-naturalised areas established to date have been carried out to a high 
standard, that they provide a natural and open space framework across the property as 

envisaged, and that the dwellings built to date are visually recessive as intended.   

5.3 I noted in 2004 that it was easy to imagine a less desirable outcome for the property of 

subdivision into large lots, a patchwork of land use discordant with the underlying landform, 
and houses in prominent locations on each lot. By comparison, development under the 
existing consent demonstrates a coherent open space and natural framework, and buildings 

that nestle within the landscape.  

6 CHANGES IN POLICY CONTEXT SINCE CONSENT  

6.1 Relevant planning changes since the approval of the existing consent include the updating 
of the New Zealand Coastal Policy Statement (NZCPS) 1994 with the NZCPS 2010, the 

remapping of overlays for outstanding natural landscapes and the extent of the coastal 
environment, and mapping of areas of high natural character as a further overlay.   

New Zealand Coastal Policy Statement 2010 

6.2 The existing consent (and my earlier assessment) considered effects in the context of 

NZCPS 1994. The most pertinent difference in the 2010 NZCPS is Policy 15 with respect to 
avoiding adverse effects on ONLs in the coastal environment:  

To protect the natural features and natural landscapes (including seascapes) of 

the coastal environment from inappropriate subdivision, use, and development: 

(a) avoid adverse effects of activities on outstanding natural features and 

outstanding natural landscapes in the coastal environment; and 

(b) avoid significant adverse effects and avoid, remedy, or mitigate other adverse 

effects of activities on other natural features and natural landscapes in the 
coastal environment; 

 
9 Proposed Mountain Landscape Project, Landscape and Visual Assessment, Isthmus, 30 June 2004 
10 Gavin Craig Lister, EIC, 29 November 2004 
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Northland Regional Policy Statement 

6.3 The Northland Regional Policy Statement (RPS) was made operative on 9 May 2016. The 

RPS included mapping of the coastal environment, identification of areas of the coastal 
environment of high and outstanding natural character accompanied by worksheets 

describing the natural character (giving effect to NZCPS 2010 Policy 13 (1)(c)), and mapping 
ONFs and ONLs accompanied by worksheets identifying the landscape values. The relevant 

RPS Objective 3.14 is “Identify and protect from inappropriate subdivision, use and 
development (a) The qualities and characteristics that make up the natural character of the 

coastal environment, and the natural character of freshwater bodies and their margins; (b) 
The qualities and characteristics that make up outstanding natural features and outstanding 
natural landscapes; (c) The integrity of historic heritage.” I understand the proposed Far 

North District Plan adopts the RPS mapping of such areas, and the characteristics, qualities 
and values identified in accompanying worksheets.   

6.4 I understand that development enabled by the existing consent is to be considered as part 
of the ‘existing environment’ when assessing whether the proposed plan provisions are the 

most appropriate, and when assessing higher level policy documents. This matter is further 
addressed in the evidence of Mr Lala.  

Outstanding natural landscape overlay 

6.5 An Outstanding Landscape (OL) overlay was in place on the coastal perimeter in 2004 and 

was considered at that time the existing consent was granted. As noted above, ONLs were 
reassessed in 201411 as part of the review of the Northland Regional Policy Statement. The 
reassessment resulted in some mapping adjustments, and the inclusion of worksheets 

describing the landscape character and values of each ONL. The relevant worksheet covers 
approximately 20km of coastline on both the eastern and northern sides of Purerua 

peninsula and describes the ONL character as follows: 

Purerua Peninsula – Wairoa Bay to Rocky Point & Related Islands 

A very powerful and substantial headland form that acts as a landmark over a 
large inland area and area of coast. Serves as the northern gateway to the Bay of 

Islands, and Kerikeri/Te Puna inlets. When seen from a distance, Purerua has a 
very simple, bold signature comprising the loom of the landmass overlaid with a 
simple pastoral cover. In summer that grassland dries off to a very graphic golden 

colouring. When seen from closer locations, a level of detail in both landform and 
vegetation patterns become clear. So too do the scattered dwellings and related 
access tracks that have been developed on the site as part of a management 
plan subdivision that commenced approximately a decade ago.  

The coastal margin of the peninsula is convoluted and diverse, with sequences of 
small bays and coves, caves, narrow reefs and small islands standing just clear of 

 
11 Northland Regional Landscape Assessment, Methodology and Worksheets, Final Version Following Council 

Decisions, February 2014, Littoralis Landscape Architecture and Simon Cocker Landscape Architecture. 
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the rocky shore. A notable cluster of islands is strung off of Cape Wiwiki at the 
apex of the peninsula, including the well-known Ninepin Island. These feature 

dramatic forms and, being isolated from a history of pastoral use that has 
prevailed on the nearby mainland, are in a much more intact and natural state.  

The main body of the peninsula tends to be sheered where it meets the sea, 
leaving elevated rocky cliffs and bluffs dropping to the water. Typical terrain over 

this unit eases little from those coastal cliffs, being very steep and fragile, with 
numerous areas of slipping and erosion scars, particularly in association with 

access tracks. Restorative planting associated with the Mataka subdivision are 
steadily converting many of the steepest coastal flanks into native shrubland 
from their former pastoral cover.  

The coast in this area typically features very clear, dark blue ocean waters. It is 
also subject to severe sea conditions, as demonstrated by the extensive faces of 

bare rock that rise from sea level in the most exposed areas (all emphasis added). 

6.6 The characterisation takes account of such aspects as the farming land use, the dwellings 

and roads associated with a ‘management plan subdivision’, and the associated the 
restoration of native vegetation.  It is presumed that development of The Landing enabled 

by the existing consent was included in consideration of the ‘existing environment’ of the 
ONL.  

6.7 Of the 10 values criteria, the ONL was ranked ‘5’ (highest) for only one criterion, ‘vividness’: 
Evocative and powerful, with the Cape Wiwiki, Harakekek Island and Tikitiki Rock (The 
Ninepins) being particularly vivid.  It was ranked ‘4’ for ‘coherence’, ‘diversity & complexity’, 

‘expressiveness’, and ‘shared and recognised values’, and only ‘3’ for ‘rarity’, ‘naturalness’, 
‘intactness’, ‘sensory qualities’, ‘transient values’, and ‘remoteness / wildness’. I consider this 

is a fair appraisal that recognises the landscape is partly modified and settled.  

6.8 I consider the development remains appropriate, will avoid adverse effects on the ONL 

values, and will contribute positively to this landscape for the following reasons: 

• Recognition that it is a settled and partly modified landscape.  

• The re-establishment of a natural framework on the coastal scarps and 
streams/wetlands.  

• The location of dwelling sites so that they nestle within the landscape.  

• Consistency with the characterisation and values set out in the worksheets.   

Adjusted ONL boundary 

6.9 The ONL boundaries under the operative plan and proposed plan are depicted on The 
Landing, Plan Ref 8540, Donaldsons Registered Land Surveyors, 25 April 2025. Twenty of 

the approved residential lots were within the ‘outstanding landscape’ (OL) in place in 2004 
and the effects of The Landing on the OL character and values were considered at that time. 

The adjusted ONL boundary now passes through the middle of three residential lots that 
were previously outside the OL (Lots 13, 14, 19) and excludes two residential lots that were 
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previously inside the OL (Lots 24, 25). I consider those lots that are now captured by the 
ONL boundary remain appropriate for reasons in the original assessment. In summary:  

• Lot 13 is on a terrace on the inland side of a ridge above the coastal scarp. The dwelling 
site would provide views over the bay, but the lot itself is oriented inland. The dwelling 

would be softened by regenerating bush on the scarp in front of the site. The Guidelines 
recommend the house be designed as single storey so that it sits low behind the bush 

edge of the scarp.  

• Lot 14 is in a saddle on the skyline, set back from the coastal edge and anchored between 

hilltops on either side. It likewise would be softened by regenerating bush on the scarp 
in front of the site. The Guidelines recommend the house be designed as single storey 
so that it hugs the landform. It recommends that shifting the house back further from 

the ridge would assist in achieving that (while still retaining coastal views).  

• Lot 19 is on a ridge inland from a prominent headland on Te Puna Inlet side of Poraenui 

Point and is close to a skyline. However, the dwelling’s prominence will be reduced by 
the setback from the headland, the backdrop of a much higher hill, and location against 

a bush edge.  It likewise would be softened by bush to be established in front of the site. 
The Guidelines recommend a single storey, or a dwelling designed to hug the landform.   

Coastal environment and natural character overlays 

6.10 Most of the property falls within the General Coastal zone under the operative Plan. Under 
the proposed Plan, the General Coastal zone would in effect be replaced by Coastal 

Environment overlay and the underlying zone would become Rural Production. Matters 
relating to the coastal environment were considered in 2004. From a landscape perspective, 

consideration included natural character.  

6.11 The NZCPS 2010 Policy 13 (1)(c) requires an assessment of the coastal environment by 

mapping or otherwise identifying areas of at least area of high natural character, to help give 
effect to the policy to preserve the natural character of the coastal environment and to 

protect it from inappropriate subdivision, use, and development.  Areas of ‘high’ and 
‘outstanding’ natural character were mapped for the Northland Regional Policy Statement in 

2014.12 There are no areas of ‘outstanding’ natural character in the vicinity, but three relevant 
areas of ‘high’ natural character:  

• The adjoining sea on the property’s south-east coast (‘Outer Bay of Islands’). 

• The coastal scarp and cliffs of Poraenui Point including a valley that extends across the 
point like a natural defensive moat (‘Wairoa Bay’).  

• The stream/wetland and their margins in the Wairoa West Stream valley.   

6.12 The balance of property within the coastal environment is not identified as having high 

natural character. I confirm my 2004 assessment that it has ‘moderate high’ natural 
character. My assessment, though, considered the whole landscape rather than focusing on 

natural elements in isolation. The masterplan was designed to enhance the natural elements, 
to locate development in more modified parts.  I consider the consented development will 

 
12 Natural Character, Mapping Methodology Report and Worksheets (including amendments following Council 

decisions), February 2014, Pacific Eco-Logic Ltd.  
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continue to be appropriate to preserve natural character, including within the three mapped 
areas identified as having ‘high’ natural character: 

• The development approved by the existing consent will continue to preserve natural 
character from the sea in the Outer Bay of Islands through the location of identified 

dwelling sites, the management of building and landscape design to further reduce 
prominence, and the enhancement of a natural framework.   

• Likewise, the existing consent will result in the continued restoration of the natural 
character of the identified coastal cliff and scarp in Wairoa Bay.  These areas have 

already benefited from fencing, and pest plant and predator control which is recognised 
in the worksheets:   

Coastal faces including Poraenui Point Headland (basaltic) and inland valley with 

predominantly with indigenous vegetation. Cover is primarily kanuka dominant 
shrubland & low forest; kanuka-mixed broadleaved shrubland and low forest 

including tree ferns); sparse pohutukawa treeland & small pockets of pohutukawa 
forest on headlands; and small patches of introduced grasses & some weeds 

(gorse, tobacco weed). 

Largely indigenous vegetation with relatively few pest plants. Some natural 

surface (rock) and small area pohutukawa forest. Minimal human-mediated 
hydrological or landform change. Few obvious human structures. Part of 
community pest control area. 

• The existing consent will similarly result in the preservation and enhancement of the 
natural character of Wairoa West Stream (Wairoa Bay). Its natural character as 

described in the worksheet is due in part to the fencing, revegetation planting, and pest 
plant and predator management that has been carried out as part of the development 

of The Landing:  

Freshwater wetland with stream flowing into inlet with kanuka-manuka dominant 

shrubland on the margins. Beyond the defined coastal environment is kanuka 
dominant shrubland on hillslopes. Sand spit at stream mouth is used by breeding 

shorebirds. 

Largely indigenous vegetation with relatively few pest plants. Part of a continuum 
of indigenous ecosystems. No obvious human structures. Part of community pest 

control area. 

6.13 While the assessments note “few obvious human structures”, it is presumed that 

development approved by the existing consent was considered as part of these 
assessments. 

7 PROPOSED PROVISIONS 

7.1 As noted, MLP request that the Proposed District Plan include a Development Area overlay 

that reflects the existing consent. I understand a Development Area is the appropriate 
mechanism, rather than a Precinct or Special Purpose Zone.  
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7.2 The key characteristics of the consent that should be provided for in the provisions for The 
Landing Development Area are: 

• Completing development of The Landing in a manner consistent with the Masterplan. 

• Retaining the bulk of the property in common title, managed as open space (farmland, 

vineyards) and natural areas.   

• Continuing the restoration of the natural framework as depicted in the Masterplan and 

Ecological Management Plan.  

• Limiting the property to 46 identified residential lots, each with an approved building 

location, located so that houses nestled within the landscape.  

• Management of building and landscape design with reference to building and landscape 
guidelines specific to each lot, so that houses are visually recessive – especially within 

the ONL and in views from the sea.  

7.3 I consider the provisions set out in Mr Lala’s evidence would achieve those outcomes. 

7.4 Objective TLDA-O1 describes key aspects of the approved masterplan and provides for its 
on-going implementation. ‘Subdivision, use and development of The Landing that integrates 

development with restoration and protection of natural character and landscape values’ 

7.5 Objective TLDA-O2 enables the farming activities that underpin the open space framework.  

7.6 Policy TLDA-P1 describes the key approaches to achieving those objectives described 
above including: 

• Retaining the majority of the property in a common title to be managed as a coherent 

landscape of open space (farming and vineyard) and natural areas 

• Continuing the restoration of natural areas consistent with the approved masterplan. 

• Continuing the development of approved residential lots so that buildings are recessive. 

• Limiting residential development to 46 lots each with approved building location, and 

providing for relocation of residential lots where there is no increase in the number of 
residential lots, and where the natural character and landscape values are 

acknowledged and respected 

• Enabling development on approved residential lots subject to design and landscaping, 
and respects natural character and landscape values.  

• Policy TLDA-P2 provides for continuing operation and development of the farming 
activities that underpin the rural character of the open space framework.  

7.7 The Rules are consistent with matters included in the existing consent conditions: 

• TLDA-R1 provides for consideration of design and landscaping of the approved house 

locations as a controlled activity, with reference to the Architectural and Landscape 
Guidelines which are currently limited to the internal design review process only. Any 

proposals outside the approved locations would be a restricted discretionary activity 
assessed against matters applied more widely in the coastal environment and ONL. 

• TLDA-R2 provides the restricted discretionary activity status for any relocation of 

approved lots. The matters to be considered are appropriate: in particular they include 
effects on the natural characteristics and qualities of the coastal environment 

(particularly views from the sea) and on the landscape values of the ONL overlay.  
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• TLDA-R3 ensures The Landing is limited to 46 residential lots by making further 
subdivision a prohibited activity.   

7.8 The only standard, TLDA-S1, sets out the requirement to consider effects on the ONL and 
natural character if development exceeds a footprint and height envelope – noting that this 

is additional to the controlled activity consideration of design and appearance for houses 
proposed on approved lots and building location under TLDA-R1.    

8 CONCLUSION 

8.1 I confirm the analysis and findings of my 2004 assessment and evidence in support of the 

existing consent for development of The Landing.  

8.2 The stages that have been implemented to date indicate the commitment of MLP to the 
vision described in the original application. The development has established a coherent 

landscape across the property of open space farmland, vineyard, and natural areas. The 
restoration of natural areas has enhanced the landscape as envisaged and is complemented 

by a wide-spread predator control programme. The dwellings built to date are visually 
recessive and nestle within the landscape as intended.  

8.3 I consider the completion of the masterplan – as a long-term project – remains appropriate 
in its context: it will help protect the identified landscape values of the ONL and the natural 

character of the coastal environment.  

8.4 The Development Area provisions proposed by Mr Lala reflect the intent of the existing 

consent with respect to landscape and natural character matters.  
 

Gavin Lister 
Isthmus 

2 May 2025 
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APPENDIX ONE:  METHODOLOGY  

Methodology 

1. The approach taken to the statement of evidence is consistent with ‘Te Tangi a te Manu – 
Aotearoa New Zealand Landscape Assessment Guidelines’, published by Tuia Pito Ora New 

Zealand Institute of Landscape Architects, July 2022.  It adopts the methodology (the high-
level concepts, principles, and approaches) of that document, and tailors the specific method 

to the purpose of the evidence.   

2. The assessment has been prepared in compliance with the Code of Conduct for expert 

witnesses contained in the Environment Court Practice Note 2023.  

Definition of landscape 

3. The following definition of landscape is adopted: 

Landscape embodies the relationship between people and place. It is the character of 
an area, how the area is perceived and experienced, and the meanings associated with 

it.    

Spatial extent of relevant landscape 

4. The relevant context was identified at nested scales: 

(a) The focus is The Landing property and adjacent coastal waters and islands in 

Wairoa Bay and Rangihoua Bay.   

(b) The broader context is the Purerua Peninsula, Te Puna Inlet, and the outer Bay of 

Islands. 

Proposal 

5. The proposal is the request by MLP for a Development Area to be included in the proposed 

Far North District Plan that would provide for completion of the existing (and partly 
implemented) subdivision consent that enables development of The Landing in keeping with 

an approved Masterplan. The proposed provisions for the Development Area are set out in 
Mr Vijay Lala’s evidence.  

Relevant statutory and non-statutory provisions 

6. Statutory planning provisions most relevant to assessing the landscape + visual + natural 

character matters were reviewed, including: 

• The New Zealand Coastal Policy Statement 2010. 

• The Northland Regional Policy Statement.  

• The draft objectives and policies of the Proposed Far North District Plan.  

7. Non-statutory ‘other matters’ also reviewed included: 
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• The Landing Ecological Review 2024, Bay Ecological Consultancy Ltd.   

•  

8.5 The purpose of reviewing such provisions is to frame my landscape evidence. For the 
avoidance of doubt, it is not to provide an assessment of planning matters.   

Existing landscape attributes and values 

8. My evidence summarised the area’s relevant landscape character and values – referring also 

to the previous 2004 assessment and evidence. It considered relevant physical, perceptual, 
and associative characteristics and qualities.  I carried out a site visit on 2nd April 2025 and 
desk-top review – including reviewing earlier documents. My evidence focuses on those 

matters considered relevant to considering the request for a Development Area consistent 
with the existing consent.  

Issues 

9. The following issues were identified as relevant to the panel’s consideration, and assessed 

in my evidence:    

(a) Whether the development approved by the existing consent remains appropriate 

with respect to landscape and natural character effects.  

(b) The extent to which the stages of The Landing already implemented are consistent 
with the intent and outcomes described in the 2004 assessment.  

(c) Whether any changes that have occurred since the consent was approved – 
including the application of the NZCPS 2010, re-assessment and re-mapping of the 

ONL, and the mapping of areas of high natural character – that would alter my 
earlier findings.  

(d) The extent to which the proposed Development Area provisions are consistent with 
the intent and envisaged outcomes of the existing consent.  

Assessment 

10. The evidence responds to each of the relevant issues: 

• Confirms the analysis and findings of the earlier assessment, having regard to landscape 
values and natural character, and that the existing consent remains appropriate.  

• Describes the implementation of The Landing to date, that the work is of a high standard 

(if anything it has over-delivered) and consistent with the Masterplan. It includes 
observations from the site visit and reference to an ecological review of the natural 

restoration.  

• Considers the changes implemented through the NZCPS 2010, the mapping of high 

natural character in the adjacent CMA, the re-mapping of the ONL, and the identification 
of landscape values in the associated worksheets. Such mapping is assumed to have 

considered the consented development. Regardless, the assessment considers the 
extent to which it would protect the landscape values and natural character identified.  
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• Sets out the key characteristics of the existing consent and describes the extent to 
which they are given effect to by the provisions proposed in Mr Lala’s evidence.  

Conclusion 

11. An overall conclusion is made in terms of landscape, visual, and natural matters, having 

regard to all the effects in the context of the nature of the proposal, the landscape values of 
the locality, and the outcomes sought by the provisions.  
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ATTACHMENTS 
 

• 2004 Assessment, Evidence, and Landscape Management Plan (‘Landscape 

Guidelines’) 
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