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1.0 INTRODUCTION  

 

1.1 The Proposal 

 

The applicants plan to construct six additional boat sheds as part of the shared facilities 

utilised by the Omarino Resident Association members.  The site is one of two areas 

accommodating boat sheds and is almost entirely within the shared Utility Lot 18 of the 

Bentzen Farms Ltd (ex Omarino) development at Manawaora Road, Russell.  

 



  Thomson Survey Limited 
Boundary Adjustment Subdivision & Land Use  Mar-25 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 2 

Planning Report and Assessment of Environmental Effects Job # 10615 

   
 
 

 

To achieve the most practical and least disruptive layout to accommodate the additional 

boat sheds, a minor boundary adjustment is proposed between the Utility Lot 18 and 

adjacent Lot 15. Bentzen Farms owns the latter and is one of 17 parties with a share of the 

Utility Lot 18. 

 

The proposed layout, depicted in the plans in Appendix 1 and concept plan below, sees two 

sheds abutting, and the same length as existing sheds, opening to the north east, and a new 

block of four sheds, offset from the other block, opening to the south east. The proposal 

involves the extension of the existing hardstand area associated with the boat sheds and 

associated utilities within this part of Lot 18.  

 

 

 

The construction of the separate four bay building will necessitate the clearance of existing 

vegetation to accommodate it. Earthworks will be required, and stormwater management 

mechanisms form part of the proposed development works.  

 

The design/size and location of the new 4-shed building would result in building over the 

existing boundary with adjacent Lot 15. Rather than do that, because Lots 15 and 18 are not 

in the exact same ownership and cannot therefore be held together under the Building Act, 

it is proposed to do a boundary adjustment between the two lots to ensure no building is 

over a boundary. This is the subdivision component of this combined application, with a draft 

Scheme Plan attached in Appendix 2.  

 

There remains a breach of setback from (existing and new) boundaries, where the applicant 

is the ‘affected’ boundary. This breach forms part of the land use consent component of this 

combined application.  

 

More design details of the proposal are provided in Section 3 of this Report.  
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The application is accompanied by: 

 

 Planning report & AEE 

 Architectural & site plans; 

 Draft scheme plans; 

 Landscape Visual Impact Assessment; 

 Ecological Assessment; 

 Site Suitability & Development Report 

 

An assessment of the land use proposal against rules in the Operative District Plan (ODP), and 

any rules with legal effect in the Proposed District Plan (PDP), follows in section 6 of this 

planning report. The proposed boundary adjustment is also assessed for compliance in that 

same section. The application site(s) are subject to the Consent Notice applying to all 

Omarino lots. Section 6.3 contains an assessment of compliance against clauses in the 

Consent Notice relevant to Lots 18 & 15 (noting that the proposal involves a small part of Lot 

15).  

 

In addition, consent is required pursuant to the Proposed Northland Regional Plan (Appeals 

Version) (PNRP), and the National Environmental Standard Freshwater (NES-F) because of 

proposed modifications to an existing stormwater system, and extension of hardstand. The 

Northland Regional Council is the consenting authority for such consents and application to 

the NRC will be lodged separately and concurrently to this application to the Far North 

District Council.  

 

In summary, the proposal requires land use consent and for a boundary adjustment 

subdivision, pursuant to the Far North ODP; and consent pursuant to the PNRP and NES-F. 

Refer to section 6 of this Planning Report for details.   

 

A set of site and building plans is attached in Appendix 1; the proposed boundary 

adjustment draft scheme plan is attached in Appendix 2; and a location map is attached as 

Appendix 3. Further appendices are referred to throughout this planning report.  

 

1.2 Scope of this Report 

This assessment and report accompanies the Resource Consent Application, and is provided 

in accordance with Section 88 and Schedule 4 of the Resource Management Act 1991. The 

application seeks consent as a discretionary activity under the ODP, to construct additional 

boat sheds with hardstand area, and associated earthworks and vegetation clearance, and 

for a boundary adjustment subdivision.   

The information provided in this assessment and report is considered commensurate with the 

scale and intensity of the activity for which consent is being sought. The name and address 

of the owner of the property is contained in the Form 9 Application form.  
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2.0 PROPERTY DETAILS 

 

Location: Lots 15 & 18 Manawaora Road, accessed via 285 

Manawaora Road, Russell – refer Appendix 3 for 

Location Map 

 

Legal description: Lot 15 DP 391213, with a 1/17th share in Lot 18 DP 

391213, contained in Record of Title 423436, dated 

August 2008.  

Lot 18 DP 391213, owned in 17 shares by Lots 1-17 DP 

391213, contained in Record of Title 440867, dated 

August 2008, 8.455ha in area and held in ‘leasehold’. 

Copies of the Record of Titles are attached in Appendix 

7, along with relevant legal interests 

 

3.0 PROPOSAL IN DETAIL  

 

Land Use 

 

The new boat sheds will be of the same/similar design as the existing sheds. The buildings will 

have the same profile as the existing sheds. They are less than 8m in height. They will be in the 

same colour scheme, and of the same/similar materials, as the existing buildings.  

 

Summary details below: 

 

Building Coverage (noting there is no    Extension of 163m2; 

building coverage rule in the General    new building of 330m2 

Coastal Zone) – total footprint:     493m2 

 

Impermeable Coverage (existing):     16,388m2 

Proposed:       17,700m2 

Additional:       1,312m2 (2%) 

(incorporates share of Lot 18) 

 

Maximum Height:      5.5m 

 

Setback from Boundary:     4.9m at nearest point 

 

Sunlight:       <2m + 45o  

 

Volume of cut & fill:      2700m3 cut & 172m3 fill 

Area of earthworks:      1,534m2 

 

Retaining Wall detail:      up to 2.5m retained height max 



  Thomson Survey Limited 
Boundary Adjustment Subdivision & Land Use  Mar-25 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 5 

Planning Report and Assessment of Environmental Effects Job # 10615 

   
 
 

 

 

The development will require more cut than fill, as indicated above, with the surplus (2,525m3) 

being removed from site to a property also owned by Bentzen Farms, zoned Rural 

Production.  

 

Approximately 1,535m2 of vegetation clearance will be required to accommodate the 

proposed structures. The Landscape Mitigation and Ecological Enhancement Plan forming 

part of the reports prepared by the landscape architect and ecologist proposes various 

areas and types of re-vegetation to offset this clearance.  

 

Aspects where rule breaches have been identified have been bolded (above). 

 

Subdivision: 

 

Lot 18 (utility lot accommodating boat sheds) is jointly owned by the Omarino Residents 

Association’s members (17 lot owners, each having a 1/17th share). Lot 15, in the ownership of 

Bentzen Farms Limited, is one of those lots with a share in Lot 18. The draft scheme plan in 

Appendix 2 depicts the proposed boundary adjustment. This will see Lot 15’s area decreased 

slightly to 5.879ha and Lot 18’s area increased by the same small amount, to 8.587ha. 

 

The adjustment does not impact on the original consent’s average lot requirements or 

category of consent. It was a Management Plan subdivision relying on average minimum lot 

size requirements and the average remains unchanged following the adjustment. The 

identified building site for the eventual residential development of Lot 15 is at the upper end 

of that lot, well away from the proposed boundary adjustment area, and not affected.  

 

4.0 SITE DESCRIPTION  

 

4.1 Physical characteristics 

 

The site is located on Manawaora Road and accessed via the main Omarino entrance. 

Internal to the site, there is a gated entranceway controlling access. The development site is 

located beyond the entrance gateway and to the left as you move into the site, near 

Waipiro and Parakura Bays. The use of the development site (boat sheds) is logically located 

near water, but not immediately adjacent.  Lot 15 slopes up and away from Lot 18, inland 

and in a north westerly direction. It is vacant, with the nominated building platform for the Lot 

at the north western (and upper) end.  

 

Lot 18 accommodates all accessways within the development as well as recreational 

facilities as provided for in the original consent. These include boat sheds and utility 

buildings/structures. The site of the proposed additional boat sheds already accommodates 

three buildings, two of which are boat sheds and the third an associated implement and 

storage shed – refer to plans in Appendix 1.  
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Existing sheds 1-4 and concrete apron 

 

Part of the existing development included the construction of a man made stormwater 

(sediment control) pond. This has vegetation around its edges and within, some of which will 

require removal.  

 

 
Some of the vegetation requiring removal 

 

The sites within the Omarino development have been selected to ensure that all owners 

have privacy, and can enjoy the natural beauty of the bay. There are identified building 

envelopes and curtilage areas on each of the titles. Lot 18 is not subject to the same 

requirements, being a jointly owned utilty / facilities lot. Lot 15’s building site, as mentioned 

earlier, is at the opposite end of Lot 15 from its boundary with Lot 18, so is not affected by the 

minor boundary adjustment.  The bulk of Lot 15 is in regenerating indigenous vegetation.  
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4.2 Mapped features relevant to the site 

 

The site is zoned General Coastal in the Operative District Plan (ODP) with an Outstanding 

Landscape notation applying. Under the Proposed District Plan (PDP), the site is zoned Rural 

Production with a Coastal Environment Overlay.  

 

Whilst parts of Lot 18 are within Outstanding Natural Landscape and Feature areas, the area 

of development (including boundary adjustment) is outside of any such area.  

 

Part of the site is mapped in the PDP as being potentially subject to Coastal Flooding. No 

works are proposed within any area mapped as such. The site is not mapped as being 

subject to coastal or terrestrial erosion. The soils within the site are mapped as LUC Class 6. 

 

The site is identified on the FNDC’s Far North Maps, Species Distribution layer, as being within 

a ‘kiwi present’ area. The adjacent mangrove area (between development site and Waipiro 

Bay) is identified as being part of a Protected Natural Area (PNA) – “Eastern BOI Estuary”. 

 

The FNDC’s Far North Maps, Historic Sites layer identifies a single archaeological site near to, 

but not within, the area of proposed development.  

 

The site is not within any Treaty Settlement Statutory Acknowledgement Area or Treaty 

Settlement Area of Interest (Source: Proposed District Plan).  

 

4.3 Legal Interests 

 

The title for Lot 15 has a number of legal interests, all of which will remain unchanged after 

the boundary adjustment.   

 

Instrument Purpose 

7907807.2 Consent Notice imposed by Council as part of the original subdivision 

8828538.1 Variation to the above Consent Notice (none of the variation directly relevant to 

the application site) 

7907807.4 Easement in Gross to convey telecommunications in favour of what was at that 

time Telecom NZ (now Chorus) 

7907807.5 Easement in Gross to convey electricity in favour of Top Energy 

7907807.8 Subject to walkway and riding rights over part marked BE on DP 391213 

7907807.9 Subject to right of way and right to convey electricity, telecoms and computer 

media over same part 

7907807.12 Inspection and Maintenance easement in gross in favour of the Omarino Residents 

Association 

7907807.13 Encumbrance to Omarino Residents Association 

7907807.14 Lease agreement relating to Omarino Residents Association 

 

In addition to the above instruments, Lot 15 has appurtenant right of way pursuant to an old 

1977 instrument (Deed of Grant 638899.1) and appurtenant rights in relation to the use of 

Omarino’s common facilities, including walking and riding rights; as well as appurtenant 

ROW, services, water conveyance and electricity; and right of use and enjoyment of 
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reserve/open space. There is also a private Land Covenant (7907807.7) registered on the title 

in 2008. 

 

There are no legal interests listed on the title for Lot 18 given that it is owned in 17 shares 

equally split amongst 17 other titles and all legal interests affecting those 17 titles are listed on 

those titles as opposed to on the title for Lot 18. 

 

4.4 Consent History 

 

There are a host of consents (both resource consents and building consents) on the property 

files for Lots 15 & 18, however only a handful of those are relevant to those specific lots, the 

remainder applying to areas outside of the proposed development area. A summary of the 

relevant consent history for the development is outlined below.  

 

RC 2050323, and associated Environment Court Consent Order 20041055, created 17 lots plus 

a shared access and facilities lot. There was a subsequent variation to RC 2050323 in 2007 

which altered some boundaries (RC 2070967-RMAVAR), but this was not given effect to. 

There was a further Variation issued in June 2008 (RC 2080375). The current DP, containing 

Lots 15 and 18, is based on the RC 2080375 layout. 

 

Although not involving Lots 15 or 18, relevant consent history also includes RC 2170293-

RMASUB which consented a boundary adjustment (not too dissimilar to that being proposed) 

between Lots 16 and 25 of the original Omarino development.  

 

Lot 15 is vacant with no consent history specific to Lot 15 other than consents required for site 

access works (retaining walls). 

 

The existing built development within Lot 18 was consented as part of RC 2061250-RMALUC, 

issued in 2006 for a total of 4 boat shed buildings to accommodate 17 boats & implement 

shed and associated earthworks across two separate ‘sites’ within Lot 18 – the western site 

being our current application site area and an eastern site adjacent to the original Waipiro 

woolshed building.  

 

BC-2008-1996 gave effect to RC 2061250, where 2 boatshed buildings and an implement 

shed were constructed on the application site. More recently, EBC-2023-96 was issued and 

given effect to, extending the depth (length) of two of the boat shed bays in order to 

accommodate longer craft.  

 

4.5 Management Plan 

The six new boat shed spaces, to be accommodated in an extension to one existing building 

and a new nearby building, are over and above those consented in the original 

Management Plan consent. They therefore require separate land use consent, hence this 

application. The original consent provided for 17 boats to be accommodated across 4 boat 

shed buildings, two on our development site accommodating 9 boats, and two at the 

nearby woolshed site accommodating 8 boats. The proposal will mean 15 boats can be 
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accommodated in our development site, some of which will be in an additional boat shed 

building.   

Notwithstanding this, noting that the development is all in regard to shared utility facilities, I 

believe the proposed additional boat shed and spaces remains consistent with the 

management plan, where the main focus is on development on the individually owned lots. 

The purpose/aim of the original Omarino Management Plan is described in its section 1.0 as: 

 To provide for the use and enjoyment of the Omarino residential properties for 

owners, their families and guests. 

 To provide a basis for the development of resident’s association rules which will give 

effect to the purpose and provisions  of the Management Plan. 

 To establish Design Guidelines which will ensure that he development of buildings, 

structures and site landscaping have design integrity, and are sympathetic to the 

landscape and character of the property as a whole. 

 To provide ongoing maintenance for the native forest restoration which has been 

completed on the property. 

 To provide a regime for controlling animal pests and predators on the property. 

  To provide detailed provisions for the management of Brown Teal, an “at risk” bird 

species, for which the wetland on the property is a recognised habitat. 

 To provide for the maintenance of roads, tracks, communal buildings and other 

utilities on the property. 

 To provide controls and protocols to ensure the protection and maintenance of 

heritage sites and sites of cultural significance on the property. These include the 

creation of heritage covenants on the two pa sites on the property. 

 To establish a framework to ensure that the communal facilities provided at Omarino 

for the use of its residents, such as the recreation room and boating facilities, are used 

in a manner that respects neighbours in the Bay. 

 To bring the requirements of the resource consents authorising the subdivision and 

development, and the New Zealand Historic Places Trust Authority, to the attention of 

property owners. 

I have underlined the two aspects that are relevant to the proposal. I consider the proposal 

to be entirely consistent with those two aspects. The Management Plan establishes the 

Omarino Residents Association Incorporated (ORAI), of which all lot owners must be 

members.  

The Management Plan also establishes the Architecture and Landscape Review Panel to 

review and approve all house and curtilage area landscape designs and processes for 

approval as set out in the Management Plan’s Design Guidelines. These do not appear to 

apply to Lot 18, given that it is a utility lot. No development is proposed within Lot 15’s existing 

building envelope, to which architectural and design guidelines do apply. Notwithstanding 

this, the buildings are to be in keeping with the existing buildings, and of low height/profile 

and in recessive colours. Visual impact is minimal – refer to Landscape Visual Impact 

Assessment in Appendix 4. 
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Many of the Management Plan requirements are repeated in Consent Notices and 

Covenants registered on the affected titles. The re-vegetation programme of previously 

cleared areas, along with the pest animal / predator and weed control programmes, were 

required to be implemented by the ORAI. Maintaining the re-vegetated areas became the 

responsibility of individual lot owners. 

 

Archaeological sites were identified and subject to ongoing protection. Maori cultural values 

are to be recognised and respected on an ongoing basis. There are no identified 

archaeological sites in the vicinity of the proposed works. 

 

Architectural Guidelines form Part 2 of the Management Plan. There are 17 house sites within 

the management plan. Lot 18 is not included in Part 2 of the Management Plan. 

 

The Management Plan contains guidelines not rules, and I believe it sufficient to be guided 

by, and be generally consistent with, the design and landscape guidelines in the 

Management Plan. Although Lot 18 is a shared facilities lot and not subject to the 

comprehensive Landscaping and Planting Guidelines applying to the 17 house lots, a portion 

of the built development will be within the current Lot 15 boundaries.  

 

A Landscape Visual Impact Assessment has been commissioned and is provided in Appendix 

4. An Ecological Assessment is provided in Appendix 5. 

 

In summary I consider the proposal to be generally consistent with, and to adhere to, the 

Management Plan. There are consent notice clauses giving effect to some of the 

Management Plan that the proposal needs to be assessed against. This is addressed later in 

this report. 

5.0 SCHEDULE 4 – INFORMATION REQUIRED IN AN APPLICATION 

Clauses 2 & 3: Information required in all applications 

(1) An application for a resource consent for an activity must include the following: 

(a) a description of the activity: 
. 
 

Refer Sections 1, 3 and 6 of this Planning Report. 

(b) an assessment of the actual or 
potential effect on the environment of 
the activity: 

Refer to Sections 7 & 8 of this Planning Report. 

(b) a description of the site at which the 
activity is to occur: 
 

Refer to Section 4 of this Planning Report. 

(c) the full name and address of each 
owner or occupier of the site: 
 

This information is contained in the Form 9 attached to the 
application. 

(d) a description of any other activities 
that are part of the proposal to which 
the application relates: 

The application is for land use and boundary adjustment 
subdivision pursuant to the FNDC’s ODP.  
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(e) a description of any other resource 
consents required for the proposal to 
which the application relates: 

 

Consent is also required pursuant to the Proposed Northland 
Regional Plan and NES Freshwater, both administered by the 
Northland Regional Council (NRC). An application is being 
lodged separately with NRC. 

(f) an assessment of the activity 
against the matters set out in Part 2: 
 

Refer to Section 10 of this Planning Report. 

(g) an assessment of the activity 
against any relevant provisions of a 
document referred to in section 
104(1)(b), including matters in Clause 
(2): 
 

(a) any relevant objectives, policies, or 

rules in a document; and 
(b) any relevant requirements, 
conditions, or permissions in any rules 
in a document; and 
(c) any other relevant requirements in a 
document (for example, in a national 
environmental standard or other 
regulations). 
 

Refer to Sections 7, 8 and 10 of this Planning Report. 

(3) An application must also include any of the following that apply: 

(a) if any permitted activity is part of the 
proposal to which the application 
relates, a description of the permitted 
activity that demonstrates that it 
complies with the requirements, 
conditions, and permissions for the 
permitted activity (so that a resource 
consent is not required for that activity 
under section 87A(1)): 
 
(b) if the application is affected 
by section 124 or 165ZH(1)(c) (which 
relate to existing resource consents), 
an assessment of the value of the 
investment of the existing consent 
holder (for the purposes of section 
104(2A)): 
 
(c) if the activity is to occur in an area 
within the scope of a planning 
document prepared by a customary 
marine title group under section 85 of 
the Marine and Coastal Area (Takutai 
Moana) Act 2011, an assessment of 
the activity against any resource 
management matters set out in that 
planning document (for the purposes 
of section 104(2B)). 

 
 

Refer to sections 7 & 8. 
 
 
 
 
 
 
 
 
 
Not applicable. 
 
 
 
 
 
 
 
The site is not within an area subject to a customary marine 
title group. Not applicable. 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM231904#DLM231904
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2414711#DLM2414711
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM235206#DLM235206
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM236097#DLM236097
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM3597401#DLM3597401
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
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(4) An application for a subdivision consent must also include information that adequately defines the 
following: 

(a) the position of all new boundaries: 
(b) the areas of all new allotments, 
unless the subdivision involves a cross 
lease, company lease, or unit plan: 
(c) the locations and areas of new 
reserves to be created, including any 
esplanade reserves and esplanade 
strips: 
(d) the locations and areas of any 
existing esplanade reserves, 
esplanade strips, and access strips: 
(e) the locations and areas of any part 
of the bed of a river or lake to be 
vested in a territorial authority 
under section 237A: 
(f) the locations and areas of any land 
within the coastal marine area (which is 
to become part of the common marine 
and coastal area under section 237A): 
(g) the locations and areas of land to 
be set aside as new roads. 

 

Refer to Scheme Plans in Appendix 2.  

 

Clause 6: Information required in assessment of environmental effects 

(1) An assessment of the activity’s effects on the environment must include the following information: 

(a) if it is likely that the activity will 
result in any significant adverse effect 
on the environment, a description of 
any possible alternative locations or 
methods for undertaking the activity: 
 

Refer to Sections 7 & 8 of this planning report. The activity will 
not result in any significant adverse effect on the environment. 

(b) an assessment of the actual or 
potential effect on the environment of 
the activity: 

Refer to Sections 7 & 8 of this planning report. 

(c) if the activity includes the use of 
hazardous installations, an assessment 
of any risks to the environment that are 
likely to arise from such use: 
 

Not applicable as the application does not involve hazardous 
installations. 

(d) if the activity includes the discharge 
of any contaminant, a description of— 

(i) the nature of the discharge and 
the sensitivity of the receiving 
environment to adverse effects; 
and 
(ii) any possible alternative 
methods of discharge, including 
discharge into any other receiving 
environment: 

 

The proposal does not involve any discharge of contaminant. 

(e) a description of the mitigation 
measures (including safeguards and 

Refer to Sections 7 & 8 of this planning report.  

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM237276#DLM237276
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM237276#DLM237276
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contingency plans where relevant) to 
be undertaken to help prevent or 
reduce the actual or potential effect: 
 

(f) identification of the persons affected 
by the activity, any consultation 
undertaken, and any response to the 
views of any person consulted: 

 

Refer to Section 11 of this planning report. No affected 
persons have been identified. 

g) if the scale and significance of the 
activity’s effects are such that 
monitoring is required, a description of 
how and by whom the effects will be 
monitored if the activity is approved: 
 

No monitoring is required as the scale and significance of the 
effects do not warrant it. 

(h) if the activity will, or is likely to, have 
adverse effects that are more than 
minor on the exercise of a protected 
customary right, a description of 
possible alternative locations or 
methods for the exercise of the activity 
(unless written approval for the activity 
is given by the protected customary 
rights group). 

No protected customary right is affected.  

 

Clause 7: Matters that must be addressed by assessment of environmental effects (RMA) 

(1) An assessment of the activity’s effects on the environment must address the following matters: 

(a) any effect on those in the 
neighbourhood and, where relevant, 
the wider community, including any 
social, economic, or cultural effects: 

Refer to Sections 7, 8 and 11 of this planning report and also to 
the assessment of objectives and policies in Section 8. 

 (b) any physical effect on the locality, 
including any landscape and visual 
effects: 

Refer to Sections 7 & 8. The development site has no high or 
outstanding landscape or natural character values.  

(c) any effect on ecosystems, including 
effects on plants or animals and any 
physical disturbance of habitats in the 
vicinity: 

Refer to Sections 7 & 8.  

(d) any effect on natural and physical 
resources having aesthetic, 
recreational, scientific, historical, 
spiritual, or cultural value, or other 
special value, for present or future 
generations: 

Refer to Sections 7 & 8. The site has no aesthetic or scientific 
values that I am aware of, that will be adversely affected by the 
proposal. The proposed works are for recreational purposes, 
giving effect to an already issued development consent and 
management plan. No archaeological sites are affected.   

(e) any discharge of contaminants into 
the environment, including any 
unreasonable emission of noise, and 
options for the treatment and disposal 
of contaminants: 

The proposal will not result in the discharge of contaminants, nor 
any unreasonable emission of noise. 

(f) any risk to the neighbourhood, the 
wider community, or the environment 

The development site is not subject to hazard. The proposal 
does not involve hazardous installations. 
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through natural hazards or hazardous 
installations. 

 

6.0 COMPLIANCE ASSESSMENT 

 

6.1 Operative District Plan (ODP) 

 

Land Use Component: 

 

The property is zoned General Coastal in the Far North District Plan and has an Outstanding 

Landscape overlay. As such the proposal is subject to rules in both Chapter 10.6 and 

Chapter 12.1 of the Operative District Plan. Other relevant chapters include Chapter 12.2 

Indigenous Vegetation, Chapter 12.3 Excavation/Filling, and Chapter 12.7 relating to setback 

from water bodies. Any rows with ‘buff’ colouring represent identified breaches. 

 

I have not considered it necessary to assess the proposal against rules in Chapter 15.1 Traffic, 

Parking and Access. This is because the site is one of several created in a comprehensive 

development that incorporated internal private roads, formed to the standard required by 

the original consent. There is no need to re-visit access to the site.  

 

Table 1: 

Far North Operative District Plan:  

 

GENERAL COASTAL ZONE 

RULES: 

 

  

Permitted Standards Comment Compliance Assessment 
10.6.5.1.1 VISUAL AMENITY  

The following are permitted 

activities in the General Coastal 

Zone:  

(a) any new building(s) not for 

human habitation provided 

that the gross floor area of any 

new building permitted under 

this rule, does not exceed 50m² 

or for human habitation 

provided that the gross floor 

area does not exceed 25m2 ; 

and  

(b) the exterior is coloured 

within the BS5252 standard 

colour palette range with a 

reflectance value of 30% or less 

or are constructed of natural 

materials which fall within this 

range; or  

(c) any alteration/addition to 

an existing building which does 

not exceed 50m2, provided 

that any alteration/ addition 

 

New and extended buildings 

exceed 50m2.  

 

Part (b) is complied with. 

Proposed new boatsheds 6 & 7 

are additions to an existing 

building, and exceed 50m2, so 

part (c) cannot be complied 

with. 

 

 

 

The proposal does not involve 

renovation or maintenance. 

Therefore part (d) is not 

relevant. 

 

 

 

Cannot comply with parts (a) 

and (c). 
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does not exceed the height of 

the existing building and that 

any alteration/addition is to a 

building that existed at 28 April 

2000; or (d) renovation or 

maintenance of any building. 

 

10.6.5.1.2 RESIDENTIAL INTENSITY 

 

N/A – no residential units 

proposed. 

 

N/A 

10.6.5.1.3 SCALE OF ACTIVITIES Existing use right exists in that 

the development is part of 

facilities shared by 17 properties 

within an existing consented 

development. This remains the 

case. 

Already consented. 

10.6.5.1.4 BUILDING HEIGHT  

The maximum height of any 

building shall be 8m. 

 All buildings are less than 8m 

above ground level using rolling 

height method. 

Permitted. 

10.6.5.1.5 SUNLIGHT  

No part of any building shall 

project beyond a 45 degree 

recession plane as measured 

inwards from any point 2m 

vertically above ground level 

on any site boundary …. 

Proposed buildings will comply 

with 2m + 45 degree 

requirement (post boundary 

adjustment).  

 

Permitted. 

 

10.6.5.1.6 STORMWATER 

MANAGEMENT  

The maximum proportion of the 

gross site area covered by 

buildings and other 

impermeable surfaces shall be 

10%. 

 

 

The existing estimated total 

impermeable surface 

coverage (taking into account 

share of Lot 18) is 19%, with a 

proposed coverage of 21% (2% 

increase).  

 

 

Cannot comply. 

Equivalent controlled activity 

threshold 10.6.5.2.3 – 15% or 

4,000m2 whichever is the lesser 

Total % coverage exceeds 15% 

and 4,000m2. 

Cannot comply. Defaults to 

discretionary activity status. 

10.6.5.1.7 SETBACK FROM 

BOUNDARIES  

(a) no building shall be erected 

within 10m of any site 

boundary, except that on any 

site with an area of less than 

5,000m², this setback shall be 

3m from any site boundary; (b) 

no building for residential 

purposes shall be erected 

closer than 100m from the 

boundary of the Minerals Zone. 

 

 

Boatsheds 6 & 7, extending on 

from existing sheds 1-5, will be 

4.9m from property boundary.  

New sheds 8-11 inclusive 

(separate building) will be a 

minimum 10m from boundary 

and comply. 

 

 

Cannot comply in all cases. 

Defaults to restricted 

discretionary Rule 10.6.5.3.4.  

 

10.6.5.1.9 KEEPING OF ANIMALS  N/A – the proposal does not 

involve the keeping of animals. 

N/A 

10.6.5.1.10 NOISE  

All activities shall be so 

conducted as to ensure that 

noise from the site shall not 

exceed the following noise 

limits at or within the boundary 

of any other site in this zone, or 

 

Not expected to breach any 

noise rule requirements. 

 

Permitted 
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at any site zoned Residential, 

Russell Township or Coastal 

Residential, or at or within the 

notional boundary of any 

dwelling in any other rural or 

coastal zone: 0700 to 2200 

hours 55 dBA L10 2200 to 0700 

hours 45 dBA L10 and 70 dBA 

Lmax 

10.6.5.1.11 HELICOPTER 

LANDING AREA  

A helicopter landing area shall 

be at least 200m from the 

nearest boundary of any of the 

Residential, Coastal Residential, 

Russell Township or Point 

Veronica Zones. 

No helicopter landing area 

proposed in this application. 

N/A 

   
Controlled Activity Rule 

10.6.5.2.2 VISUAL AMENITY  

Any new building(s) or 

alteration/additions to an 

existing building that does not 

meet the permitted activity 

standards in Rule 10.6.5.1.1 are 

a controlled activity where the 

new building or building 

alteration/addition is located 

entirely within a building 

envelope that has been 

approved under a resource 

consent. 

 

 

The additional buildings are not 

entirely within a pre approved 

building envelope.  

 

 

Cannot comply. Defaults to 

restricted discretionary Rule 

10.6.5.3.1. 

Restricted Discretionary Rule 

10.6.5.3.1 VISUAL AMENITY 

The following are restricted 

discretionary activities in the 

General Coastal Zone:  

(a) any new building(s); or  

(b) alteration/addition to an 

existing building that do not 

meet the permitted activity 

standards in Rule 10.6.5.1.1 

where the new building or 

building alteration/addition is 

located partially or entirely 

outside a building envelope 

that has been approved under 

a resource consent. 

  

The proposal is considered 

consistent with 10.6.5.3.1.  

   

DISTRICT WIDE RULES   

   

Landscape & Natural 

Features 

  

12.1.6.1.4 EXCAVATION AND/OR 

FILLING WITHIN AN 

OUTSTANDING LANDSCAPE 

Excavation and/or filling on any 

 

 

 

Estimated total volume of cut 

 

Cannot comply 

 

The equivalent Restricted 
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site within an Outstanding 

Landscape as shown on the 

Resource Maps, is permitted 

provided that:  

(a) it does not exceed 300m3 in 

any 12 month period per site; 

and  

(b) it does not involve a cut. 

and/or filled face exceeding 

1.5m in height i.e. the maximum 

permitted cut and/or fill height 

may be 3m; and  

(c) any cut or fill areas that will 

be visible from a viewing point 

on a public road, public 

reserve, coastal marine area or 

the foreshore shall be stabilised 

using mulch, hydroseeding, or 

other rapid effective 

stabilisation technique. All other 

cut and fill areas will be 

revegetated as soon as 

practicable in the spring or 

autumn immediately following 

construction. 

and fill is 2,870m3. The highest 

engineer designed retaining 

wall, supporting a cut/fill face is 

2.5m. The definition of cut/fill 

face excludes any face of a 

height greater than 1.5m but 

no greater than 3m which is to 

be retained by a properly 

engineered retaining wall and 

for which a building consent 

has been issued. All retaining 

walls proposed in this 

development are less than 3m 

and be engineer designed.  

 

Discretionary Rule 12.1.6.2.2 

provides for anything more 

than 300m3 earthworks 

volumes.  

12.1.6.1.5 BUILDINGS WITHIN 

OUTSTANDING LANDSCAPES  

The following are permitted 

activities in an Outstanding 

Landscape, as shown on the 

Resource Maps:  

(a) where the zoning of the 

building platform is General 

Coastal any new building(s) not 

for human habitation provided 

that the gross floor area of any 

new building or buildings 

permitted under this rule, does 

not exceed 25m2 ; and;  

(b) where that building will be 

visible from a viewing point on 

a public road, public reserve, 

coastal marine area or the 

foreshore that is within 500m of 

that building, the exterior is 

coloured within the BS5252 

standard colour palette range 

with a reflectance value of 30% 

or less or is constructed of 

natural materials which fall 

within this range; or  

(c) any alteration/addition to 

an existing building where:  

 i. the alteration/addition does 

not exceed 25m2 in area or 

does not exceed 20% of the 

gross floor area of the existing 

building which is being altered 

 

 

Buildings are greater than 25m2. 

Can comply with part (b). 

The additional boat sheds 

connected to existing building 

have floor area in excess of 

25m2, so part (c) cannot be 

met. 

The site is zoned General 

Coastal. Therefore parts (d) and 

(e) are not relevant. 

 

 

Cannot comply with parts (a) or 

(c).  

 

 

The proposal can comply with 

restricted discretionary activity 

Rule 12.1.6.2.1. 



  Thomson Survey Limited 
Boundary Adjustment Subdivision & Land Use  Mar-25 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 18 

Planning Report and Assessment of Environmental Effects Job # 10615 

   
 
 

 

or added to, whichever is the 

lesser; and  

ii. the alteration/addition does 

not exceed the height of the 

existing building. 

(d) where the building site is not 

in the General Coastal Zone ... 

[not relevant]  

(e) where the building site is not 

in the General Coastal Zone ... 

[not relevant]  

 

Indigenous Flora and Fauna   
12.2.6.1.3 INDIGENOUS 

VEGETATION CLEARANCE IN THE 

GENERAL COASTAL ZONE  

The clearance of indigenous 

vegetation is a permitted 

activity in the General Coastal 

Zone, provided that:  

(a) the vegetation is less than 

6m in height or 600mm in girth 

(measured at a height of 1.5m); 

and  

(b) the clearance is not within 

20m of a lake (as scheduled in 

Appendix 1C), coastal marine 

area, indigenous wetland or 

continually flowing river; and  

(c) any clearance involving 

remnant forest does not 

exceed 500m2 ; and  

(d) in relation to the total area 

of any site existing as at 1 

February 2005 which has more 

than 50% of that area in 

indigenous vegetation, the total 

clearance does not exceed 

1ha or 15% of that area, 

whichever is the lesser, in any 10 

year period; or  

(e) in relation to the total area 

of any site existing as at 1 

February 2005 which has less 

than 50% of that area in 

indigenous vegetation, the total 

clearance does not exceed 

1,000m2 of that area in any 10 

year period. 

 

 

Part (a) - ......the indigenous 

vegetation proposed to be 

cleared or transplanted is 

relatively immature/young. The 

regenerated manuka scrub is 

less than 600mm in girth as are 

most of the trees adjacent to 

the existing concrete apron. 

The latter are also mostly less 

than 6m in height. I believe the 

vegetation to be cleared falls 

within the parameters 

permitted by part (a). 

Part (b) – clearance is not 

within 20m of any of the 

features listed, the indigenous 

wetland to the southeast of the 

development being a little over 

20m from the area being 

cleared - complies; 

Part (c) – clearance does not 

involve remnant forest - 

complies; 

In regard to parts (d) and (e), 

the title was not deposited until 

2008 so the ‘site’ did not exist as 

at 1 February 2005.   

 

 

Permitted. 

Soils and Minerals   

12.3.6.1.2 EXCAVATION AND/OR 

FILLING, INCLUDING OBTAINING 

ROADING MATERIAL BUT 

EXCLUDING MINING AND 

QUARRYING, IN THE ..... 

GENERAL COASTAL ..... ZONES  

Excavation and/or filling, 

 

Refer to volumes and cut/fill 

face heights earlier in this table. 

 

Cannot comply. 

 

The equivalent restricted 

discretionary Rule 12.3.6.2.1 

allows for up to 2000m3 

excavation/filling and retains 
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excluding mining and 

quarrying, on any site in the ...., 

General Coastal ..... Zones is 

permitted, provided that:  

(a) it does not exceed 300m³ in 

any 12 month period per site; 

and  

(b) it does not involve a cut or 

filled face exceeding 1.5m in 

height i.e. the maximum 

permitted cut and fill height 

may be 3m. 

 

the same restriction in regard to 

the height of any cut/fill face 

as the permitted standard. 

Total excavation & filling 

volume exceeds 2000m3. 

Defaults to discretionary 

activity status. 

 

 

Natural Hazards   

No Coastal Hazard 1 or 2 areas 

as mapped in the ODP, and no 

residential unit proposed (fire 

hazard).  

 

N/A 

 

N/A 

Lakes, Rivers, Wetlands & the 

Coastline 

  

12.7.6.1.1 SETBACK FROM LAKES, 

RIVERS AND THE COASTAL 

MARINE AREA  

Any building and any 

impermeable surface must be 

set back from the boundary of 

any lake (where a lake bed has 

an area of 8ha or more), river 

(where the average width of 

the riverbed is 3m or more) or 

the boundary of the coastal 

marine area, .....  

The setback shall be:  

(a) a minimum of 30m in the 

Rural Production, Waimate 

North, Rural Living, Minerals, 

Recreational Activities, 

Conservation, General Coastal, 

South Kerikeri Inlet and Coastal 

Living Zones;  

..... 

 

 

 

The rule does not apply to 

‘bridges’ or ‘culvert crossings’, 

so is only relevant to the actual 

buildings and other 

impermeable surface that is not 

‘bridging’ or ‘culvert’. 

All buildings and other 

impermeable surfaces will be 

more than 30m from the 

coastal marine boundary. 

 

 

 

 

Permitted. 

12.7.6.1.2 SETBACK FROM 

SMALLER LAKES, RIVERS AND 

WETLANDS  

Any building and any 

impermeable surface must be 

set back from the boundary of 

lakes (where the lake bed has 

an area of less than 8ha) 

smaller continually flowing rivers 

(where the average width of 

the river bed is less than 3m) 

and wetlands except that this 

rule does not apply to man-

made private water bodies. The 

setback shall be:  

(a) 3 x the area (ha) of the lake 

 

 

 

As above, this rule only applies 

to building or impermeable 

surfaces that are not regarded 

as bridging or a culvert.  

 

The proposed addition to the 

concrete turning area and the 

additional buildings, are closer 

than 30m from the natural 

inland wetland within the 

boundaries of Lot 18 – which is 

also the line of MHWS, beyond 

which is coastal marine area. 

 

 

 

N/A. 
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(e.g. if the lake is 5ha in area, 

the setback shall be 15m); 

and/or  

(b) 10 x the average width of 

the river where it passes through 

or past the site;  

provided that in both cases the 

minimum setback shall be 10m 

and the maximum setback shall 

be no more than the minimum 

required by Rule 12.7.6.1.1 

above;  

(c) 30m for any wetland of 1ha 

or more in area. 

The natural inland wetland 

within the title is less than 1ha in 

area. 

 

The rule does not apply to a 

man-made private water body, 

which a stormwater pond is 

considered to be. 

 

Whilst the site (Lot 18) contains one NZAA recorded archaeological site, there are no rules in 

Chapter 12.5 Heritage relating to NZAA recorded sites, only registered archaeological sites, 

of which there are none listed in the Operative District Plan’s schedules. 

 

Summary of rule breaches pursuant to the Operative District Plan: 

 

Zone Rules: 

 

10.6.5.1.1 (permitted) and 10.6.5.2.2 (controlled) Visual Amenity rules; 

10.6.5.1.6 (permitted) and 10.6.5.2.3 (controlled) Stormwater Management rules; 

10.6.5.1.7 (permitted) Setback from Boundary rule; 

 

District Wide Rules: 

 

12.1.6.1.4 (permitted) Excavation/Filling in an Outstanding Landscape; 

12.1.6.1.5 (permitted) Buildings in an Outstanding Landscape; 

12.3.6.1.2 (permitted) & 12.3.6.2.1 (restricted discretionary) Excavation/Filling in the General 

Coastal Zone; and 

 

Overall, the land use component of the application is a discretionary activity under the ODP.  

 

Subdivision:  

The proposal seeks to subdivide Lots 15 and 18 by way of a boundary adjustment.  

The relevant rule is:  

13.7.1  BOUNDARY ADJUSTMENTS: ALL ZONES EXCEPT THE RECREATIONAL ACTIVITIES AND 

CONSERVATION ZONES  

Boundary Adjustments Performance Standards Boundary adjustments to lots may be carried out as a 

controlled (subdivision) activity provided that:  

(a) there is no change in the number and location of any access to the lots involved; and  
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(b) there is no increase in the number of certificates of title; and  

(c) the area of each adjusted lot complies with the allowable minimum lot sizes specified for the 

relevant zone, as a controlled activity in all zones except for General Coastal or as a restricted 

discretionary activity in the General Coastal Zone (refer Table 13.7.2.1); except that where an existing 

lot size is already non-complying the degree of non-compliance shall not be increased as a result of 

the boundary adjustment; and  

(d) the area affected by the boundary adjustment is within or contiguous with the area of the original 

lots; and  

(e) all boundary adjusted sites must be capable of complying with all relevant land use rules (e.g 

building setbacks, effluent disposal); and  

(f) all existing on-site drainage systems (stormwater, effluent disposal, potable water) must be wholly 

contained within the boundary adjusted sites.  

Part (a) is complied with as there is no change in the number or location of access to the 

lots; 

Part (b) is met as there is no increase in the number of lots; 

Part (c) is met because the two lots in question are already less than the restricted 

discretionary minimum lot size of 20ha in the General Coastal Zone and the degree of non 

compliance is not affected. The entire development was the subject of a management plan 

subdivision, containing average lot size provisions. The average does not change.  

Part (d) is met in that the lots are contiguous. 

Part (e) cannot be met because the proposed boatsheds, despite the boundary adjustment, 

will still not meet the 10m setback requirement.  

Part (f) is met as all on site drainage systems will be contained within the boundary adjusted 

lots. 

 

Technically, the inability to comply with part (e) means the boundary adjustment is then 

assessed against zone rules in 13.7.2 to 13.7.10. This is a known ‘typo’ error in the ODP as there 

are no zone rules so numbered, and no 13.7.5 through 10 in the subdivision chapter. In any 

event, the lots are part of a management plan subdivision and will remain so. Therefore a 

failure to meet part (e) above defaults the boundary adjustment component to discretionary 

activity status. The boundary setback breach, when viewed in isolation, would only result in 

restricted discretionary activity status, and in fact could have been a ‘deemed permitted 

activity’. However, due to other land use breaches, this approach cannot be taken. 

 

Overall, the combined land use/subdivision proposal is a discretionary activity under the 

Operative District Plan (ODP).  

 

6.2 Proposed District Plan (PDP) 

 

The FNDC publicly notified its PDP on 27th July 2022. Whilst the majority of rules in the PDP will 

not have legal effect until such time as the FNDC publicly notifies its decisions on submissions, 
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there are certain rules that have been identified in the PDP as having immediate legal effect 

and that may therefore need to be addressed in this application and may affect the 

category of activity of the application under the Act. 

 

Rules identified by the Council as having legal effect include: 

 

Rules HS-R2, R5, R6 and R9 in regard to hazardous substances on scheduled sites or areas of 

significance to Maori, significant natural areas or a scheduled heritage resource.  

As the proposal does not involve hazardous substances, these rules are not relevant to the 

proposal. Neither is the site a scheduled site or area of significance to Maori, or a significant 

natural area, or a scheduled heritage resource. 

 

Heritage Area Overlays – N/A as none apply to the application site. 

 

Historic Heritage rules and Schedule 2 – N/A as the site does not have any identified 

(scheduled) historic heritage values. 

 

Notable Trees – N/A – no notable trees on the site. 

 

Sites and Areas of Significance to Maori – N/A – the site does not contain any site or area of 

significance to Maori. 

 

Ecosystems and Indigenous Biodiversity – Rules IB-R1 to R5 inclusive. 

 

IB-R1 is entitled Indigenous vegetation pruning, trimming and clearance and any associated 

land disturbance for specified activities within and outside a Significant Natural Area and 

applies to all zones. It sets out what indigenous vegetation is permitted. I do not believe that 

the indigenous vegetation clearance required would fit within any of the permitted activities 

outlined in IB-R1. As such, the clearance will be subject to IB-R3 and R4 below (IB-R2 not 

being relevant as it only applies to clearance required for papakainga housing). 

 

IB-R3 provides for up to 100m2 clearance in any one calendar year of indigenous vegetation 

within a Significant Natural Area. However, Significant Natural Areas are not mapped or 

scheduled in the PDP. Instead reliance is placed on the definition in the PDP:  

 

means an area: 

 identified in Schedule 4 of the District Plan as an area of significant indigenous vegetation or 

significant habitat of indigenous fauna; or 

 assessed by a suitably qualified and experienced ecologist as meeting one of the criteria for 

ecological significance in Appendix 5 of the Regional Policy Statement for Northland 2016 or 

within any more recently gazetted National Policy Statement on indigenous biodiversity. 

The area to be cleared exceeds 100m2. Schedule 4 is, at this point in time, empty. The area 

to be cleared has been assessed by a suitably qualified and experienced ecologist who has 

concluded that it does not meet the criteria for being ‘significant indigenous vegetation’ or 

habitat. As such IB-R4 becomes relevant. 
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IB-R4 provides for up to 5,000m2 of indigenous vegetation clearance in the Rural Production 

Zone (which is the application site’s zoning under the PDP) but only where a report has been 

obtained from a suitably qualified and experienced ecologist confirming the indigenous 

vegetation does not meet the criteria for a Significant Natural Area. This has been provided 

and less than 5,000m2 is being cleared. This rule is therefore met. The Ecological Assessment is 

contained in Appendix 5 of this planning report. 

IB-R5 relates only to plantation forestry and activities and is therefore not relevant. 

 

Subdivision (specific parts) – None of the subdivision provisions relevant to the boundary 

adjustment have legal effect. 

 

Activities on the surface of water – N/A as no such activities are proposed. 

 

Earthworks – Only some rules and standards have legal effect. These are Rules EW-R12 and 

R13 and related standards EW-S3 and ES-S5 respectively. EW-R12 and associated EW-S3 

relate to the requirement to abide by Accidental Discovery Protocol if carrying out 

earthworks any artefacts are discovered. This requirement can be met and is a requirement 

under heritage legislation in any event. EW-13 and associated EW-S5 relate to ensuring 

Erosion and Sediment Control measures are in place during earthworks. They cite 

compliance with GD05. This can be a requirement of any consent issued.  Both requirements 

are offered as conditions of consent. 

 

Signs – N/A – signage does not form part of this application. 

 

Orongo Bay Zone – N/A as the site is not in Oronga Bay Zone. 

 

In summary, I have not identified any breaches of rules (having legal effect).  

 

There are no zone rules within the Rural Production Zone with immediate legal effect, nor any 

rules applying to the Coastal Environment; Outstanding Natural Landscape; or High Natural 

Character overlays.   

 

6.3 Assessment of Development against Consent Notice 7907807.2 

 

This consent notice has been varied by 8828538.1. Both the original and varied versions are 

attached as part of Appendix 7. The variation has relevance only insofar as it establishes a 

precedent of sorts. The variation was granted by the Council in order to give effect to a 

resource consent which, amongst other things, sought to construct water tanks and access 

track outside any defined building envelope areas. This suggests that the Council is prepared 

and able to consider and grant small variations to site layout and design rather than insist on 

absolute compliance with requirements of the Consent Notice.  

 

A boundary adjustment subdivision is required, which may appear contrary to clause (i) of 

the Consent Notice. However, it is not without precedent - refer to RC 2170293-RMASUB, a 

previous boundary adjustment between the original Lots 16 and 25. 
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The Consent Notice has a total 37 clauses, not all of which relate to or affect Lots 15 and 18. 

An assessment of the proposal against those clauses that are relevant follows: 

 

1. Further subdivision of Lots 1 through 12, 14 through 17, 19, 20, 21 and 25 on the plan is 

prohibited. 

 

In the processing of RC 2170293-RMASUB, it was accepted that the boundary 

adjustment did not in fact represent the subdivision of any lot, primarily because the 

boundary adjustment did not create any additional allotments. To quote from the 

Council’s s95 report for 2170293: 

 

“Boundary adjustments applications are a form of subdivision in terms of the District 

Plan, however, the definition of subdivision in the District Plan refers to that as defined in 

s218 of the Act. The definition suggests that subdivision results in the issue of a separate 

title, lease or cross lease of part of the title, or the creation of an additional unit title; all 

of which result in increased development/use rights. As indicated by the applicant, this 

is not the case in this instance; no development beyond what was intended by the 

underlying subdivision consent will be possible as a result of the application. As such it is 

agreed that approving this application would not be contrary to the existing consent 

notice condition which it is considered was established to prohibit further development 

and/or increase in use so as to ensure the low density character of the development is 

maintained in the future”. 

 

If the above is accepted to have created a precedent, no change to clause 1 is 

required. 

 

Clauses 2-7 do not apply to Lots 15 or 18. 

 

8. The external cladding of all buildings constructed on all lots on the plan shall be in 

accordance with the management plan as approved for the subdivision evidenced 

by the plan such management plan being entitled “Omarino Residents Association 

Management Plan dated October 2007” (“the management plan”). 

 

 Refer to Architectural Plans in Appendix 1 - complies. 

 

9. The re-vegetation of those parts of Lots 1 through 12, 14 through 17, 19, 20, 21 and 25 

on the plan that are outside of the curtilage areas of each of such lots such being ..... 

 - that part of lot 15 on the plan as is shown marked with the letters “BA” 

 shall be maintained in perpetuity. 

 

 This is only applicable to Lot 15. Area ‘BA’ is at the north end of Lot 15, with the majority 

of the remainder of the lot in vegetative cover. The bottom portion of Lot 15, nearest 

the boat sheds and some of which is to be part of the development area, is not 

considered one of the re-vegetated areas referred to in this clause. It is cleared 
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grassland and used to store nursery plants and some equipment. I do not believe the 

proposed development is contrary to clause 9 above. 

 

10. All the archaeological sites located within Lots 1 through 12, 14 through 17, 19, 20, 21 

and 25 on the plan shall remain undisturbed. 

 

 This clause is only applicable to Lot 15 and there is no archaeological site within Lot 15 - 

complies. 

 

Clause 11 does not apply to Lots 15 or 18. 

 

12. ...... ensure that the approved landscaping planting for each lot is commenced within 

12 months of the landscape plan being approved and is maintained for the duration of 

the consent with any plants that are removed or damaged to be replaced as soon as 

possible or within the next planting season (being 1 May to 30 September in each 

calendar year). 

 

 Applicable to Lot 15 only and this application does not involve any Landscaping as 

part of any residential development on Lot 15. Not applicable. 

 

13. ..... adhere to the management plan and ensure: 

 

(i) The ongoing management of the re-vegetation, archaeological, heritage, 

utility and recreational areas shown on the plan; 

(ii) Compliance with the design guidelines for buildings on the lots; and 

(iii) All re-vegetation requirements of the re-vegetation plan approved by the 

Council applicable to each lot is undertaken. 

 

This applies to all lots. The proposed development will ensure the ongoing 

management of re-vegetation, archaeological, heritage, utility and recreational areas 

shown on the plan; and will comply with any relevant design guidelines for buildings. 

The third clause (iii) is in the past tense, i.e. has been previously undertaken.   

 

Clause 14 does not apply to Lots 15 or 18.  

 

15. ....... shall, in constructing any new buildings thereon, adhere to the design guidelines as 

were outlined in the AEE lodged with the application for the consent evidenced by the 

deposit of the plan (RC 2050363) and the management plan. 

 

 This affects all lots and will be complied with. 

 

16. No cats and no mustelids shall be kept on or brought onto any of the lots on the plan. 

 

 No cats or mustelids will be kept or brought onto site - complies. 
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17. Unless authorised by a resource consent or by the district plan as a permitted activity, 

buildings on each lot in the plan shall be restricted to: 

 

(i) One residential unit; 

(ii) One caretaker’s residential unit not more than 125m2 in gross lfoor area; 

(iii) One non-residential building; and 

(iv) Water storage facilities. 

 

With the combined size of any caretaker’s unit and non-residential building not 

exceeding 50% of the residential unit’s gross floor area. 

 

This clause appears to apply to all lots which is potentially an error given that Lot 18 

does not contain any residential unit, and is not permitted to do so, and already 

contains more than one non-residential building. Notwithstanding that, the clause 

begins with the words ‘unless authorised by a resource consent’. This application is 

seeking such a consent - complies.    

 

18. The external appearance of all buildings constructed on the lot shall be in accordance 

with the design details contained in the management plan and shall, in the case of 

buildings on Lots 17 and 18 be traditional cladding and colours. 

 

 Applies to both lots and will be complied with.    

 

19. All electricity, telecommunication and other utility services shall be laid underground. 

 

 All services will be underground - complies. 

 

20. All earthworks, including those required to construct accessways to building sites, shall 

be so designed to cause minimal impacts on the landscape and any exposed cuts 

shall be re-grassed or planted in native vegetation. 

 

 This will be complied with. 

 

21. The keeping of dogs is limited to a maximum of two per lot with all dogs to be: 

 

(i) Confined to the cartilage area when in the company of the owner or their 

invitees, or otherwise enclosed in an escape proof enclosure; or 

(ii) If outside the cartilage area, then secured by way of a hand held leash. 

 

This will be complied with on an ongoing basis. 

 

22. The development on each buildable area on each lot is to proceed in accordance 

with the recommendations contained within the geotechnical report prepared by 

Tonkin and Taylor Limited dated September 2004 (Job No. 21778) and submitted with 

the application for consent, such specifically requiring that a site specific geotechnical 
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investigation be carried out for all of the proposed building platforms, accessways and 

effluent fields prior to any building consent application and earthworks commencing. 

 

 I surmise that this clause is intended to apply to the privately owned lots at time of 

development rather than the jointly owned utilities lot. No works is proposed on Lot 15’s 

building envelope. In any event, geotechnical investigation and assessment forms part 

of this application - complies. 

 

23. None of the non-residential ancillary buildings and water storage facilities shall be used 

for residential purposes without the prior written consent of the Council and no cooking 

or food preparation facilities are to be installed in these non-residential buildings or 

water storage facilities. 

 

 This clause will be complied with.  

 

24. No part of the recreation facility on Lot 18 on the plan is to be used as a licensed 

restaurant/hotel/bar without further written consent from the Council. 

 

 No such activity is proposed - complies. 

 

25. Effluent disposal on each lot shall be allocated in accordance with the 

recommendations contained in the Richardson Stevens Consultants (1996) Limited 

report dated 28 September 2004 as submitted with the AEE lodged with the application 

for the consent evidenced by the deposit of the plan (RC 2050363) with each effluent 

disposal field to be located at least 30m from mean high water springs with the 

ongoing operation and maintenance of each system to be covered by a 

maintenance agreement undertaken by the system supplier or its authorised agent. 

 

 No new system is proposed. Existing system’s disposal field is more than 30m from 

MHWS. A maintenance agreement is in place - complies.  

 

26. .... implement and continue to maintain and replant re-vegetation on each lot in terms 

of the relevant re-vegetation plan approved for each lot outside of the curtilage area, 

including the first 20m landward of mean high water springs. 

 

 I do not believe any re-vegetation plan applies to Lot 18. In any event proposed re-

vegetation post development exceeds (in m2) existing vegetative over. This clause will 

be complied with where relevant. 

 

27. .... implement and continue to maintain and replant re-vegetation landscape planting 

as provided for in the management plan for all covenanted areas and maintain or 

repair any stock exclusion structures. 

 

 This will be complied with where relevant.  
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28. .... acknowledge the archaeological records affecting the lots and as detailed in the 

report prepared by Clough & Associates Limited dated September 2004 and 

acknowledge that: 

 

(i) There is a prohibition on the destruction of any archaeological site such being in 

contravention of the NZ Historic Places Act 1993; and 

(ii) There is a requirement to carry out an archaeological assessment prior to 

undertaking any earthworks near a recorded site. 

 

This is acknowledged - complies. 

 

Clause 29 does not apply to Lots 15 or 18. 

 

30. All buildings shall be located at least 30m landward of mean high water springs. 

 

 Refer to plans - complies. 

 

31. No construction of buildings or construction activity shall be located on any of the lots 

on the plan within 10m of the outer edge of any archaeological site protected by the 

NZ Historic Places Act 1993 in the absence of an authority to modify or destroy that site. 

 

 No activity will be taking place within 10m of any archaeological site - complies. 

 

32. .... in constructing any buildings thereon, adhere to the design guidelines outlined in 

the AEE submitted with the application for the consent for the subdivision .... the draft 

management plan .... (which will include conditions that reflectivity will not exceed a 

maximum of 30%), and the Management Plan .... 

 

The proposal includes new boatsheds, a part of which will be within the current Lot 15 

boundaries and as such Clause 32 applies. This requires adherence to design guidelines 

in the Management Plan and ensuring a reflectivity value of less than 30%. This will be 

complied with. 

 

33. The maximum rolling height above ground level of each building on Lots 13., 15, 16 and 

25 shall be .... in the case of Lot 15 – no more than 5m above ground level providing 

that the eastern end of the building area a maximum RL of 122m ASL applies and for 

the remainder of the buildable area a maximum RL of 123m ASL applies. 

 

No part of any buildings to be located within what are the current Lot 15 boundaries is 

within the building envelope to which the above clause applies (evidenced by the ASL 

figures). Our development area is less than 10m ASL - complies.  

 

34. No building shall be erected on Lot 15 on the plan until such time as the proposed 

amenity tree plantings as illustrated on Figure 5 of the Boffa Miskell folio drawing dated 

October 2007, or native screen planting backdrop/foreground to the south east and 

the south west of the proposed dwelling has achieved a height of RL 124m ASL... 
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The referred to amenity tree plantings are directly related to the upper building site 

within Lot 15, and not in the area of proposed development. Not applicable.   

 

35. Prior to any development occurring on Lots 14, 15 and 16 on the plan a full assessment 

of visual and landscaping effects is to be undertaken by a qualified and experienced 

landscape architect as part of any future resource consent application to the 

Council.... 

 

This is provided - complies. 

 

Clause 36 applies to Lot 15 but only when constructing effluent disposal systems. None is 

proposed for Lot 15. Not applicable.  

 

Clause 37 applies to Lot 15 but only when developing the buildable area within that Lot. It is 

not considered applicable.   

 

In summary, and providing Council accepts the precedent set by a previous boundary 

adjustment in regard to Clause 1 of the above consent notice, no changes to the Consent 

Notice area required.   

 

7.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS – LAND USE 
 

The potential effects of the land use component of this proposal can be broadly summarised 

as follows: 

 

 Positive Effects; 

 Landscape and Visual Effects; 

 Effects on Indigenous vegetation and habitat; 

 Earthworks and construction effects; and 

 Land Stability & Natural Hazards; 

 Stormwater, wastewater and water supply; and 

 Archaeological/cultural Effects. 

 

7.1 Positive Effects 

 

The property is part of the comprehensive Omarino Management Plan subdivision consent, 

granted following an extensive process of consultation, submissions, hearings, Appeal and 

Consent Order. Time has proven that the consent has successfully enabled the type of 

development (and management of that development) envisaged by the original applicants 

and considered acceptable by the community and affected persons. There are now several 

homes built on the lots created by the Management Plan subdivision, with every lot owner 

being a member of the Omarino Residents’ Association Inc. The shared utilities/facilities lot is 

developed as proposed. 
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An integral component of the Management Plan development was the creation of the 

Omarino Residents’ Association Inc and joint ownership of Lot 18. This lot accommodates 

access and other shared facilities such as boat sheds. Several boat sheds and an associated 

implement shed have already been built in the area of development, complementing the 

balance additional boat sheds constructed on another part of Lot 18 near the old woolshed 

at Waipiro Bay. The construction of the existing boatsheds was consented through RC 

2061250-RMALUC, and two of those sheds have since been lengthened to accommodate 

longer craft.  

 

The ongoing development of more and more of the lots created as part of the Omarino 

Development has resulted in growing demand for more boat shed space. This proposal 

provides for 6 additional sheds to meet that demand.   

 

Locating the additional shared facilities primarily within the shared lot, and accessed via the 

shared access, is in keeping with the intent of the original management plan. The proposal 

provides for the needs of the members of the Omarino Residents’ Association, providing a 

secure storage area for their assets. 

 

7.2 Landscape, natural character and visual amenity 

 

A Landscape Visual Impact Assessment (LVIA) is contained in Appendix 4. This has been 

prepared by Christine Hawthorn Landscape Architect.  

 

Buildings in the General Coastal Zone and in an Outstanding Landscape are subject to rules 

in the Operative District Plan. Consent is required in this instance for breaches of the following 

rules: 

The General Coastal Zone and Rules 10.6.5.1.1 (permitted) and 10.6.5.2.2 (Controlled) Visual 

Amenity; 

The Outstanding Landscape overlay and Rule 12.1.6.1.5 (Permitted) Buildings within 

Outstanding Landscapes. 

 

Whilst there is no pre consented building and curtilage “envelope” within Lot 18, there is 

within Lot 15. This Lot 15 envelope is not, however, involved in this proposal, being at the 

opposite end of Lot 15 to the development area. The proposal involves a minor boundary 

between Lots 15 and 18 and a part of the new buildings will be within what is currently Lot 15. 

A small amount of clearance of indigenous vegetation is required and the proposal includes 

like-for like re-vegetation on other parts of the site around the development area, resulting in 

a net increase in vegetative cover. This re-vegetation plan has been created with input from 

both the landscape architect and ecologist.   

The LVIA in Appendix 4 describes the site and its landscape context; describes the proposal 

in detail; and the relevant content and requirements of the Omarino Management Plan. It 

discusses vegetation removal necessary for the development, and the proposed landscape 

mitigation and ecological enhancement to offset / mitigate any adverse effects resulting 

from that vegetation removal.  
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The LVIA then assesses the impact of the proposed development on landscape and visual 

amenity values. It concludes that the degree of change will be very small and the proposal 

will generate less than minor potential adverse visual effects. Overall, there is a low level of 

effect upon landscape values and the key attributes of the receiving environment. The LVIA 

concludes that the potential adverse landscape effects will be less than minor. It also 

concludes that with the mitigation proposed, the proposal will generate less than minor 

potential adverse effects upon natural character values.  

 

The LVIA discusses the statutory context and that commentary is supplementary to that 

contained in this planning report, in terms of objectives and policies in district, regional, and 

national policy planning instruments. 

 

Refer to the LVIA, section 6.1, for an assessment of the proposal against the criteria listed 

under Rule 12.1.6.2.1. 

 

Summary 

 

In summary, I refer you to section 7 of the LVIA where the conclusion states that potential 

adverse effects will be less than minor; that the proposal is generally in accordance with the 

Omarino Management Plan and associated Design Guidelines which will ensure that the 

development is sympathetic to the landscape and character of the property as a whole; 

and the development is sensitive to the coastal environment it is located within, and is 

consistent with the relevant assessment criteria, objectives and policies of the ODP, PDP and 

NZCPS and RPA. 

7.3 Effects on Indigenous vegetation and habitat (including waterbodies) 

 

Refer to both the LVIA and Ecological Assessment in Appendices 4 & 5 respectively. 

 

The proposal necessitates re-development / upgrading of an existing culvert and in-filling a 

small portion of the existing stormwater pond. These works potentially impact the inland 

wetland into which the existing culvert discharges, and on the stormwater attenuation within, 

and discharge from, the site. No works are being carried out within the inland wetland. The 

existing culverts are not being extended and no new structures, earthworks of vegetation 

clearance is occurring in the wetland.  

 

The stormwater management design proposed will result in a lesser peak flow (flow volume 

and velocity) leaving the site than currently. No changes to the hydraulic functionality of the 

wetland is envisaged.  

 

The Ecological Assessment in Appendix 5 confirms that the indigenous vegetation proposed 

to be removed is not ‘significant’. Effects of such clearance are negligible. Any loss of 

indigenous vegetation through permanent clearance is more than offset by proposed re-

vegetation – refer to Appendices 4 & 5. 
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The stormwater pond is not an inland wetland by definition. However, it does fall within the 

broad definition of “river” as contained in the RMA, because historically there was a flowing 

water course where the stormwater pond now sits. The proposal includes in-filling a small part 

of the stormwater pond in order to support the extended hardstand area, allowing for onsite 

vehicle manoeuvring. This is technically ‘reclamation’ of river bed, albeit the stormwater 

pond has ceased functioning as a flowing ‘river’ for quite some time.  

 

The proposal also includes extending the existing culverts underneath/through that in-fill in 

order that they continue to drain/ manage runoff collected in the stormwater pond. These 

physical works (along with the vegetation clearance) trigger consenting requirements under 

regional and national planning instruments, administered by the NRC. 

 

The additional impermeable surface coverage and earthworks also breach District plan 

rules. 

 

The Ecological Assessment in Appendix 5 concludes that offset is the practicable primary 

form of effects management. The clearance of 1,535m2 of vegetation is more offset by 

proposed re-vegetation planting. This results in a net gain in area coverage, as well as in 

indigenous floral diversity, restoration of pattern, and integrity. Omarino has on-site 

management, highly experienced in enacting / implementing the proposed re-vegetation 

plantings. 

 

The culvert extensions cannot provide fish passage but do not do so now. The proposed 

extensions, therefore, represents no change to the current status.  

 

Subject to the hydraulic neutrality provided in engineering design, the natural inland wetland 

into which the existing culverts discharge, will not be subject to adverse effects. The proposal 

is to be undertaken with regard to the long term functionality and integrity of the wider 

environment, recognising the connectivity of the site waterways. 

 

Overall, the ecological assessment concludes that the proposal will result in a level of effects 

that can be addressed through the environmental management effects hierarchy, to obtain 

a very low impact, or less than minor level of effects.  

 

7.4 Access to the Coastal Marine Area 

 

In terms of the boundary adjustment, Lot 18 is a jointly owned access and facilities lot and is 

greater than 4ha in area. It will remain greater than 4ha. Lot 15 does not adjoin the coastal 

marine area and is (and will remain) greater than 4ha in area.  The proposal does not 

therefore trigger any requirement for public access.  

 

The primary intent of the boat sheds is to provide safe and secure storage for crafts. There is 

no expectation or requirement for this proposal to provide for any additional public access. 

 

 

7.5 Earthworks and construction effects 
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As with visual amenity considerations, the earthworks required for this proposal must be 

assessed against two separate, but related rules: 

12.3.6.1.2 (Permitted) & 12.3.6.2.1 (Restricted Discretionary) – Excavation and/or Filling; and 

12.1.6.1.4 (Permitted) & 12.1.6.2.2 (Restricted Discretionary) Excavation and Filling within an 

Outstanding Landscape.   

The LVIA in Appendix 4 also assesses the visual impact of proposed earthworks. Where cut 

and fill batters are used, the earthworks will be re-vegetated with indigenous plantings as 

shown on the Landscape Plan in the LVIA. The proposed landscape plantings will mitigate 

the potential adverse landscape and visual effects of earthworks so that the outstanding 

landscape values of the property and surrounding landscape are maintained.  

A Site Suitability & Development Report has been provided in support of this application - 

refer to Appendix 6. The estimated total volume of cut is 2697.58m3, and fill volume of 

172.31m3, resulting in net earthworks volume of 2525.27m3, over an area of 1534.14m2.  The 

Report contains details of earthworks, retaining wall structures, and an Environmental Silt 

Control Plan. The Report’s section 6 contains Earthworks Recommendations – addressing site 

preparation, cut batter slopes, engineered fill, site drainage and foundation preparation.  

There is no archaeological site within 160m of the development area, therefore no need to 

define any 10m perimeter area prior to any earthworks commencing. Earthworks will be 

subject to the Accidental Discovery Protocol and be carried out in accordance with Erosion 

and Sediment Control measures in compliance with GD05.  

  

 

The above photos show the area behind the existing development on which the bulk of the 

earthworks will be carried out. 

Construction Effects 

The Management Plan contains a section dealing with Construction. This seeks the 

cooperation of owners, builders and trades people to ensure that the environment and 

neighbours are not unnecessarily disrupted during construction works. These guidelines will be 

followed during construction so as to remain consistent with the Management Plan.  
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7.6 Land Stability & Natural Hazards  

 

The Site Suitability & Development Report in Appendix 6 includes site investigations and soil 

classification, addresses site stability, and makes engineering recommendations in regard to 

building foundations and retaining walls. The report contains a natural hazards assessment in 

its section 4.    

7.7  Stormwater, wastewater and water supply  

 

Stormwater & Drainage 

 

The percentage coverage exceeds both permitted and controlled activity thresholds 

applying to the zone. The proposal, however, represents only a 2% overall increase in 

coverage.  

The Site Suitability & Development Report in Appendix 6 contains a comprehensive 

assessment on stormwater management, proposing on site management and control of 

stormwater on site such that the flow volume and velocity leaving the site will be less than 

the current outflow, i.e. an improvement / positive effect.   

The on-site works being proposed will require consent pursuant to both the PNRP and the 

NES-F. Application to the NRC is being made concurrently with this application to the FNDC. 

Wastewater (Effluent Disposal) 

 

There is an existing on site wastewater system serving the staff room space within the 

implement shed. This is functioning to specification and will not be changed. It will not be 

impacted by proposed stormwater management and all components will remain within the 

boundaries of an adjusted Lot 18.  

 

Water Supply 

 

The site is not reticulated. Currently water supply is via roof catchment into storage tanks, with 

sufficient volume proposed for all uses – potable, non potable and dedicated fire fighting 

supply.  

7.8  Archaeological/cultural Effects   

 

The original Omarino Management Plan subdivision was subject to a comprehensive 

archaeological assessment and survey. No archaeological site is identified within the area of 

development, the nearest being Q06/1302, located 160m north of the development area, 

adjacent to an existing access road. This is described as a “midden”, located “on the 

northeast side of the road that branches west from the main drive, above the nursery at a 

crossroad of two tracks halfway up the hill”.  
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The ADP protocol will apply and Erosion and Sediment Control will be undertaken in 

accordance with GD/05, as required by the PDP.  

 

The development is immediately adjacent to existing development. It is proposed to replace 

any indigenous vegetation cleared, with new plantings elsewhere. The culvert upgrade and 

in-fill works will be carried out so as to minimise adverse effects downstream of the site. There 

will be no adverse effects on the waters within the coastal marine area.  

 

In summary I believe potential adverse effects on heritage or cultural values will be less than 

minor.  

 

8.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS – SUBDIVISION 

 

The boundary adjustment subdivision has been assessed as requiring consent as a 

discretionary activity, solely because of a minor boundary setback breach. In all other 

aspects it meets the controlled activity criteria. The following AEE is provided to the level of 

detail commensurate with the nature of the proposal. 

 

8.1  Minimum area for vacant new lots and new lots which already accommodate 

structures 

 

The adjusted lots remain large. The pre approved building envelope within Lot 15 is not 

affected. Lot 18, now slightly enlarged, remains of a suitable size and shape to 

accommodate the shared facilities proposed.  

 

8.2 Natural and other hazards 

 

No development is occurring within any area identified as subject to Coastal or River Flood 

Hazard. The site is not identified as being subject to erosion either due to its geology/ soil type 

& topography or by proximity to the coast. No habitable buildings are proposed. 

Development has already occurred on the site and the proposal represents additions to that 

development as opposed to new development on a new vacant site. No hazard related 

issues were encountered with any previous building works. 

 

The application is accompanied by engineering assessment – refer to Appendix 6. In 

summary there is no hazard that precludes the proposed development from proceeding. 

 

8.3 Water Supply 

 

Refer to Section 7.7 above. Water supply at the site is existing, via roof catchment to tanks. It 

is proposed to re-locate two existing tanks beside the existing boat shed building, and add 

an additional tank. 

 

8.4  Stormwater Disposal 

Refer to Section 7.7 above.  
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8.5  Sanitary Sewage Disposal 

 

Refer to Section 7.7 above. The existing development is already serviced by on-site 

wastewater treatment and disposal. No change to the existing system is proposed. There is 

no danger of the existing system now having a component outside of lot boundaries 

because of the boundary change, given that the change increases the area of Lot 18, not 

decreases. 

 

8.6  Energy Supply (including transmission lines) and Telecommunications 

 

No new lots are being created. The development site already has power. There are no 

transmission lines in the vicinity. 

 

8.7 Easements for any Purpose 

 

No new or varied easements are proposed or required because of the boundary adjustment. 

All existing easements will carry over as appropriate. 

 

8.8   Property Access 

The boundary adjustment makes no change to existing (consented) access. An 

appropriately dimensioned concrete apron will be formed to enable safe boat trailer 

manoeuvring within the development area.  

8.9 Effects of Earthworks and Utilities 

No new utilities are required or proposed. Refer to section 7.5 above in regard to earthworks. 

8.10  Building Locations 

The expanded and off set additional boat shed buildings are located in the most practical 

locations within the greater developed portion of the utility area. They are non habitable 

buildings. They will be constructed pursuant to recommendations from a suitably qualified 

geotechnical engineer in regard to foundations and footings. A FFL of 7.1m ASL is proposed, 

well above those recommended in either the Regional Policy Statement or Proposed District 

Plan. 

8.11 Preservation and Enhancement of Heritage Resources, Vegetation, Fauna and 

Landscape, and Land Set Aside for Conservation Purposes 

The boundary adjustment itself has nil impact on heritage resources, vegetation, fauna and 

landscape. The land use component of this combined application is of more relevance in 

regard to these matters - refer to Section 7 of this Report. The conclusion is that the effects of 

the proposal on vegetation, fauna and landscape will be less than minor. 
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8.12 Soil 

 

The site consists of LUC class 6 soils (poor quality) and the subdivision is a boundary 

adjustment only, with nil impact on the life supporting capacity of soils. 

 

8.13  Access to Waterbodies 

 

The activity is on private land. Lot 18 is well in excess of 4ha in area. There is no requirement 

for the provision of access to water bodies. None is proposed. 

 

8.14  Land Use Incompatibility 

The development is proposed within an existing consented shared utilities area. The 

development is to provide additional shared facilities. No land use incompatibility effects 

arise. 

 

8.15  Proximity to Airports 

The site is not near any airport. 

 

8.15 Natural Character of the Coastal Environment 

 

The site is within the coastal environment. The additional development is in close proximity to 

existing built development. The boundary adjustment has nil impact on the natural character 

of the coastal environment. Refer to the AEE in Section 7.0 above and to the LVIA attached 

in Appendix 4. 

 

9.0 OTHER EFFECTS 

 

Precedent & Cumulative Effects 

 

The precedent to make amendments to aspects of the Omarino Management Plan has 

already been set with other development proposals for other lots, both in terms of 

development within lots and boundary adjustments. The amendments in this instance are 

minor and do not set any adverse or negative precedent. The construction of boat sheds is 

an anticipated use of land in Lot 18. To reduce effects on the environment, a decision was 

made to transfer a small amount of land from the adjacent Lot 15 to being part of the 

shared access Lot 18 and more comfortably accommodate shared boat shed facilities.   

The proposed development is in close proximity to, and enhances, existing shared facilities. It 

is consistent with the aims of the Management Plan. The development site cannot be seen 

from any public viewing point.  I do not consider the development, as proposed, will create 

any adverse cumulative effect.  
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A boundary adjustment between two Omarino lots is not without precedent, there having 

already been such an adjustment between Lots 16 and 25 to the south of the application site 

– refer to RC 2170293-RMASUB. 

 

10.0 STATUTORY ASSESSMENT   

10.1 Operative District Plan Objectives and Policies  

Objectives and policies relevant to this proposal are predominantly those listed in Chapter 10 

and in particular 10.6 General Coastal Zone. These are discussed below where particularly 

relevant to this proposal. Also of relevance are objectives and policies in Chapters 12.1, 12.2 

& 12.3 of the District Plan.  

 

10.3 OBJECTIVES  

10.3.1 To manage coastal areas in a manner that avoids adverse effects from subdivision, use and 

development. Where it is not practicable to avoid adverse effects from subdivision use or 

development, but it is appropriate for the development to proceed, adverse effects of subdivision use 

or development should be remedied or mitigated.  

The development is to expand and enhance existing facilities within the existing shared 

facilities allotment. It is an appropriate use on such an allotment. It remains consistent with 

the Management Plan and adverse effects are readily avoided, remedied or mitigated.  

10.3.2 To preserve and, where appropriate in relation to other objectives, to restore, rehabilitate 

protect, or enhance: (a) the natural character of the coastline and coastal environment; (b) areas of 

significant indigenous vegetation and significant habitats of indigenous fauna; (c) outstanding 

landscapes and natural features; (d) the open space and amenity values of the coastal environment; 

(e) water quality and soil conservation (insofar as it is within the jurisdiction of the Council).  

The Omarino development has involved substantive re-vegetation and ongoing pest plant 

and animal management and control. This will continue. The building envelope and 

curtilage area within Lot 15, and its associated landscaping / plantings remain unaffected. 

The proposed additional boat sheds are appropriately designed and located so as to have 

minimal adverse effects. No significant areas of indigenous vegetation or habitat are being 

destroyed. The development cannot be seen from any public viewing point.  I believe the 

proposal to be consistent with Objective 10.3.2. 

10.3.3 To engage effectively with Maori to ensure that their relationship with their culture and traditions 

and taonga is identified, recognised, and provided for.  

Local tangata whenua were heavily involved in the original Omarino subdivision and this 

proposed development is consistent with the original purpose and use of the shared utilities 

lot. It does not promote development on any of the privately owned lots (other than a small 

part of Lot 15 which is proposed to be transferred to Lot 18). It therefore does not change 

anything in regard to the anticipated development within those lots.   

10.3.4 To maintain and enhance public access to and along the coast whilst ensuring that such access 

does not adversely affect the natural and physical resources of the coastal environment, including 

Maori cultural values, and public health and safety; and 
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10.3.5 To secure future public access to and along the coast, lakes and rivers (including access for 

Maori) through the development process and specifically in accordance with the Esplanade Priority 

Areas mapped in the District Plan.  

The application site has no public access esplanade reserve, neither is it required to.  

10.3.8 To ensure provision of sufficient water storage to meet the needs of coastal communities all year 

round. 

This objective is aimed more at the FNDC’s own 3 waters providers than an individual site. 

Notwithstanding this, it is proposed to ensure sufficient water storage on site to meet the 

applicants’ needs.  

10.4 POLICIES  

10.4.1 That the Council only allows appropriate subdivision, use and development in the coastal 

environment. Appropriate subdivision, use and development is that where the activity generally:  

(a) recognises and provides for those features and elements that contribute to the natural character of 

an area that may require preservation, restoration or enhancement; and  

(b) is in a location and of a scale and design that minimises adverse effects on the natural character of 

the coastal environment; and (c) has adequate services provided in a manner that minimises adverse 

effects on the coastal environment and does not adversely affect the safety and efficiency of the 

roading network; and  

(d) avoids, as far as is practicable, adverse effects which are more than minor on heritage features, 

outstanding landscapes, cultural values, significant indigenous vegetation and significant habitats of 

indigenous fauna, amenity values of public land and waters and the natural functions and systems of 

the coastal environment; and  

(e) promotes the protection, and where appropriate restoration and enhancement, of areas of 

significant indigenous vegetation and significant habitats of indigenous fauna; and  

(f) recognises and provides for the relationship of Maori and their culture and traditions with their 

ancestral lands, water, sites, waahi tapu and other taonga; and  

(g) where appropriate, provides for and, where possible, enhances public access to and along the 

coastal marine area; and  

(h) gives effect to the New Zealand Coastal Policy Statement and the Regional Policy Statement for 

Northland.  

 

All relevant aspects of the above Policy have been considered in the proposed 

development. The proposal is considered “appropriate” and therefore consistent with the 

Policy. Refer to Assessment of Effects section of this report. The proposal gives effect to the NZ 

Coastal Policy Statement and Regional Policy Statement. Refer to Sections 10.4 and 10.6 

later in this report and to the LVIA, section 6. 

 

10.4.2 That sprawling or sporadic subdivision and development in the coastal environment be avoided 

through the consolidation of subdivision and development as far as practicable, within or adjoining 

built up areas, to the extent that this is consistent with the other objectives and policies of the Plan.  

The proposal represents expansion of existing facilities as opposed to being brand new 

development outside of, or beyond, areas anticipated to be developed in the original 

Management Plan. The proposal does not represent sprawling or sporadic development.  
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10.4.3 That the ecological values of significant coastal indigenous vegetation and significant habitats 

are maintained in any subdivision, use or development in the coastal environment.  

The proposal does not adversely impact on ecological values of significant coastal 

indigenous vegetation or significant habitats.  

10.4.4 That public access to and along the coast be provided, where it is compatible with the 

preservation of the natural character and amenity, cultural, heritage and spiritual values of the coastal 

environment, and avoids adverse effects in erosion prone areas.  

See earlier comment in regard to related Objectives. 

10.4.5 That access by tangata whenua to ancestral lands, sites of significance to Maori, maahinga 

mataitai, taiapure and kaimoana areas in the coastal marine area be provided for in the development 

and ongoing management of subdivision and land use proposals and in the development and 

administration of the rules of the Plan and by non-regulatory methods. Refer Chapter 2, and in 

particular Section 2.5, and Council’s “Tangata Whenua Values and Perspectives (2004)”.  

See above comments. Archaeological sites have been previously identified and none are 

located within the area of proposed development.   

10.4.8 That development avoids, remedies or mitigates adverse effects on the relationship of Maori and 

their culture and traditions with their ancestral lands, water, sites, waahi tapu and other taonga.  

See above comments. 

10.4.9 That development avoids, where practicable, areas where natural hazards could adversely 

affect that development and/or could pose a risk to the health and safety of people.  

No development is taking place in any area mapped as being subject to coastal hazard. No 

residential unit is proposed.  

10.4.10 To take into account the need for a year-round water supply, whether this involves reticulation 

or on-site storage, when considering applications for subdivision, use and development. 

The site will be reliant on on-site storage via tanks. Sufficient capacity will be provided for. 

10.4.11 To promote land use practices that minimise erosion and sediment run-off, and storm water and 

waste water from catchments that have the potential to enter the coastal marine area. 

Sediment and erosion control measures in compliance with GD05 will be implemented when 

carrying out site works. The Site Suitability and Development Report supporting the 

application contains other recommended measures to address the matters raised in Policy 

10.4.11. 

10.4.12 That the adverse effects of development on the natural character and amenity values of the 

coastal environment will be minimised through: (a) the siting of buildings relative to the skyline, ridges, 

headlands and natural features; (b) the number of buildings and intensity of development; (c) the 

colour and reflectivity of buildings; (d) the landscaping (including planting) of the site; (e) the location 

and design of vehicle access, manoeuvring and parking areas. 
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All of the above matters have been considered in the design of the proposed activity. There 

are no buildings on any skyline or ridgeline, or headland or natural feature. The development 

is an expansion as opposed to a new development. The site will continue to be landscaped. 

The buildings are designed to be consistent with the existing buildings (and with the 

management plan requirements). Access, manoeuvring and parking areas are existing, with 

small expansion to provide for turning arc associated with the additional sheds.  

 

The objectives and policies applying to the General Coastal Zone are repetitive of those 

applying to the Coastal Environment, particularly to those parts of the coast that still display a 

degree of natural character. Consistent with my commentary under the Coastal 

Environmental Objectives and Policies above, I believe the proposal to be consistent with the 

General Coastal objectives and policies. Refer also to Section 6 of the LVIA supporting this 

application. 

 

10.6.3 OBJECTIVES  

10.6.3.1 To provide for appropriate subdivision, use and development consistent with the need to 

preserve its natural character.  

10.6.3.2 To preserve the natural character of the coastal environment and protect it from inappropriate 

subdivision, use and development.  

 

I consider the proposal to be appropriate for the site and generally consistent with the 

Omarino Management Plan’s objectives and Design and Landscape Guidelines.  

 

10.6.4 POLICIES  

10.6.4.1 That a wide range of activities be permitted in the General Coastal Zone, where their effects 

are compatible with the preservation of the natural character of the coastal environment.  

10.6.4.2 That the visual and landscape qualities of the coastal environment in be protected from 

inappropriate subdivision, use and development.  

10.6.4.3 Subdivision, use and development shall preserve and where possible enhance, restore and 

rehabilitate the character of the zone in regards to s6 matters, and shall avoid adverse effects as far as 

practicable by using techniques including:  

(a) clustering or grouping development within areas where there is the least impact on natural 

character and its elements such as indigenous vegetation, landforms, rivers, streams and wetlands, and 

coherent natural patterns;  

(b) minimising the visual impact of buildings, development, and associated vegetation clearance and 

earthworks, particularly as seen from public land and the coastal marine area;  

(c) providing for, through siting of buildings and development and design of subdivisions, legal public 

right of access to and use of the foreshore and any esplanade areas;  

(d) through siting of buildings and development, design of subdivisions and provision of access, that 

recognise and provide for the relationship of Maori with their culture, traditions and taonga including 

concepts of mauri, tapu, mana, wehi and karakia and the important contribution Maori culture makes 

to the character of the District. (Refer Chapter 2 and in particular Section 2.5 and Council’s “Tangata 

Whenua Values and Perspectives (2004)”;  

(e) providing planting of indigenous vegetation in a way that links existing habitats of indigenous fauna 

and provides the opportunity for the extension, enhancement or creation of habitats for indigenous 

fauna, including mechanisms to exclude pests;  

(f) protecting historic heritage through the siting of buildings and development and design of 

subdivisions.  
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10.6.4.4 That controls be imposed to ensure that the potentially adverse effects of activities are 

avoided, remedied or mitigated as far as practicable.  

10.6.4.5 Maori are significant land owners in the General Coastal Zone and therefore activities in the 

zone should recognise and provide for the relationship of Maori and their culture and traditions, with 

their ancestral lands, water, sites, waahi tapu and other taonga and shall take into account the 

principles of the Treaty of Waitangi.  

10.6.4.6 The design, form, location and siting of earthworks shall have regard to the natural character of 

the landscape including terrain, landforms and indigenous vegetation and shall avoid, remedy or 

mitigate adverse effects on those features. 

 

I consider that the proposal does not compromise natural character values and is 

appropriate for the site. Earthworks will be carried out subject to appropriate erosion and 

sediment control measures, and will not create adverse effects.   

 

A small amount of clearance of indigenous vegetation is required to create the new building 

platform and turning area. Additional and replacement plantings are proposed, resulting in a 

net gain. Effects are less than minor. Other indigenous vegetation within the application site 

remains protected.  

 

The provision of public access is not a relevant matter in this instance (Policy 10.6.4.3(c)). The 

proposed development is consistent with the objectives of the management plan and 

respects heritage and cultural values.  

 

There are no archaeological sites near the development area.  In any event the Accidental 

Discovery Protocol (ADP) will apply. There are no listed heritage buildings or objects, or 

notable trees, in the District Plan’s schedules.   

 

I believe that with the proposed landscape planting, recessive low reflectivity colour 

scheme, and modest (low level) design, there are appropriate and sufficient mitigation 

measures to ensure adverse effects are avoided, remedied or mitigated. 

 

Also relevant, in regard to breaches of Part 3 (District Wide rules), are the following objectives 

and policies (relating to Chapters 12.1 (Outstanding Landscapes); 12.2 Indigenous 

Vegetation Clearance;  and 12.3 (Soils and Minerals). Refer also to the LVIA’s Section 6. 

12.1.3 OBJECTIVES (Landscape and Natural Features) 

12.1.3.1 To protect outstanding landscapes and natural features from inappropriate, subdivision use 

and development.  

12.1.3.3 To recognise and provide for the distinctiveness, natural diversity and complexity of landscapes 

as far as practicable including the complexity found locally within landscapes and the diversity of 

landscapes across the District.  

12.1.3.4 To avoid adverse effects and to encourage positive effects resulting from land use, subdivision 

or development in outstanding landscapes and natural features and Maori cultural values associated 

with landscapes. 

and 
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12.1.4 POLICIES  

12.1.4.1 That both positive and adverse effects of development on outstanding natural features and 

landscapes be taken into account when assessing applications for resource consent.  

12.1.4.2 That activities avoid, remedy or mitigate significant adverse effects on both the natural and the 

cultural values and elements which make up the distinctive character of outstanding natural features 

and landscapes.  

12.1.4.3 That the cumulative effect of changes to the character of Outstanding Landscapes be taken 

into account in assessing applications for resource consent.  

12.1.4.5 That the adverse visual effect of built development on outstanding landscapes and ridgelines 

be avoided, remedied or mitigated.  

12.1.4.7 That the diversity of outstanding landscapes at a District-wide and local level be maintained 

and enhanced where practicable.  

12.1.4.8 That the trend is towards the enhancement rather than the deterioration of landscape values, 

including the encouragement of the restoration of degraded landscapes.  

12.1.4.9 That the high value of indigenous vegetation to Outstanding Landscapes be taken into 

account when assessing applications for resource consents.  

12.1.4.10 That landscape values be protected by encouraging development that takes in account:  

(a) the rarity or value of the landscape and/or landscape features;  

(b) the visibility of the development;  

(c) important views as seen from public vantage points on a public road, public reserve, the foreshore 

and the coastal marine area;  

(d) the desirability of avoiding adverse effects on the elements that contribute to the distinctive 

character of the coastal landscapes, especially outstanding landscapes and natural features, ridges 

and headlands or those features that have significant amenity value;  

(e) the contribution of natural patterns, composition and extensive cover of indigenous vegetation to 

landscape values;  

(f) Maori cultural values associated with landscapes;  

(g) the importance of the activity in enabling people and communities to provide for their social, 

economic and cultural well-being. 

 

The objectives and policies within this chapter of the District Plan were well canvassed when 

assessing and granting the original subdivision that created the application lot (and 17 

others), and in determining appropriate building scale and location within those lots. 

The Omarino Management Plan’s Design & Landscape Guidelines aim to ensure that 

proposed buildings and related earthworks retain, conserve and enhance the character of 

Omarino. The proposal has no impact on Lot 15’s obligations under the Management Plan in 

terms of its future residential development. In being generally consistent with the 

Management Plan and with the Design and Landscape Guidelines, the proposal is 

considered consistent with the objectives and policies outlined above.  
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The ODP’s indigenous vegetation policies and objectives are aimed at maintaining and 

enhancing the life supporting capacity of ecosystems; the promotion of active management 

and the promotion of an ethic of stewardship. One only has to visit Omarino to see first hand 

that the development is consistent with these policies and objectives. The indigenous 

vegetation within the overall site is actively managed, with replacement plantings where 

and when needed, and ongoing pest and weed management. 

Policy 12.2.4.4 also provides for a limited amount of clearance of indigenous vegetation, 

which is the case with this proposal where a very small area of vegetation (when compared 

to the overall area) will need to be cleared.  

The Management Plan imposes ongoing responsibilities on all lot owners in regard to 

vegetation and habitat, and these will continue. 

12.3.3 OBJECTIVES (Soils and Minerals) 

12.3.3.2 To maintain the life supporting capacity of the soils of the District.  

12.3.3.3 To avoid, remedy or mitigate adverse effects associated with soil excavation or filling.  

 

12.3.4 POLICIES  

12.3.4.1 That the adverse effects of soil erosion are avoided, remedied or mitigated. 

12.3.4.4 That soil excavation and filling, and mineral extraction activities be designed, constructed and 

operated to avoid, remedy or mitigate adverse effects on people and the environment.  

12.3.4.5 That soil conservation be promoted.  

Objectives and policies relating to soils and minerals (excavation/filling in this instance) aim 

to avoid, remedy or mitigate adverse effects associated with excavation and filling. This is 

readily achieved in terms of this proposal.   

10.2 Proposed District Plan Objectives and Policies  

The property has a Rural Production Zone under the Proposed District Plan (PDP) and has a 

Coastal Environmental Overlay. The objectives and policies applying to the RP Zone are of 

limited value or relevance when one considers that the sites were consented 15 years ago 

for coastal lifestyle development by way of a comprehensive management plan that 

effectively precludes the use of the site for rural production purposes.  

 

In summary the proposal cannot be entirely consistent with the PDP’s Rural Production Zone 

objectives and policies because the application site is not, and is not permitted to be, 

available for rural production use. Noting the inappropriateness of the zoning when 

compared to the only viable / allowable land uses on the site, I believe it is not a matter of 

being contrary to objectives and policies, but rather that those objectives and policies have 

no relevance to the proposal. 

 

Objectives  
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RPROZ-O3  

Land use and subdivision in the Rural Production zone:   

a.protects highly productive land from sterilisation and enables it to be used for more productive forms 

of primary production;  

b.protects primary production activities from reverse sensitivity effects that may constrain their effective 

and efficient operation;  

c.does not compromise the use of land for farming activities, particularly on highly productive land;    

d.does not exacerbate any natural hazards; and  

e. is able to be serviced by on-site infrastructure.  

 

RPROZ-O4  

The rural character and amenity associated with a rural working environment is maintained. 

 

There is no highly productive land, and there are no productive land use activities and 

therefore no rural working environment. The proposal does not exacerbate natural hazards 

and the site can be serviced by on-site infrastructure.   

  

Policies  

 

RPROZP3  

Manage the establishment, design and location of new sensitive activities and other non-productive 

activities in the Rural Production Zone to avoid where possible, or otherwise mitigate, reverse sensitivity 

effects on primary production activities.  

 

No new ‘sensitive’ activity is proposed.  

 

RPROZP4 

Land use and subdivision activities are undertaken in a manner that maintains or enhances the rural 

character and amenity of the Rural Production zone, which includes:  

a.  a predominance of primary production activities;  

b.  low density development with generally low site coverage of buildings or structures;  

c. typical adverse effects such as odour, noise and dust associated with a rural working environment;  

and  

d.  a diverse range of rural environments, rural character and amenity values throughout the District.  

 

The site has no rural character, but does have amenity values, all of which will continue to be 

maintained.   

 

RPROZP5  

Avoid land use that:  

a.  is incompatible with the purpose, character and amenity of the Rural Production zone;  

b. does not have a functional need to locate in the Rural Production zone and is more appropriately 

located in another zone; 

c.  would result in the loss of productive capacity of highly productive land;  

d.  would exacerbate natural hazards; and  

e.  cannot provide appropriate on-site infrastructure.  

 

The proposal is consistent with clauses c through e. In regard to part a, whilst the activity is 

not primary production, it is nonetheless “compatible” with the character and amenity of the 

RP Zone in this location. Clause b is not overly relevant in a situation where the activity is to 
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be located in the jointly owned utilities lot. It is not more appropriately located anywhere 

else.  

 

RPROZP6  

Avoid subdivision that:..... 

Not overly relevant in the circumstances and noting that it is only a small area of land that is 

shifting from one lot to another. No fragmentation or sterilisation of soils results and there is nil 

impact on the productive capacity of any land. 

  

RPROZP7 

Manage land use and subdivision to address the effects of the activity requiring resource consent,  

including (but not limited to) consideration of the following matters where relevant to the application:   

a.  whether the proposal will increase production potential in the zone;    

b.  whether the activity relies on the productive nature of the soil;  

c.  consistency with the scale and character of the rural environment;  

d.  location, scale and design of buildings or structures;  

e.  for subdivision or non-primary production activities: 

 i.  scale and compatibility with rural activities;  

 ii.  potential reverse sensitivity effects on primary production activities and existing infrastructure;  

iii.  the potential for loss of highly productive land, land sterilisation or fragmentation  

f.  at zone interfaces:  

i. any setbacks, fencing, screening or landscaping required to address potential conflicts;  

ii.the extent to which adverse effects on adjoining or surrounding sites are mitigated and internalised 

within the site as far as practicable;   

g.the capacity of the site to cater for on-

site infrastructure associated with the proposed activity, including 

whether the site has access to a water source such as an irrigation network supply, dam or aquifer; 

h.  the adequacy of roading infrastructure to service the proposed activity;  

i.Any adverse effects on historic heritage and cultural values, natural features and landscapes or 

indigenous biodiversity;   

j.Any historical, spiritual, or cultural association held by tangata whenua, with regard to the matters set 

out in Policy TW-P6. 

 

As far as I can ascertain, no resource consent is required under the PDP and the above 

policy is therefore of limited relevance. The activity will not increase the production potential 

of the zone because the site cannot be used for rural production use. The activity does not 

rely on the productive nature of the soil. The level of development is consistent with the scale 

and character of some parts of the District’s Rural Production Zone. The location, scale and 

design of buildings is considered appropriate for the site, no reverse sensitivity effects arise, 

and there will be no loss of highly productive land or fragmentation. Onsite infrastructure can 

be provided and the roading infrastructure providing access to the site is already existing 

and adequate. 

 

The underlying consent requires the consideration of the effects on historic heritage and 

cultural values and the application has also carefully considered effects on natural features, 

landscapes and indigenous vegetation.  

 

Of more relevance in assessing this proposal are objectives and policies in the PDP relevant 

to the coastal nature of the site. The site where the development is to occur is mapped in the 
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PDP as being within the coastal environment.  The development site is not mapped in the 

PDP as having any outstanding natural landscape or high natural character values.  

 

Coastal Environment Objectives and Policies: 

CE-O1 The natural character of the coastal environment is identified and managed to ensure its long-

term preservation and protection for current and future generations.  

CE-O2 Land use and subdivision in the coastal environment:  

a. preserves the characteristics and qualities of the natural character of the coastal environment;  

b. is consistent with the surrounding land use;  

c. does not result in urban sprawl occurring outside of urban zones; 

d. promotes restoration and enhancement of the natural character of the coastal environment; 

and 

e. recognises tangata whenua needs for ancestral use of whenua Māori.  

I believe the proposal has nil effect on natural character values. It maintains the 

characteristics and qualities of the coastal environment in this location. It is consistent with 

the surrounding land use and does not represent urban sprawl. Natural character values and 

tangata whenua needs continue to be maintained through the Management Plan applying 

to the site.  

 

Only some policies applying to the coastal environment have relevance to the application 

site and proposal. Policy CE-P1 is not relevant to a specific development within a specific 

site. Policies CE-P2 and P3 refer to outstanding natural character and outstanding landscape 

areas, and the area proposed for development is not mapped as either. Policy CE-P5 applies 

to urban zones, which the application site is not. Policy CE-P6 relates to enabling farming 

activities and for the reasons outlined earlier, is not considered a relevant policy to this 

development. Policy CE-P7 refers to Maori Purpose and Treaty Settlement land only and is not 

relevant to this proposed development. Policy CE-P9 refers to areas of outstanding natural 

character value of which there are none in the area proposed for development. 

 

CE-P4 Preserve the visual qualities, character and integrity of the coastal environment by: 

a. consolidating land use and subdivision around existing urban centres and rural settlements; 

and  

b. avoiding sprawl or sporadic patterns of development.  

The proposed development is consolidated around existing development thereby avoiding 

‘sprawl’. 

CE-P8 Encourage the restoration and enhancement of the natural character of the coastal 

environment. 

The ongoing maintenance and enhancement of natural character is an ongoing objective 

of the Management Plan that the site is part of. 

CE-P10 Manage land use and subdivision to preserve and protect the natural character of the coastal 

environment, and to address the effects of the activity requiring resource consent, including (but not 

limited to) consideration of the following matters where relevant to the application:    
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a. the presence or absence of buildings, structures or infrastructure; 

b. the temporary or permanent nature of any adverse effects; 

c. the location, scale and design of any proposed development; 

d. any means of integrating the building, structure or activity; 

e. the ability of the environment to absorb change; 

f. the need for and location of earthworks or vegetation clearance; 

g. the operational or functional need of any regionally significant infrastructure to be sited in the 

particular location;  

h. any viable alternative locations for the activity or development; 

i. any historical, spiritual or cultural association held by tangata whenua, with regard to the 

matters set out in Policy TW-P6; 

j. the likelihood of the activity exacerbating natural hazards; 

k. the opportunity to enhance public access and recreation; 

l. the ability to improve the overall quality of coastal waters; and  

m. any positive contribution the development has on the characteristics and qualities.  

The proposal has taken into account any relevant matters above. Policy CE-P10 reads along 

very similar lines to the ODP’s Policy 10.6.4.3, already addressed earlier in this report. 

 

 Buildings and structures will be as generally provided for by the Management Plan 

and Consent Notice applying to the site. Buildings and structures will be integrated 

into the surrounding environment which has the ability to absorb change of the level 

being proposed. 

 There may be minor temporary adverse effects during construction works, but no long 

term adverse effects are anticipated. 

 A development of the size and scale proposed will require a degree of earthworks. 

These will be carried out in accordance with Erosion and Sediment Control mitigation 

measures to minimise effects on water quality, with landscaping and planting then 

being used to mitigate any ongoing visual effects. 

 Only minimal vegetation clearance is proposed, with replacement landscape 

planting proposed between buildings and drip line. 

 It is not believed that the proposal will exacerbate natural hazards.  

 Historical, spiritual and cultural values were canvassed during the original subdivision 

and development will not adversely affect these values.   

 There is no opportunity or need to enhance public access and recreation in this 

instance. 

 

In summary I believe the proposed development to be consistent with the PDP’s coastal 

environment objectives and policies where these are relevant. 

 

Whilst part of Lot 18 is mapped as being subject to coastal flood hazard, the area of 

development is outside that area. I have not, therefore, given regard to the PDP’s natural 

hazards objectives and policies. 

 

An assessment of the boundary adjustment aspect against relevant objectives and policies 

in the PDP’s subdivision chapter follows: 

 

SUB-O1 

Subdivision results in the efficient use of land, which: 
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a. achieves the objectives of each relevant zone, overlays and district wide provisions; 

b. contributes to the local character and sense of place; 

c. avoids reverse sensitivity issues that would prevent or adversely affect activities already 

established on land from continuing to operate;  

d. avoids land use patterns which would prevent land from achieving the objectives and policies 

of the zone in which it is located; 

e. does not increase risk from natural hazards or risks are mitigates and existing risks reduced; and 

f. manages adverse effects on the environment.   

I believe that the proposed minor boundary adjustment will achieve the efficient use of land 

and contribute to local character. I do not foresee reverse sensitivity becoming an issue and 

the proposal will not prevent the continued use of adjacent land for its current purpose. Risk 

from natural hazards is not increased and adverse effects can be adequately managed.  

SUB-O2 

Subdivision provides for the:  

a. Protection of highly productive land; and  

b. Protection, restoration or enhancement of Outstanding Natural Features, Outstanding Natural 

Landscapes, Natural Character of the Coastal Environment, Areas of High Natural Character, 

Outstanding Natural Character, wetland, lake and river margins, Significant Natural Areas, Sites 

and Areas of Significance to Māori, and Historic Heritage.   

The site contains no highly productive land. The development site contains no Outstanding 

Natural Features, Outstanding Natural Landscapes, Areas of High Natural Character, 

Outstanding Natural Character, Significant Natural Areas, Sites and Areas of Significance to 

Māori, or Historic Heritage. The property is within the Coastal Environment and works will be 

carried out near a wetland. An assessment of effects in regard to these two aspects is 

contained within this planning report and supporting technical reports. The proposed 

boundary adjustment will have less than minor impact on either the coastal environment or 

the wetland.  

SUB-O3 

Infrastructure is planned to service the proposed subdivision and development where: 

a. there is existing infrastructure connection, infrastructure should provided in an integrated, 

efficient, coordinated and future-proofed manner at the time of subdivision; and  

b. where no existing connection is available infrastructure should be planned and consideration 

be given to connections with the wider infrastructure network.   

On-site infrastructure can be utilised for wastewater, stormwater and potable water supply.  

SUB-O4 

Subdivision is accessible, connected, and integrated with the surrounding environment and provides 

for: 

a. public open spaces; 

b. esplanade where land adjoins the coastal marine area; and   

c. esplanade where land adjoins other qualifying waterbodies. 

The proposal involves no public open spaces, and no esplanade areas. Neither is it required 

to.   
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SUB-P1 

Enable boundary adjustments that: 

a. do not alter: 

i. the degree of non compliance with District Plan rules and standards;  

ii. the number and location of any access; and 

iii. the number of certificates of title; and 

b. are in accordance with the minimum lot sizes of the zone and comply with access, 

infrastructure and esplanade provisions.   

The proposal does not alter the degree of non compliance with District Plan rules and 

standards; does not change access; and does not increase the number of titles. It is 

compliant with access, infrastructure and esplanade provisions. The lots are part of a 

consented management plan and as such minimum lot sizes as contained in the PDP, are 

not relevant. 

SUB-P2 

Enable subdivision for the purpose of public works, infrastructure, reserves or access. 

Not applicable. 

SUB-P3 

Provide for subdivision where it results in allotments that: 

a. are consistent with the purpose, characteristics and qualities of the zone;  

b. comply with the minimum allotment sizes for each zone; 

c. have an adequate size and appropriate shape to contain a building platform; and  

d. have legal and physical access. 

The subdivision is a boundary adjustment only, not altering the average lot size provided for 

under the ODP’s Management Plan provisions.  

SUB-P4 

Manage subdivision of land as detailed in the district wide, natural environment values, historical and 

cultural values and hazard and risks sections of the plan 

The proposal can be managed in a way that is consistent with the PDP’s natural environment 

values, historical and cultural values, and hazards and risks.   

SUB-P5 

Manage subdivision design and layout in the General Residential, Mixed Use and Settlement zone to 

...... 

Not applicable. 

SUB-P6 

Require infrastructure to be provided in an integrated and comprehensive manner by: 

a. demonstrating that the subdivision will be appropriately serviced and integrated with existing 

and planned infrastructure if available; and  

b. ensuring that the infrastructure is provided is in accordance the purpose, characteristics and 

qualities of the zone.  

No new infrastructure is required. 
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SUB- P7 

Require the vesting of esplanade reserves when subdividing land adjoining the coast or other qualifying 

waterbodies.  

Not applicable.  

SUB-P8 

Avoid rural lifestyle subdivision in the Rural Production zone unless the subdivision: 

a. will protect a qualifying SNA in perpetuity and result in the SNA being added to the District Plan 

SNA schedule; and  

b. will not result in the loss of versatile soils for primary production activities.    

N/A. Boundary adjustment only. 

SUB-P9 

Avoid subdivision rural lifestyle subdivision in the Rural Production zone and Rural residential subdivision 

in the Rural Lifestyle zone unless the development achieves the environmental outcomes required in 

the management plan subdivision rule.  

The lots were created pursuant to a management plan subdivision, assessed under the ODP. 

A host of environmental benefit outcomes have been achieved. This is a boundary 

adjustment only. 

SUB-P10 

To protect amenity and character by avoiding the subdivision of minor residential units from principal 

residential units where resultant allotments do not comply with minimum allotment size and residential 

density. 

Not applicable. We are not subdividing off minor residential units. 

SUB-P11 

Manage subdivision to address the effects of the activity requiring resource consent including ( but not 

limited to) consideration of the following matters where relevant to the application: 

a. consistency with the scale, density, design and character of the environment and purpose of 

the zone;  

b. the location, scale and design of buildings and structures; 

c. the adequacy and capacity of available or programmed development infrastructure to 

accommodate the proposed activity; or the capacity of the site to cater for on-site 

infrastructure associated with the proposed activity;  

d. managing natural hazards; 

e. Any adverse effects on areas with historic heritage and cultural values, natural features and 

landscapes, natural character or indigenous biodiversity values; and 

f. any historical, spiritual, or cultural association held by tangata whenua, with regard to the 

matters set out in Policy TW-P6. 

 

The proposal does not require consent under the PDP so the above policy is of limited 

relevance. Notwithstanding this, relevant matters in SUB-P11 have been considered. 

 

10.3 Part  2  Matters 
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5 Purpose 

(1) The purpose of this Act is to promote the sustainable management of natural and physical 

resources. 

(2) In this Act, sustainable management means managing the use, development, and protection of 

natural and physical resources in a way, or at a rate, which enables people and communities to 

provide for their social, economic, and cultural well-being and for their health and safety while— 

(a) sustaining the potential of natural and physical resources (excluding minerals) to meet the 

reasonably foreseeable needs of future generations; and 

(b) safeguarding the life-supporting capacity of air, water, soil, and ecosystems; and 

(c) avoiding, remedying, or mitigating any adverse effects of activities on the environment. 

 

The proposal is considered to provide for the sustainable management of natural and 

physical resources.  

 

6 Matters of national importance 

In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to 

managing the use, development, and protection of natural and physical resources, shall recognise 

and provide for the following matters of national importance: 

(a)  the preservation of the natural character of the coastal environment (including the coastal marine 

area), wetlands, and lakes and rivers and their margins, and the protection of them from 

inappropriate subdivision, use, and development: 

(b)  the protection of outstanding natural features and landscapes from inappropriate subdivision, use, 

and development: 

(c)  the protection of areas of significant indigenous vegetation and significant habitats of indigenous 

fauna: 

(d)  the maintenance and enhancement of public access to and along the coastal marine area, 

lakes, and rivers: 

(e)  the relationship of Maori and their culture and traditions with their ancestral lands, water, sites, 

waahi tapu, and other taonga: 

(f)  the protection of historic heritage from inappropriate subdivision, use, and development: 

(g)  the protection of protected customary rights: 

(h)  the management of significant risks from natural hazards. 

 

I consider the proposal to be an appropriate level of development for a site of this nature in 

the coastal environment. The site is mapped as an Outstanding Landscape in the ODP, but 

not in the PDP (and not in the Regional Policy Statement –the higher order document). Areas 

of significant indigenous vegetation within the overall site will not be adversely affected and 

the proposal includes a net gain in vegetation planting in the area of the develoment.  The 

proposal has had regard to the relationship of Maori with their ancestral lands, water and 

sites. There are no significant risks from natural hazards associated with the development 

 

7 Other matters 

In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to 

managing the use, development, and protection of natural and physical resources, shall have 

particular regard to— 
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(a) kaitiakitanga: 

(aa) the ethic of stewardship: 

(b) the efficient use and development of natural and physical resources: 

(ba) the efficiency of the end use of energy: 

(c) the maintenance and enhancement of amenity values: 

(d) intrinsic values of ecosystems: 

(e) [Repealed] 

(f) maintenance and enhancement of the quality of the environment: 

(g) any finite characteristics of natural and physical resources: 

(h) the protection of the habitat of trout and salmon: 

(i) the effects of climate change: 

(j) the benefits to be derived from the use and development of renewable energy. 

 

The overall and ongoing Omarino development is subject to ongoing consultation with local 

tangata whenua. The proposed development will ensure the ongoing maintenance and 

enhancement of amenity values and the overall quality of the environment, and respects 

the intrinsic values of ecosystems.  

 

8 Treaty of Waitangi 

In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to 

managing the use, development, and protection of natural and physical resources, shall take into 

account the principles of the Treaty of Waitangi (Te Tiriti o Waitangi). 

 

The principles of the Treaty of Waitangi have been considered and it is believed that this 

proposal does not offend any of those principles.  

 

In summary, it is considered that all matters under s5-8 inclusive have been adequately taken 

into account. 

 

10.4 NZ Coastal Policy Statement 

 

Refer also to section 6.3 of the LVIA. The NZ Coastal Policy Statement (NZCPS) has relevance 

to this proposal due to the property’s location. The following objectives and policies are 

considered relevant to the proposal. 

 

Objective 2: To preserve the natural character of the coastal environment and protect natural features 

and landscape values through..... 

The sites were created as part of a comprehensive subdivision and land management 

consent granted for the Omarino (previously Bentzen Farms) property as a whole. Lot sizes, 

location and layout, along with preferred building locations were all carefully considered. 

Building locations were chosen as being the most appropriate in order to preserve and 

protect natural character and outstanding landscape values as much as possible. Specific 

design guidelines complement this intent. The jointly owned utilities lot was intended to 

contain shared infrastructure (access) and facilities (boat sheds). The proposal, whilst a new 

http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM435834
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land use consent, builds next to existing built environment and does not negatively impact 

on natural character values. 

Objective 6: To enable people and communities to provide for their social, economic, and cultural 

wellbeing and their health and safety, through subdivision, use, and development, recognising that: 

 the protection of the values of the coastal environment does not preclude use and 

development in appropriate places and forms, and within appropriate limits; 

 

I consider the development to be an appropriate use of the site that provides for people’s 

social and economic wellbeing. 

 

Policy 6: Activities in the coastal environment  

(1) In relation to the coastal environment: 

……(h) consider how adverse visual impacts of development can be avoided in areas sensitive to such 

effects, such as headlands and prominent ridgelines, and as far as practicable and reasonable apply 

controls or conditions to avoid those effects; ….. 

(i) set back development from the coastal marine area and other water bodies, where practicable 

and reasonable, to protect the natural character, open space, public access and amenity values of 

the coastal environment; and…… 

 

I believe that the proposed development is consistent with both of parts (h) and (i) above. 

The design is generally consistent with the Omarino Management Plan’s design guidelines. 

Adverse visual impact is minimised as a result, with no built development on headlands or 

ridgelines. The buildings are set well back from the coastal marine area boundary. 

 

Policy 11: Indigenous biological diversity (biodiversity) 

To protect indigenous biological diversity in the coastal environment:  

(a) avoid adverse effects of activities on:  

(i) indigenous taxa4 that are listed as threatened5 or at risk in the New Zealand Threat Classification 

System lists;  

(ii) taxa that are listed by the International Union for Conservation of Nature and Natural Resources as 

threatened;  

(iii) indigenous ecosystems and vegetation types that are threatened in the coastal environment, or are 

naturally rare;  

(iv) habitats of indigenous species where the species are at the limit of their natural range, or are 

naturally rare;  

(v) areas containing nationally significant examples of indigenous community types; and  

(vi) areas set aside for full or partial protection of indigenous biological diversity under other legislation; 

and  

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

on:  

(i) areas of predominantly indigenous vegetation in the coastal environment;  

(ii) habitats in the coastal environment that are important during the vulnerable life stages of 

indigenous species;  

(iii) indigenous ecosystems and habitats that are only found in the coastal environment and are 

particularly vulnerable to modification, including estuaries, lagoons, coastal wetlands, dunelands, 

intertidal zones, rocky reef systems, eelgrass and saltmarsh;  

(iv) habitats of indigenous species in the coastal environment that are important for recreational, 

commercial, traditional or cultural purposes; (v) habitats, including areas and routes, important to 

migratory species; and (vi) ecological corridors, and areas important for linking or maintaining 

biological values identified under this policy 

 

Policy 13: Preservation of natural character  

(1) To preserve the natural character of the coastal environment and to protect it from inappropriate 

subdivision, use, and development:  
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(a) avoid adverse effects of activities on natural character in areas of the coastal environment with 

outstanding natural character; and  

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

on natural character in all other areas of the coastal environment; 

 
Policy 14 Restoration of natural character  

Promote restoration or rehabilitation of the natural character of the coastal environment, including by : 

…. 

And 

 

Policy 15 Natural features and natural landscapes  

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; 

 

The proposed environmental management hierarchy approach, primarily focusing on off 

setting, is consistent with Policy 11 above. Policies 13-15 are all relevant to the proposal. The 

site does not display any outstanding natural character values. The proposal is intended to 

add to shared facilities, generally consistent with the original Management Plan in terms of 

design and location, whilst continuing to maintain and enhance indigenous biodiversity and 

natural character values.  

 

I believe the proposal gives effects to the relevant objectives and policies in the NZ Coastal 

Policy Statement.  

 

10.5 National Environmental Standard – Freshwater (NES-F) 

 

Consent is required pursuant to the NES F because of works in proximity to a natural inland 

wetland and in a ‘river bed’ (albeit now a stormwater pond). It should be noted that the site 

already has overland flow and culvert outlets into the natural inland wetland, established 

prior to the NES F coming into effect. The additional stormwater runoff resulting from 

increased impermeable surfaces will be carefully managed such that the post development 

flow volume and velocity is able to be attenuated to no more than, and likely less than, the 

existing. Erosion and sediment control measures will be established and remain in place 

during construction works.  

 

The NES F is administered by the Northland Regional Council and separate application is 

being / has been lodged.  

 

10.6  Regional Policy Statement for Northland  

 

In preparing this application, the Regional Policy Statement for Northland has been 

considered, in particular those Objectives and Policies relevant to land identified as being 

within the “coastal environment”. The building site and development area sit outside any 
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area identified as having High or Outstanding Natural Values, or outstanding landscape 

values, in the Regional Policy Statement’s or PDP’s maps.  

The site’s heritage and cultural values were explored and assessed as part of the original 

Omarino (previously Bentzen Farms) subdivision. I believe the proposal to be consistent with 

any relevant objectives and policies in the Regional Policy Statement relating to these 

matters. Archaeological sites identified on the property will continue to be protected. 

The site was part of the modified land use known as Bentzen Farms, the hub of which 

(homestead and woolshed) was at Waipiro Bay. Since the Omarino Management Plan 

subdivision was consented there has been substantial efforts made to re-establish and 

enhance indigenous vegetation growth over the Omarino development site. In addition, 

there is an ongoing requirement to manage and control plant and animal pests. This is 

consistent with objectives and policies in the Regional Policy Statement related to the 

enhancement of areas of indigenous vegetation.  

None of the land in the application site is considered to contain “highly versatile soils” and 

productive potential is low in this regard. I any event, the Management Plan and Consent 

Notice requirements preclude use of the site for productive purposes. 

Other relevant objectives and policies are discussed below. 

Objective 3.5 Enabling economic wellbeing  

Northland’s natural and physical resources are sustainably managed in a way that is attractive for 

business and investment that will improve the economic wellbeing of Northland and its communities. 

I believe the proposed development is a sustainable use of the site and provides for the 

property owners’ social and economic wellbeing.  

3.12 Regional form  

Northland has sustainable built environments that effectively integrate infrastructure with subdivision, 

use and development, and have a sense of place, identity and a range of lifestyle, employment and 

transport choices. 

The site is large and part of an approved comprehensive development. The Omarino 

development has its own unique ‘sense of place’ and identity.  

4.6.1 Policy – Managing effects on the characteristics and qualities natural character, natural features 

and landscapes  

(1) In the coastal environment:  

a) Avoid adverse effects of subdivision use, and development on the characteristics and qualities 

which make up the outstanding values of areas of outstanding natural character, outstanding natural 

features and outstanding natural landscapes. 

 b) Where (a) does not apply, avoid significant adverse effects and avoid, remedy or mitigate other 

adverse effects of subdivision, use and development on natural character, natural features and natural 

landscapes.  
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Methods which may achieve this include:  

(i) Ensuring the location, intensity, scale and form of subdivision and built development is 

appropriate having regard to natural elements, landforms and processes, including 

vegetation patterns, ridgelines, headlands, peninsulas, dune systems, reefs and freshwater 

bodies and their margins; and  

(ii) In areas of high natural character, minimising to the extent practicable indigenous 

vegetation clearance and modification (including earthworks / disturbance, structures, 

discharges and extraction of water) to natural wetlands, the beds of lakes, rivers and the 

coastal marine area and their margins; and  

(iii) Encouraging any new subdivision and built development to consolidate within and around 

existing settlements or where natural character and landscape has already been 

compromised. 

 

The site is coastal. The site was created with the expectation of being developed to 

accommodate shared facilities for the property owners in Omarino. The proposal has 

minimal impact on indigenous biodiversity or natural character values.  

 

Policies in section 7 of the Regional Policy Statement relate to natural hazards. Given that the 

development area is outside a mapped coastal hazard area, and no habitable buildings are 

proposed in any event, I consider the proposal to be consistent with the RPS’ Section 7. 

 

10.7 Proposed Regional Plan (Appeals Version) 

 

Consent is required under the Proposed Northland Regional Plan (PNRP) and separate 

application is being lodged with the NRC accordingly. 

 

11.0 s95A-E ASSESSMENT  

11.1 S95A Public Notification Assessment 

 

A consent authority must follow the steps set out in s95A to determine whether to publicly 

notify an application for a resource consent. Step 1 specifies when public notification is 

mandatory in certain circumstances. No such circumstances exist. Step 2 of s95A specifies 

the circumstances that preclude public notification. No such circumstance exists and Step 3 

of s95A must be considered. This specifies that public notification is required in certain 

circumstances. The application is not subject to a rule or national environmental standard 

that requires public notification. This report and AEE concludes that the activity will not have, 

nor is it likely to have, adverse effects on the environment that are more than minor. In 

summary public notification is not required pursuant to Step 3 of s95A. 

 

Step 4 of s95A states that the consent authority is to determine if there are any special 

circumstances under which public notification may be warranted. I do not consider any such 

circumstances exist. 
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11.2 S95B Limited Notification Assessment 

 

A consent authority must follow the steps set out in s95B to determine whether to give limited 

notification of an application for a resource consent, if the application is not publicly notified 

pursuant to s95A. Step 1 identifies certain affected groups and affected persons that must be 

notified. None exist in this instance. 

 

Step 2 of s95B specifies the circumstances that preclude limited notification. No such 

circumstance exists and Step 3 of s95B must be considered. This specifies that certain other 

affected persons must be notified. The application is not for a boundary activity (by definition 

in the Act). The s95E assessment below concludes that there are no affected persons to be 

notified. There is no requirement to limited notify the application pursuant to Step 3.   

 

Step 4 of s95B states that the consent authority is to determine if there are any special 

circumstances under which limited notification may be warranted. I do not consider any 

such circumstances exist. 

 

11.3 S95D Level of Adverse Effects  

 

The AEE in this report assesses effects on the environment and concludes that these will be no 

more than minor. 

 

11.4 S95E Affected Persons 

 

A person is an ‘affected person’ if the consent authority decides that the activity’s adverse 

effects on the person are minor or more than minor (but are not less than minor). A person is 

not an affected person if they have provided written approval for the proposed activity. No 

written approvals have been sought in this instance. 

 

The activity is a discretionary activity and within the expected outcomes of a boundary 

adjustment subdivision and development on this site. The built development is occurring as 

part of the shared utilities enjoyed by all lot owners within the development. As such I have 

not identified any affected persons in regard to adjacent properties or shared ownership of 

Lot 18.  

 

The proposal is not new development on any of the privately owned sites, but rather an 

expansion of existing facilities development within a shared facilities lot. The site does not 

contain any archaeological site. I am advised that the architectural design does not require 

the approval of the Design Committee, but the design is nonetheless completely consistent 

with the existing built environment design. The site is not adjacent to any land administered 

by the Department of Conservation. In this instance, which I see as quite different to new 

development occurring within privately owned lots and within the pre-determined building 

envelopes, I do not believe that pre lodgement consultation is required with tangata 

whenua, Heritage NZ, or Department of Conservation. 
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12.0 CONCLUSION 

 

The site is considered suitable for the proposed development, and effects on the wider 

environment are no more than minor. The proposal is consistent with the relevant objectives 

and policies of the Operative and Proposed District Plans, the NZ Coastal Policy Statement, 

and the Regional Policy Statement, as well as Part 2 of the Resource Management Act.  

 

There is no District Plan rule or national environmental standard that requires the proposal to 

be publicly notified and no persons have been identified as adversely affected by the 

proposal. No special circumstances have been identified that would suggest notification is 

required. 

 

It is therefore requested that the Council grant approval to the land use consent, and to the 

boundary adjustment subdivision, on a non notified basis, subject to appropriate conditions.  

  

   

           

Lynley Newport     Date  21st March 2025 

Senior Planner 

Thomson Survey Ltd 
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OMARINO BOATSHEDS PROPOSAL EcIA 
LOT 18 DP 391213 MANAWAORA RD, RUSSELL 

19/3/25 
 

   

 

EXECUTIVE SUMMARY 
Bay Ecological Consultancy has been engaged to provide an Ecological Impact Assessment 

(EcIA) of the Bentzen Farms Ltd proposal to construct six additional boatsheds for use by the 

Omarino Residents Association (ORAI) on the shared utility parcel (Lot 18 DP 391213 RT 

440867) in the Omarino estate, Manawaora Rd, Russell.  

 

It considers aspects of the proposal with potential ecological impacts including: 

 Riparian vegetation clearance & earthworks in the development footprint  

 Infill of a portion of the lowermost existing stormwater pond,  in a series legally constructed in 

the bed of a former wetland/ intermittent stream as part of development in the early 2000s 

 Alteration/ extension of existing culverts  

 Stormwater discharge from increased impermeable surface to the stormwater pond and 

connected significant indigenous natural inland wetland as receiving environment (ZOI) within 

100m 

 

A desktop review of available ecological background was followed by a site visits on the 16th 

September 2024 & 17 January 2025 to ground truth expectations and gauge the proposal 

against site context. Site photos are provided for illustration.  

 

Reporting provides consideration of significance in regard to Northland Regional Policy 

Statement Appendix 5 (2018).  

 

SUMMARY FINDINGS  

 The current proposal requires infill of portion of an unnamed 1st order waterway on Lot 18 DP 
391213 within the Omarino estate, modified as a stormwater/ sediment detention pond since 
development approx.2003 and maintained as such.  

 The waterway, with long term periodicity evident from the 1950s, is now a cascade of short 
bunds & ponds from its northwest origin on Lot 15 DP391213 to the focus area. All culverts in 
series throughout the waterway were observed perched in spring (Sept 2024) and in summer 
(Jan 2025). 

 Some stagnation and scattered raupō is not sufficient to deem the focus pond as wetland. It 
cannot be considered artificial watercourse, rather a modified form of the pre-existing water 
body with a natural source. The system is considered a river under the RMA, of intermittent 
flow further constrained by the ponding.  

 As infill will create formation of land surface for purpose than crossing it is considered 
reclamation and Discretionary under NES- F Reg 57. Activities that result in loss of extent must 
be avoided except where there is a functional need for the activity to occur at that location 
with effects managed via the EMH. Design and engineering potentials for the site are outside 
our scope and we rely on the option presented as being the only alternative, with our comment 
limited to application of the EMH.  

 The loss of this area is de minimus in terms of values   as defined in the NPS-FM (2020), 
including functionality of the upstream or receiving waterway or as habitat within, and 
considered less than minor. 
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 The pond outlet is via two culverts approx 33m beneath the current configuration to the 
receiving significant natural inland wetland -  Waipiro Bay CMA sequence downstream. 

 The culverts are other infrastructure under the NES-F (2020), to be extended within the 
reclamation, <100m of the downstream receiving natural inland wetland. Minor maintenance is 
a permitted activity, however the extension cannot comply with REG 46 Permitted activities- 
Maintenance and operation of specified infrastructure and other infrastructure. 

 Rather it is a Restricted Discretionary activity with regard to matters within NES –F REG 56 and 
subject to the EMH.  

 Stormwater design provided by PK Engineering Ltd has specifically avoided changing the water 
level range or hydrological function of the receiving wetland as per NES-F REG 54. No complete 
or partial drainage will occur as per NES-F REG 52. 

 The culverts currently and in future will not allow for fish passage. They are perched at both 
ends and do not provide hydraulic conditions necessary for the passage of fish. Gross 
excavation and reconfiguration would be required to remedy the existing format with the 
extension, not considered practicable. A fish survey has not been undertaken, however it is 
unlikely habitat for freshwater fish.   

 Proposed culvert alterations cannot comply with permitted parameters as per NES-F REG – 70 
(2); the culverts are a Discretionary activity and the information contained in NES – F REGS 62; 
63; & 69 must be provided as per NES-F REG 71 including a CIMMP. 

 Predicted rare ecosystem type1 WF4 Pōhutukawa, pūriri, broadleaved forest  was refined in the 
focus area onsite to be  OF AS1 Kānuka shrubland with native shrubs, dating from the original 
mass revegetation scheme 2003 -2007  to uphold RC 2050323. Like the majority of the farm 
prior to development, Lot 18 was bare pasture, pine; gorse or undergrazed kānuka prior to 
planting.  

 The focus area comprises kānuka canopy; weed species; mixed common early successional 
broadleaved species, and several 5m pohutukawa, planted as a larger grade originally.  The 
understorey is open and thin, without a diversity of ground cover other than exotic weeds, 
seral saplings and scattered Carex. It is isolated and largely edge in character between buildings 
and access ways. Its contribution is a minimal and depauperate representation of the wider 
sites values and characteristics as a part of a wider ecological unit, by virtue of presence rather 
than quality and more akin to amenity planting. Its significance is considered NEGLIGIBLE. 

 Clearance (1535m2) is required of this vegetation. Regardless of its significance, clearance of 
riparian vegetation exceeds the PNRP permitted status of 200m2/ year, within 10m of the 
stormwater pond (intermittent modified stream). Subject to C.8.4.3 Vegetation Clearance – 
Discretionary Activity & with fidelity to Policy D.4.27 Land Preparation, Earthworks &Vegetation 
Clearance this should follow best practice methodology to avoid adverse impacts.   

o machinery clean of soil and debris prior to site entry 
o vegetation, slash, disturbed soil or debris is not deposited in a position where it could 

mobilise into the pond  
o vegetation is cleared in a direction away from the pond 
o preworks fauna check e.g. day sheltering kiwi   

 As per the EMH an offset is appropriate for the loss of pond extent under NES -F 57, as it is for 
the vegetation clearance. Neither can be mitigated completely at the point of impact as a 
portion is permanent. In response, both restoration and enhancement of values to provide 
riparian protection, habitat and amenity in the same close catchment is proposed as per 
Appendix 3 NPSIB (2023) and RPS 4.4.2, providing no net loss, rather net gain in area and 
additionality through density and diversity.  The offset of vegetation concomitantly offsets the 
loss of minimal functionality of the stormwater pond extent area reducing sediment input and 
runoff. 

 Success of an offset relies on methodology to ensure goals are achieved as per as NPSIB 

Appendix 3 (5). We recommend: 

o Vegetation clearance shall not exceed the maximum areas shown in an approved 
Scheme Plan and positioned generally in accordance with such. 

o Best practice clearance methods to be used   
o Biosecurity measures 

                                                           
1https://services2.arcgis.com/J8errK5dyxu7Xjf7/arcgis/rest/services/Northland_Biodiversity_Ranking/FeatureServer 
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o Within twelve months of the completion of vegetation clearance provide evidence 
that planting plan has been implemented. Species have been selected specific to 
mitigatory purpose in consultation with Hawthorn Landscape Architects and aligned 
with the intent of the OMP original planting directives. 

o Pest and weed control is incorporated as a standard existing protection mechanism as 
per the OMP, ensuring success of the offset 

This primary effects management is considered protective of the wider site ecological unit and 

significance values, including hydrological features and wetland, habitat, High Natural 

Character, aligned with aspirations of the objectives and policies of the FNDP Chapter 12 and 

Coastal Policy Statement (11).  
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PROPOSAL SUMMARY 
The proposal area is portion of utility Lot 18 DP 391213 (RT 3440867), located within the 

Omarino subdivision, Manawaora Rd. It is illustrated below in Figs 1& 2 and described in Table 

1. Currently, existing sheds and hardstand are utilised for a range of storage by members of 

the Omarino Residents Association (ORAI) who have a 17th share in Lot 18, as well as service, 

storage and maintenance by Omarino management.  

Six additional sheds are proposed –   

 two sheds abutting and matching the existing 5 at the western boundary   

 a new block of four sheds, offset from the other block, opening to the south east.  

 

The site has been chosen to concentrate the service area and resultant character in one area in 

keeping with the existing function, to minimise fragmentation and utilise existing access 

formations and infrastructure which have been in place since the early 2000s following 

consent e.g. culverts.   

 

The boatsheds will require extension of the existing slab for access, manoevering and parking, 

with concomitant vegetation clearance, infill of the lower corner of the adjacent stormwater 

pond and extension of culverts therein. The culverts are considered other infrastructure2 under 

the NES-F (2020). 

Vegetation clearance, excavation and retaining will be required behind the buildings into the 

southeastern facing slope.  

The new boatshed roof runoff will be detained in tanks with overflow discharge to an existing 

manhole to the culverts. Further sheetflow across the hardstand will travel to the pond or 

down the bank toward the wetland, over an existing rock armoured embankment and through 

vegetation, as currently occurs. 

The stormwater pond will receive additional runoff from cutoff drains at the backslope of the 

sheds and portion of the hardstand. Two culverts discharge from its southern end and travel 

south east beneath the existing hardstand and terminate perched above natural inland 

wetland within Lot 18, tributary to further saltmarsh in the CMA and Waipiro Bay. The wetland 

is freshwater raupō dominant shortly after the culvert exit point, following basal contour and 

grading to NRC mapped saltmarsh with saline intrusion beneath the causeway built in the 

1960s. 

To avoid effects as primary, collaborative design has considered the receiving wetland, with  

engineering of hydraulic neutrality. Stormwater flows arising from the catchment area have 

been controlled utilising the exiting pond, tanks and culvert modifications so the total 

discharge from Lot 18 is no greater than predeveloped levels3. Discharge velocity has been 

slowed. 

  

                                                           
2 Other infrastructure (NES – F 2020) - infrastructure, other than specified infrastructure, that was lawfully established before, and 
in place at, the close of 2 September 2020 
3 PK Engineering Ltd March 2025 SITE SUITABILITY & DEVELOPMENT REPORT FOR PROPOSED BOATSHEDS AT 285 MANAWAORA 
RD LOT 18 DP 391213 FOR BENTZEN FARMS LTD 
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FIG 1: SITE LOCATION 
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FIG 2: LANDSCAPE MITIGATION AND ECOLOGICAL ENHANCEMENT (OFFSET) PLAN 
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SITE CONTEXT 
A desktop review was undertaken of the available ecological site context and surrounding area 

in the potential zone of influence (ZOI). This standard EcIA desktop scoping phase assists in 

determining priorities for field work, informed assessment of significance and targeted impact 

management. Although generally from broad scale mapping, requiring finer ground truthing, it 

may suggest potential species occurrence and associations; and underlying abiotic influences 

of soils and hydrology including potential wetland presence and values4.  

  

TABLE 1: SITE SUMMARY  

 
Key sources of the desktop review included: 

 Booth, A. (2005) Natural Areas of Whangaruru Ecological District.  

 Forester & Townsend (2004) Threatened plants of the Northland Conservancy 

 LRIS portal  https://lris.scinfo.org.nz/ 

 NRC Local Mapping – Leathwick (2018); Singers (2018) 

 REC Classification https://data.mfe.govt.nz/layer/51845-river-environment-classification-new-
zealand 

 TEC Classification https://ourenvironment.scinfo.org.nz/ 

 Wildlands Consultants (2011) Ranking of top Wetlands in the Northland Region Stage 4 - 

Rankings for 304 Wetlands Wildlands Contract Report No. 2489 for the Northland Regional 

Council 

 Wildlands Consultants (2012) Report on Wetland Guidelines for the Northland Reg  

                                                           
4 Values (NPS FM 2020 Amendment No.1 (2022) (i) ecosystem health; (ii) indigenous biodiversity; (iii) hydrological function; (iv) 
Maori freshwater values; (v) amenity values  
5 https://nrcgis.maps.arcgis.com/apps/webappviewer/index.html?id=fd6bac88893049e1beae97c3467408a9 
6 https://services2.arcgis.com/J8errK5dyxu7Xjf7/arcgis/rest/services/Northland_Biodiversity_Ranking/FeatureServer/0 
7 https://ourenvironment.scinfo.org.nz/maps-and-tools/app/Habitats/lenz_tec 
8 Booth A (2005) Natural Areas of Whangaruru Ecological District. Reconnaissance Report for the Protected Natural Areas 
Programme. DoC, Whangarei. 
9Williams et al (2007) New Zealand’s historically rare terrestrial ecosystems set in a physical and physiognomic frameworkNew 

Zealand Journal of Ecology 31(2): 119-128  

DESCRIPTION FOCUS AREA WITHIN LOT 18 DP 391213 (RT 440867) 

 
OWNER OMARINO RESIDENTS ASSOCIATION INC. (ORAI) 

ZONE General Coastal Zone 

AREA 18.6399 approx. 

ECOLOGICAL DISTRICT WHANGARURU 

COVER  Mixed revegetation on periphery and area designated for clearance 

 Existing boatsheds & slab  

 Stormwaterpond in series to natural inland wetland as receiving environment  

SOIL TYPE5  MRH Marua Clay Loam 

POTENTIAL ECOSYSTEM6  WF4:  Pōhutukawa, pūriri, broadleaved forest 

TEC CLASSIFICATION7  CLASS V 

MAPPED SNA,  NORTHLAND BIODIVERSITY RANKING - 
TERRESTRIAL TOP 30 SITES; RANKED RIVERS; KNOWN 

WETLANDS; RANKED WETLANDS 

Small portion of PNA#Q05/001 Eastern Bay of Islands Estuary intrudes on lower wetland 
(ZOI - receiving environment) 
Contains NRC mapped saltmarsh adjacent to further extent as above 
#Q05/001 is also 4th ranked estuarine wetland complex in Northland 
1st ranked overall wetland complex  in Whangaruru Ecological District 

ADJACENT RANKED AREAS OMARINO ESTATE REVEGETATION IS CONTIGUOUS WITH AREA OF RUSSELL FOREST PNA 
Q05/0038 
Further extent of  PNA#Q05/001 Eastern Bay of Islands Estuary 
Critical Bird Habitat – Bittern  PNRP 

NATURALLY RARE ECOSYSTEMS9 WETLAND 

KIWI DENSITY DoC 2018 Kiwi Present  

https://data.mfe.govt.nz/layer/51845-river-environment-classification-new-zealand
https://data.mfe.govt.nz/layer/51845-river-environment-classification-new-zealand
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SOILS 
In conjunction with species associations, soil characteristics provide an indication of potential 

wetland presence, and are useful guide for any revegetation or amenity planting.  

Site soils are mapped as Marua Clay Loam – Hill Country Variant (MRH) 
 
TABLE 2: MAPPED SOIL TYPE 

 

Site soils were inspected along tracks and cut faces during site visit and readily conformed to 

mapped description. However, some areas are confounded by historic site scrapes back to 

subsoils for roading and landscaping. 

POTENTIAL ECOSYSTEM TYPE 

Broad ecosystem classification10 shows the potential vegetation type as correlated with soil 

type and climate:  

 WF4 Pōhutukawa, pūriri, broadleaved forest  
 
TABLE 3: MAPPED POTENTIAL ECOSYSTEM TYPE 

 

This ecosystem, colloquially known as coastal broadleaved forest, predominately occurs 800 m 

of the shore exposed to coastal winds and salt spray.  

Very limited examples of this type remain today due to NZs coastal concentrated population 

distribution. Frequently the only representation remaining are pōhutukawa, as an iconic 

species, with scattered pūriri, kohekohe and karaka. Sizeable trees often persist in isolation, 

randomly protected from historic clearance by topography and amenity value. 

                                                           
10 Singers & Rogers (2014) A classification of NZs terrestrial ecosystems. DoC Wellington 
Singers, N. (2018) A potential ecosystem map for the Northland Region: Explanatory information to accompany the map. Prepared 
for Northland Regional Council.   

SOIL TYPE 
NZRLI 

SOIL TYPE 
FSL 

DESCRIPTORS PREDICTED 
FOREST 

TYPE  
MARUA CLAY 

LOAM 
MRH – Hill 

Country Variant 

MOTTLED 
ORTHIC 
BROWN 
(BOM) 

 

MARUA SUITE- Young greywacke soil  

 P retention is moderate to very high  

 Micronutrient molybdenum creates a significant response in these soils 

 Good root penetration but pug and compact easily if worked when wet sealing soil surfaces 

 usually contain 2:1 clay minerals.  

 Secondary iron oxides tend to be evenly dispersed through the soil and give a yellowish brown colour to the 
upper part of the B horizon. 

 in a subhorizon of the B within 60 cm of the mineral soil surface, or at the base of the B if shallower, have 
matrix colour value 4 or less and moderately or strongly pedal polyhedral peds (20 mm or less in size) 

 Moderately to well drained occur in places in which summer dryness is uncommon and that are not 
waterlogged in winter  

 Weak or very weak soil strength to depth on Holocene land surfaces on hilly or steep slopes prone to slipping 
and slump terrace formation 

WF4 

ECOSYSTEM CLASSIFICATION TYPE DISTRIBUTION  TYPE DESCRIPTION 

WF4 
Pōhutukawa, pūriri, broadleaved 
forest  
Coastal broadleaved forest 
 

Warm climatic zone from the 
Three Kings Islands and Te Paki 
south to Mahia and New 
Plymouth. 
 

 

Broadleaved forest of several variants, with pōhutukawa and pūriri, 
and locally with karaka, kohekohe, tītoki, mangeao, rewarewa, tawa, 
puka, tawāpou, ngaio, nīkau, taraire  
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VALUES MAPPING 

There are currently no FNDC Significant Natural Areas (SNAs) as per the National Policy 

Statement for Indigenous Biodiversity (2023), subject to Subpart 2 Clause 3.10. However as per 

Subpart 2 Clause 3.16, significant adverse effects on indigenous biodiversity outside of such 

areas in regard to new subdivision, development or use must be managed by applying the 

effects management hierarchy.   

The receiving wetland within Lot 18 is part of the larger Eastern Bay of Islands (EPI) PNA 

#Q05/00111, comprised of the numerous bays and inlets bordering the terrestrial habitats of 

Russell peninsula. Although dated (2005), the underlying assessment for the EBI PNA may be 

considered as a surrogate for potential significance and serve to direct further site 

consideration. Onsite it encompasses the lower extent of the receiving wetland, as below FIG 

3.  

FIG 3: PNA Q05/001 BOOTH 2005 

 

 

 

 

 

 

 

 

 

 

The EBI PNA is also described as the top ranked wetland complex in the Whangaruru Ecological 

District and the 4th ranked estuarine wetland extent in Northland12.  

The wider Omarino Estate revegetation has created an expanse of cover that is contiguous 

with the offsite Russell Forest PNA# Q05/003. Significance of the PNA in the accompanying 

documentation as: 

 Representative forest and scrub types including unmodified  

 Representative wetland types and Threatened & At Risk fish species in these and waterways. 

 Intact sequences throughout full altitudinal range ‘mountain to sea’ 

 Supports large number of Threatened and At Risk flora and fauna including invertebrates; fish 
and birds. Near the distributional limit of 3 species of forest gecko  Auckland Green; Northland 
Green Gecko & Forest gecko 

 
There are no NRC Biodiversity Terrestrial Ranking Top 30% or Top 30% +5 unit13 units in a ZOI 
of the proposal.   

                                                           
11 Booth (2005) Natural Areas of the Whangaruru Ecological District. Reconnaissance Report for the Protected Natural Areas 
Programme. DoC Whangarei 
12 Wildlands (2011)Ranking of Top Wetlands In the Northland Region Contract Report No. 2489 for NRC 
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The first two classes of the national TEC mapping layer14  have been incorporated into national 

and regional policy to address biodiversity protection on private land15 and as a measure of 

significance of any site vegetation. Vegetation onsite is not included in these categories. The 

TEC is most appropriately applied to help identify priorities for formal protection against 

clearance and/or incompatible land-uses, and to restore lost linkages and buffers. 

The site and surrounding area is classed as Underprotected class (> 30% left and 10-20% 

protected). Indigenous vegetation and habitats in these environments is considered less 

reduced and fragmented than the first four categories, but lacking sufficient legal protection. 

This is considered inaccurate in light of the Omarino Management Plan (OMP)and dictates of 

the original subdivision consent, which would not have been accounted for in the mapping 

classification.  

 

FIG 4: TEC CLASSIFICATION 

 

  

                                                                                                                                                                          
13 This layer identifies the top 5 % of additional High priority terrestrial sites that would potentially make the largest additional 
gains assuming management is applied to the top 30% of sites as identified in the ranking of terrestrial ecosystem areas derived 
from a ranking analysis of indigenous-dominated terrestrial ecosystems for the Northland Region. 
14  Threatened Environment Classification (2012) Landcare Research Manaaki Whenua. Based on Land Environments New Zealand 
(LENZ), classes of the 4th Land Cover Database (LCDB4, based on 2012 satellite imagery) and the protected areas network (version 
2012, reflecting areas legally protected for the purpose of natural heritage protection). 
15 Northland Regional Policy Statement 2018 Appendix 5; Land Environments New Zealand Level VI; Land Cover Database 4 (2012); 
Protected Areas Network (2012) Acutely Threatened (<10% Indigenous Cover remains); Chronically Threatened (10-20% 
Indigenous Cover remains); At Risk (20-30% Indigenous Cover Remains); Critically Underprotected (>30% cover, <10% 
protected);Underprotected(>30% Indigenous cover remains, 10-20% protected); Better Protected(>30 indigenous cover, >20% 
protected)  

 



  

14 
 

HISTORIC AERIALS 

A review of available historic photography and topographical maps was made to illustrate 

historic change in cover, periodicity of waterways and wetland. Remnant areas on slopes and 

in gullies are visible in comparison to the grazed slopes and flatter plateaus.  

The focus pond is the lowest of an unnamed 1st order waterway, seen to have extended 

occupation of the area in Retrolens aerials and topo maps during the farms production history 

(Figs 5-9) despite land disturbance prior to this and in the ensuing decades. The proportion of 

creek to receiving wetland within the watercourse likely varied with woody catchment cover, 

and accompanying changes in interception, transpiration and sediment input. 

The bund between the pond and the receiving wetland to the southeast is first visible in 1972 

Retrolens aerial (FIG 7) as a farm crossing.The current site configuration is seen as largely 

established in the 2003 FNDC/LINZ photo (FIG 8) as development commences. Following 

approximately the same course today, the waterway is now a cascade of short bunds & ponds 

from its origin to the northwest within the Omarino estate.  

  

FIG 5: SITE LOCATION NZMS1/N12 1969 ORIGINAL WATERCOURSES 
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FIG 6: SITE LOCATION 1979 NZMS1/N12 ORIGINAL WATERCOURSES 
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 FIG 7: RETROLENS16 1972 

 

  

                                                           
16 All Retrolens aerial photography - Sourced from http://retrolens.nz and licensed by LINZ CC-BY 3.0 
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FIG 8: SITE LOCATION 1981 
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FIG 9: SITE LOCATION 2000 

 

 

FIG 10: SITE LOCATION 2003 
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SITE VISITS 

Comprehensive site visits were made on the 29th August 2024 & 17th February 2025 over a 

seasonal range with specific regard to the proposed scheme, aerial photography and desktop 

review.  

Walk through visual vegetation survey was undertaken to characterise the site associations 

and habitat for significance and wetland presence.  

Wetland survey was undertaken in accordance with the MFE Wetland Protocols (Clarkson 

2022). The Rapid Test, as the first strata of wetland delineation, was sufficient to confirm 

wetland presence as indicated in the aerials in lower Lot 18 as the receiving environment. 

Dominance typified by obligate (OBL) and facultative wetland (FACW) species forms a very 

obvious natural inland wetland community.  

WATERWAY & STORMWATER POND 

The focus pond is located at the northern edge of the Lot 18 utility area with existing 

boatsheds and concrete pad.  It is approx. 120m2 and the lowermost in a cascade of short 

bunds & ponds from the waterways origin to the northwest on Omarino Lot 15 DP 391213. All 

culverts in series throughout its extent were perched at observed summer flow (Jan 2025) and 

spring (Sept 2024). Upstream ponds are shallow lenses, with a narrow central channel. The 

focus pond is the deepest in the series, although often dries up completely in mid summer. 

It has been modified as a sediment/ stormwater detention pond since development 

commenced in 2003 and maintained as such. Bunding was evident even prior in the historic 

aerials from the early 1970s. Two culverts travel approx. 33m from its southern end beneath 

the existing hardstand and terminate perched above natural inland wetland within Lot 18, 

tributary to further saltmarsh in the CMA and Waipiro Bay. 

The ponded waterway cannot be considered an artificial watercourse,17  rather the modified18 

form of the pre-existing water body19 with a natural source. The system is considered a river20 

under the RMA, of intermittent flow further constrained by the modification. Some stagnation 

and scattered raupō is not sufficient to deem it as wetland. It is surrounded by a margin of 

revegetation, planted as part of the Omarino Management Plan (RC2050323). 

 

 

 

                                                           
17 Artificial watercourse- A man-made channel constructed in or over land for carrying water and includes an irrigation canal, 
roadside drains and water tables, water supply race,canal for the supply of water for electricity power generation and farm 
drainage canals. It does not include a channel constructed in or along the path of any historical or existing river, stream or natural 
wetland. 
18 Modified watercourse: Not defined in any planning documents but derived from case law. A river that has been modified in 
some manner for example by diversions, piping, and/or other structures. 
19 RMA definition Water body- fresh water or geothermal water in a river, lake, stream, pond, wetland, or aquifer, or any part 
thereof, that is not located within the coastal marine area.  
20 RMA definition - River- a continually or intermittently flowing body of fresh water; and includes a stream and modified 
watercourse; but does not include any artificial watercourse (including an irrigation canal, water supply race, canal for the supply 
of water for electricity power generation, and farm drainage canal 
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WETLAND 

The receiving environment at the culverts terminus is a natural inland wetland directly below 

the utility area to the southeast. It may also be considered a significant indigenous wetland 

under the majority of RPS (2018) Appendix 5 criteria. 

The wetland is located above the CMA and therefore subject to the NES-F (2020), despite 

grading from freshwater raupō dominance in its upper reaches to saltmarsh and mangrove in 

its lower extent.  It is shortly tributary to further coastal wetland at the edge of Waipiro Bay, 

beyond the causeway from Manawaora Rd built in the early 1960s.    

 

NRC known wetland mapping of the wider extent is limited to the more estuarine portion 

marked by saline intrusion through the causeway culverts (below FIG 11). 

FIG 11: CMA & KNOWN WETLAND NRC 

 

 

The upper Lot 18 wetland is best typified as a swamp21 within the basal contour at the base of 

the slope. 

The extant source is likely groundwater, with contribution from peripheral intermittent flows. 

These include the discharge from the current pond culverts, representing both the modified 

historic hydrology and the impervious surface contribution. This point source may be 

considered a CSA.22  

 

                                                           
21 Johnson & Gerbeaux (2004) Wetland types of NZ 
22 CSA Critical source areas within a catchment contribute a disproportionately large quantity of contaminants to water (relative 

to their extent). They are the combination of a source of contaminants (drainage area) and a transport pathway (eg. point source 
outlets; surface run-off, ephemeral drainage). Minimising either the source or the transport pathway will decrease the risk. 
Targeted avoidance/mitigations specific to critical source areas is an efficient and cost-effective approach to effects management. 
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TABLE 4: IDENTIFIED NATURAL INLAND WETLAND  

 

 

The dominant wetland character WL19: RAUPŌ REEDLAND is a common pairing of raupō (OBL) 

with scrambling Isachne globosa (swamp millet OBL). Crowded raupō dominance implies 

consistent periodicity and depth of watertable. As a thick grass mat, I. globosa creates a 

deceptively terrestrial appearance, revealed to be rafting over standing water if ventured into. 

The culverts outlet was considered the critical extent toward the proposal. Further 

investigation beyond this was restricted to vantage points due to steep topography down to 

the wetland and standing water within. Broader extent can be implied from the consistent 

raupō form and winter colouration in aerials and recent drone shots (refer below FIG 12 & 11). 

 

Where hydrology cannot support raupō, a periphery of further OBL & FACW species of WL11 

MACHAERINA SEDGELAND type occurs with Machaerina (OBL); Schoenoplectus 

tabernaemontanii; Carex; Eleocharis acuta, Isolepis; umbrella sedge (Cyperus); and purua grass 

(Bolboschoenus) sighted in various association.   

 

Associations and character vary with depth of saturation, grading through WL11 – WL19 -  

open water. Wetland typology is based on the emphasis of observed vegetation and 

hydrology, however in reality the two wetland types intergrade and are dynamic systems with 

potential to change extent and composition over time due to natural factors e.g. drought; 

invasion; interspecific competition. 

TYPE SWAMP 

CHARACTERISTIC 

 standing water and/ or surface channels; leads with slow flow  

 mainly surface water with groundwater  

 water table usually above the surface  

 moderate to high fluctuation but permanent wetness at depth  

 poor drainage  

 combination of mineral and peat soils  

 wide spread - basins; valleys, gullies and plains 

CLASSIFICATION 

WL11- MACHAERINA SEDGELAND 

 Shallow palustrine/riverine/lacustrine 
wetlands of a wide range of variants 
throughout New Zealand. 

 Sedgeland, rushland with a high water table 

 Dominated by species of Machaerina, square 
sedge, Eleocharis, Carex spp. & Juncus spp 

 WL19: RAUPŌ REEDLAND 

 Palustrine/riverine/lacustrine wetlands; 
commonly found thoughout lNorthland 
owlands, margins of lakes and flooded 
valleys  

 Reedland of abundant raupō, locally with 
species of Bolboschoenus, Schoenoplectus 
and Machaerina, pūkio, harakeke, and 
swamp millet. 

TYPIC SITE SPECIES 

 raupō (OBL) DOMINANT 

 Isachne globosa (OBL) swamp millet 

 Eleocharis acuta (OBL) 

 Carex (FACW) 

 Cyperus* spp(FACW) 

 Epilobium (OBL) 

 Isolepis spp (OBL & FACW) 

 Juncus spp (FACW) 

 Machaerina juncea (FACW) 

 Machaerina articulata (OBL) 

 Juncus spp (FACW) 

 

 

LOCATION   FRESHWATER AT SLOPE TOE IN NATURAL BASIN WITHIN LOT 18 (CULVERT DISCHARGE POINT) 
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Terrestrial vegetation on the slopes down to the wetland is of the same revegetation character 

as around the ponds and sheds, with some larger specimens dating from the original farm 

remnants to the southwest along the access.  Within the wetland small islands and hummocks 

are occupied by scattered manuka, and mangroves towards the salt wedge. 

FIG 12: WINTER COLOURATION OF RAUPŌ EXTENT  

 

FIG 13: DRONE SHOT FEB 2025 SHOWING APPROX DISCHARGE POINT IN RAUPŌ AT BANK BASE 
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  FIG 14: DRONE SHOT FEB 2025 WIDER CONTEXT 

 

 

Portion of the EBI PNA overlaps with the Lot 18 wetland. Documented values are compared as 

below: 

 
TABLE 5:  EASTERN BAY OF ISLANDS ESTUARY PNA (#Q05/001)   

 

  

EASTERN BAY OF ISLANDS ESTUARY PNA (#Q05/001)   SITE 

This section of the Bay of Islands undoubtedly contains the most extensive examples of 
saltmarsh/mangrove within the Bay, with the least modified riparian margin.  

Lot 18 contributes , however was modified by the 
causeway 

Significant terrestrial and/or estuarine vegetation. Extensive riparian cover sometimes 
adjoining freshwater/brackish wetlands. In many instances, freshwater wetlands adjoin 
their saline counterparts.  

YES wider Omarino cover and Lot 18 sequence to 
CMA and Waipiro Bay 

Habitat for threatened and regionally significant species, -especially important area of 
Northland for the recovery of two threatened bird species – pāteke and matuku. 

Pāteke known to site; bittern habitat available 

Important for the maintenance of water quality within the Bay of Islands. 
 

Wetland is providing buffer function nutrient 
processing and sediment retention 



  

24 
 

PROPOSED VEGETATION CLEARANCE  
Like the majority of the farm prior to development, Lot 18 was bare pasture, pine; gorse or 

undergrazed scattered kānuka prior to planting.  

The Omarino Management Plan directed mass revegetation 2003-2007 post resource consent 

(RC2050323). The composition was restrained and effective in terms of biodiversity, consisting 

of 3 main differentiations –  

 coastal or inland coastal indigenous, locally appropriate associations dominated by mānuka  

 wetland enhancement 
 

The two terrestrial specifications including secondary dominants varied with location -

Phormium tenax and kānuka or Coprosma spp macrocarpa; repens; & robusta and 

pōhutukawa.   

The current focus area reflects the latter at best. There is no distinct coastal forest association, 

with three individual pohutukawa on the outer fringe of the clearance as only a muted 

representation. These are approx. 5m in height, planted as a larger grade originally.  The area 

is more closely aligned with AS1 Kānuka shrubland & native shrubs, however has a lower than 

expected diversity.    

TABLE 6: CURRENT REFINED SITE ECOSYSTEM TYPE 

 

The composition is simple - kānuka dominant with a contribution of   Coprosma spp, 

hangehange; infrequent mahoe, mapou, cabbage tree and flax ranging from  2 – 4m tall and 

less than 600mm in diameter. It is open and in exotic dominated groundcover from continued 

weed influx, with frequent gorse and tobacco weed; individual scattered forest Carex spp and 

seral mapou and Coprosma seedlings.  The designated clearance area is isolated and largely 

edge in character between buildings, access ways and high use. The quality is constrained by 

the existing infrastructure, which has induced edge effects. 

Specific search for Threatened and At Risk species identified from desktop review23 and 

professional expectation was made, unsuccessfully. There are no kauri, planted or otherwise. 

None are considered in proximity to any proposed works to invoke the relevant Biosecurity 

(National PA Pest Management Plan) Order 2022. 

Approx. 1535m2 of vegetation clearance in the coastal environment is required, in part riparian 

to the stormwaterpond/ modified waterway and in excess of permitted activity status as per 

C.8.4.2 Vegetation Clearance in Riparian areas – Permitted Activity, therefore Discretionary 

                                                           
23 Russell Forest PNA documentation; ala org au; inaturalist; nzpcn org nz 

ECOSYSTEM 
CLASSIFICATION 

TYPE DISTRIBUTION  TYPE DESCRIPTION 

AS1  
KĀNUKA SHRUBLAND WITH 
NATIVE SHRUBS 

NORTHERN HALF OF THE N.I, SI NORTH OF WAITAKI 
RIVER 
Wide elevational range, from just above sea level to 
1000 m 
Moderately low species richness average 27 species  
14 % (5 species) exotic 
 

 SHORTER STATURE SHRUBLAND DRIER & LESS DIVERSE THAN OF1 

 dominated by kānuka canopy  Kunzea ericoides is the only indicator 
species 

 shrubs Coprosma rhamnoides, Leptecophylla juniperina and 
Leucopogon fasciculatus  
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under C.8.4.3, and requiring offset of extent and values under D.2.18.7 Managing Adverse 

Effects on Indigenous Biodiversity. 

The clearance area does not represent the high potential values for Russell Forest PNA 

adjacent the wider Omarino estate. Its’ contribution is a minimal and depauperate 

representation of the wider sites values and characteristics, by virtue of presence rather than 

quality and more akin to amenity planting. 

FAUNA 
Primary observations were made in addition to consideration of wetland and vegetation 

significance, to complement characterisation of the site.  

AVIFAUNA 

Four 5 Minute Bird Counts (5MBC) were undertaken on the morning of each site visit to 

provide seasonal repetition, in the same positions under clear calm conditions: 

 causeway bottom of receiving wetland 

 pond and clearance area 

 wetland northern bank 

 behind current western shed 
 

Conspicuous birdlife consisted of frequent common exotic and native insectivorous generalists 

i.e. grey warbler; multiple fantail; kingfisher on margins of bush and wetland. Tūī and kūkupa 

were sighted crossing cover in the near distance. These are not likely to favour the kānuka and 

weedy dominated vegetation in the focus area compared to the wider Omarino site, unable to 

satisfy their frugivorous and nectivorous dietary components, and of height not favoured for 

nesting.  The small insectivores are more versatile in their habitat occupation however the 

proposal area does not represent primary irreplaceable habitat. 

 

Key birds for consideration onsite are ground dwelling. The site is designated Kiwi Present (DoC 

2018). Weka also noted were once common across the North Island until a suspected disease 

wiped out nearly all but Gisbourne populations in the 1930s. Weka were rereleased into 

Rawhiti in the late 1960s onwards by the then national Wildlife Service, and established well, 

able to travel some distance.24  Versatile in their habitat occupation, the main threats to weka 

are considered predation and drought,25 not unlike kiwi. Due to their breeding rate they can 

maintain an occupancy to 2.6 birds/ ha. 

No burrows were found directly within or nearby the proposal areas which are regularly 

disturbed, however kiwi will shelter in unexpected places –tangles of tall grass; at the base of 

tree ferns under fronds or amongst woody forest debris. Regardless, a check should be made 

immediately prior to siteworks for daytime sheltering birds.  

 

Unsuccessful playbacks for fernbird (mātātā; Poodytes punctatus At Risk -Declining) were 

made around the stormwater pond, as the most likely wetland bird species to interact with the 

works area, and naturally curious and responsive. No other specialist wetland birds were 

encountered in the receiving wetland which is likely habitat for a range of birds, particularly in 

                                                           
24 One of the 1967 originals lost during transit in Auckland was caotured 72kms away 6 weeks later. 
25 Beauchamp, A.J.; Miskelly, C.M. 2013 [updated 2017]. Weka. In Miskelly, C.M. (ed.) New Zealand Birds Online. 
www.nzbirdsonline.org.nz 
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light of extensive onsite pest control. The was not unexpected as the majority are highly 

reticent e.g. spotless crake; banded rail  

 

The receiving wetland as a ZOI is a known habitat of pāteke (Anas chlorotis Threatened- 

Nationally Increasing). Pāteke within Omarino are the subject of annual site counts and 

focused predator control by staff who possess a strong sense of kaitiakitanga.  

The near shore environment and CMA adjacent Omarino is included in the PNRP Special Bird 

Area (SBA): Significant Ecological Estuarine Area: Bay of Islands26 and Northland Coastal 

Significant Marine Mammal & Seabird Management Area. These layers are broad and can 

capture the majority of the CMA, comprising the large and diverse harbour and estuarine 

habitat together with many small to moderate sized islands. There are several inlets extending 

well inland, with varying levels of buffering, some with extensive mangroves, most with little 

saltmarsh. Ecological significance is Moderate-High and recorded species include pelargic birds 

with threat status27 that may use the area for roosting, nesting or resting.  No roosting trees or 

ground burrows for pelagic birds were observed within the works area or ZOI, both commonly 

indicated by concentrated guano.  

Below the causeway in the CMA there is closely proximate PRP Critical Bird Habitat mapping28, 

- Australasian Bittern (matuku-hūrepo; Botaurus poiciloptilus Threatened – Nationally Critical).  

 

FIG 15: CRITICAL BIRD HABITAT MAPPING NPRP  
 

 

 

 

 

 

 

 

 

 

This is a recent simplified rendering, comprising areas where an existing SBA overlaps with 

saltmarsh and mangrove mapping, for selected bird species identified as Threatened to 

Nationally Critical in the NZ Threat Classification System27. Bittern are extremely cryptic, rarely 

seen and evidence of CMA habitat use is limited29. As a freshwater bird they have a limited 

tolerance of highly saline conditions and rely on freshwater wetlands. Salinification of 

                                                           
26 https://nrcgis.maps.arcgis.com/apps/webappviewer/index.html?id=31f5c66ea0074f59908767452bcbc60d 
27 Robertson, H. et al (2021) Conservation status of birds in Aotearoa New Zealand. New Zealand Threat Classification Series 36 
28 https://nrcmaps.nrc.govt.nz/server/rest/services/RP_APPEALS_Coastal/MapServer 
29 Bell, J & Blayney, A (2017) Use of mangrove habitat by threatened or at risk birds. Waikato Regional Council Technical Report 
2017/23 
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wetlands in Australia due to agricultural practices have caused occupancy loss e.g. Murray 

darling basin NSW &Vic. The Lot 18 raupō dominant wetland provides ideal bittern habitat:  

 preferred tall raupō/ sedge cover for nesting and concealment.  

 areas or runs of open water in wetland for some components of a wider diet  

They are strong fliers have wide territories and are a highly mobile species under the NPS-IB 

(2023), with seasonal territory of up to 15km radius. Along with smaller crakes and rails, they 

are notoriously reticent even if present and none were observed or heard. Wetland birds 

ground nests are vulnerable to predators. Pest control is pertinent to protect any resident bird 

or visiting fauna, promoted by Omarino management and included in the current proposal 

regardless of occupancy. 

HERPTOFAUNA 

Wider Omarino vegetation presents habitat for a range of lizards frequently described in local 

PNA surveys and reporting- most commonly Northland green gecko (Naultinus grayii; At Risk-

Declining), and the Pacific gecko (Dactylocnemis pacificus; At Risk-Relict). No diurnal species 

were encountered in the clearance area despite visual survey. This included disturbing longer 

groundcover, debris and scrutiny of taller vegetation; trunks and potential basking sites e.g. 

sunny trunks and open edges; banks & rocks. A nocturnal herptofauna survey was beyond the 

scope of this review.  

FISH 

A primary freshwater fish survey was outside the scope of this report. There are no pond, 

waterway or wetland specific FWFD records30. 

 

There is currently no fish passage between the receiving wetland and the subject pond, or 

further upstream throughout the stepped ponding. This has been the status within this 

intermittent watercourse since initial modification in the early 2000s, and likely prior due to 

bunding for farm crossings from at least the 1970s. From professional experience we do not 

expect that after decades of impoundment any landlocked population of bully would remain 

due to the low- no water level and open warm low oxygen character. Tuna are also unlikely, 

even during short periods of inundation in preference to downstream wetland habitat 

adjacent. 

NIWA has combined REC V2 classification with monitoring data to extrapolate predicted 

species for all mapped NZ rivers. From professional experience, consideration of the receiving 

wetland habitat; local NIWA Predicted and FWFD records gives potential fish species as below: 

  

                                                           
30 Freshwater Fish Database records NIWA 
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TABLE 7: PREDICTED FRESHWATER FISH SPECIES 

 

 

 

 

 

 

 

 

 

REDFIN BULLY (NOT TAKEN ONSITE) © BAY ECOLOGICAL CONSULTANCY 2025 

 

 

 

 

 

 

 

 

 

 

 

The receiving wetland provides ideal habitat for these species preferring the slow moving/ lotic 

lowland niche.  Giant bully (Gobiomorpus gobioides; At Risk Naturally Uncommon) are usually 

near coastal; common bully (Gobiomorphus cotidianus) and shortfin eel (A. australis) favour 

swampy habitat with areas of open water. Redfin are commonly associated with both species. 

Inanga and smelt occupy slow or still water and are incapable of traversing high gradient 

inland. 

  

PREDICTED SPECIES 
NZSEG#1001918 

COMMON NAME THREAT STATUS 

Anguilla australis  SHORTFIN EEL NOT THREATENED 

Galaxias maculatus 
INANGA NOT THREATENED 

REGIONALLY SIGNIFICANT 

Gobiomorphus cotidianus 
COMMON BULLY  NOT THREATENED 

Gobiomorphus gobioides 
GIANT BULLY AT RISK- NATURALLY UNCOMMON 

Gobiomorphus hutonni 
REDFIN BULLY NOT THREATENED 

Retropinna retropinna 
COMMON SMELT NOT THREATENED 
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SIGNIFICANCE 
Values31 of the pond and receiving wetland were considered. These translate to potential 

significance aspects for consideration against RPS 2018 Appendix 5 criteria. Avoidance of 

extent and values loss in regard to rivers and wetlands is core policy32 of the NPS – FM (2020) 

and as such they must also be addressed in the EMH. 
TABLE 8: VALUES NPS-FM (2020) 

 

Values of the pond are considered sediment and stormwater retention with a contribution of 

surface water provision for terrestrial fauna. It is no longer freshwater fish habitat. 

Appendix 5 is the standard Northland criteria for assessing significance of an ecological site, 

and directly reflects those contained in Appendix 1 of the recently mandated National Policy 

Statement for Indigenous Biodiversity (2023) including consideration of Representativeness;  

Diversity & Pattern; Rarity and Distinctiveness & Ecological Context . It is apparent the 

receiving wetland has HIGH significance in all regards as per the desktop review, mapped 

values,  and  site observation. Consideration is therefore focused on the stormwater pond and 

proposed clearance vegetation. The ecological site includes the entire vegetation of Omarino, 

with comment then given on the clearance area. 

                                                           
31 Values (NPS FM 2020 Amendment No.1 (2022) (i) ecosystem health; (ii) indigenous biodiversity; (iii) hydrological function; (iv) 

Māori freshwater values; (v) amenity values  
32 Policy 6: There is no further loss of extent of natural inland wetlands, their values are protected, and their restoration is 

promoted. Policy 7: The loss of river extent and values is avoided to the extent practicable.Policy 8: The significant values of 
outstanding water bodies are protected. 

VALUE STORMWATER POND RECEIVING WETLAND LOT 18 

ECOSYSTEM HEALTH 

Flow constrained by historic legal ponding 

No fish passage from downstream wetland or to/from ponds in 
series upstream 

Basic water source for fauna in landscape 

Provides no critical habitats and conditions necessary to support 
the presence of threatened species in wider environment   

Edge habitat; weedy and open 

Restrained biodiversity from revegetation and no recruitment 

Water quality -sediment retention and nutrient processing function  

Consistent water regime implied by OBL species and tall stature 
wetland.   

As wider unit likely  habitats and conditions necessary to support the 
presence of threatened species in wider environment 

Size allows substantial internal habitat and distance from edge 
influence 

Biodiversity of wetland species in addition to typical low biodiversity 
raupo – Isachne association 

Freshwater – saline wetland sequence with riparian woody cover 

INDIGENOUS BIODIVERSITY  

 

Entire site is KIWI PRESENT ZONE (DOC 2018) 

Limited bird guild   - insectivores use as wider feeding territory  

Not natural inland wetland 

Not considered fish habitat  

Not wetland bird habitat 

Riparian buffer of edge character open  thin at ground level & 
weedy 

Noise disturbance-  High use location adjacent vehicles and 
maintenance 

 

Entire site is KIWI PRESENT ZONE (DOC 2018) 

Known pāteke habitat 

Likely further wetland bird habitat  

Wetland and adjacent riparian border effective habitat provision 

Representative biodiversity for wetland type and coastal setting 

HYDROLOGICAL FUNCTION 

 

Sediment retention 
Slows stormwater from exiting configuration to receiving wetland 
Intermittant hydrological source to receiving wetland  
Historically modified from intermittent flow/ wetland to pond 
function 20 yrs, bunded crossing since the 1970s restricting flow to 
downstream wetland 

Nutrient and sediment retention and processing  to Waipiro bay 
coastal stream/ estuary downstream 
Restrained by causeway to CMA built in 1960s long established 
condition 

MĀORI FRESHWATER 
VALUES 

Outside scope of this report Outside scope of this report 

AMENITY VALUES 

 

Basic amenity for residents during visit to yard. Not visible to the 
public. Not considered to provide direct opportunity for human 
contact; to provide for recreation or food provision. 

Wider wetland visually apparent from CMA and causeway crossing 
but not receiving area of culverts. Area of discharge not considered 
to provide direct opportunity for human contact; to provide for 
recreation or food provision.  
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TABLE 9: ASSESSMENT OF SIGNIFICANT INDIGENOUS VEGETATION AND SIGNIFICANT HABITATS OF INDIGENOUS FAUNA IN 

TERRESTRIAL, FRESHWATER AND MARINE ENVIRONMENTS NORTHLAND REGIONAL POLICY STATEMENT (2018) APPENDIX 5 

 

(1) REPRESENTATIVENESS 
(A)Regardless of its size, the ecological site is largely indigenous vegetation or habitat that is 
representative , typical and characteristic of the natural diversity at the relevant and 
recognised ecological classification and scale to which the ecological site belongs 
(i) if the ecological site comprises largely indigenous vegetation types: and 
(ii) Is typical of what would have existed circa 1840 
(iii)Is represented by the faunal assemblages in most of the guilds expected for the habitat 
type 
(B) The ecological site  
(i) Is a large example of indigenous vegetation or habitat of indigenous fauna 
(ii) Contains a combination of landform and indigenous vegetation and habitats of indigenous 
fauna that is considered to be a good example of its type at the relevant and recognised 
ecological classification and scale 

POND TERRESTRIAL CLEARANCE 

A & B)Not wetland character 
constrained by modification and use 
as stormwater/ sediment pond 
(ii) in occupancy however flow and 
configuration presence of wetland or 
creek from modified 1950s onwards  
(B No , as before. Freshwater fish now 
highly unlikely as long impounded for 
decades and flow altered to shallow 
lenses with no habitat heterogeneity .  
NEGLIGIBLE 

A(i)(ii)  no, constrained amenity 
value weedy and edge in 
character  disjunct area in wider  
Omarino ecological unit habitat 
constrained by high use area and 
edge character  
 (iii) common insectivourous birds  
B) Omarino ecological site is 
considered  part of the  wider 
peninsula vegetation & 
contiguous Russell PNA 
Focus area is not representative 
of wider site values edge effects 
has subdued   pattern and 
representativeness  

NEGLIGIBLE- VERY LOW 

(2) (2)RARITY/ DISTINCTIVENESS 
(A)The ecological site comprises indigenous ecosystems or indigenous vegetation types that: 
(i) Are acutely or chronically threatened land environments associated with LENZ Level 4 
(ii) Excluding wetlands, are now less than 20% original extent 
(iii) excluding man made wetlands are examples of wetland classes that either otherwise 
trigger Appendix 5 criteria or exceed any of the following area threshold             
(a) Saltmarsh  0.5ha 
(b) Shallow water lake margins and rivers 0.5ha 
(c) Swamp >0.4 
(d) Bog >0.2 ha 
(e) Wet heathlands>0.2 ha 
(f) Marsh; fen; ephemeral wetland or seepage/flush >0.05ha 
(B) Indigenous vegetation or habitat of indigenous fauna that supports one or more 

indigenous taxa that are threatened,  at risk, data deficient , or uncommon either  
nationally or within the relevant ecological scale 

(C) The ecological site contains indigenous vegetation or an indigenous taxon that is  
(i) endemic to the Northland/ Auckland region 
(ii) At its distribution limit in the Northland region 

(D) The ecological site contains indigenous vegetation or an association of indigenous taxa 
that 
(i) Is distinctive of a restricted occurrence 
(ii) Is part of an ecological unit that occurs on a originally rare ecosystem 
(iii) Is an indigenous ecosystem and vegetation type that is naturally rare or has 

developed as a result of an unusual environmental factor(s) that occur or are 
likely to occur in Northland:  

A(i)no 
(ii) - no 
B) No  Freshwater fish now highly 
unlikely as long impounded for 
decades and flow altered to shallow 
lenses with no habitat heterogeneity 
no/low flow and compromised water 
quality . No waterfowl/ wetland birds, 
no threatened avifauna dependant on 
C) no 
D) no 
 NEGLIGIBLE 
 
 

A(i) no 
(ii)No. In contrast to wider 
Omarino site cover No WF4; 
wetland; not represented   
B) no not critical habitat or 
conditions for wider site species 
with threat status 
C) No  
D) No. No values inherent in 
wider Omarino site 

 NEGLIGIBLE 

(3) (3)DIVERSITY AND PATTERN 
(A) Indigenous vegetation or habitat of indigenous fauna that contains a high diversity of: 

(i) Indigenous ecosystem or habitat types; or 
(ii) Indigenous taxa  

(B) Changes in taxon composition reflecting the existence of diverse natural features or 
ecological gradients; or  
( C ) Intact ecological sequences 

A)& B)No character and potential 
ecotone diversity modified and 
subdued by location adjacent utility 
area and infrastructure  
C) Connection to up and downstream 
further extent and wetland in series 
compromised by physical 
modification flow alteration and 
perched culverts throughout  
NEGLIGIBLE 

A(i) & (ii)NO simple revegetation 
diversity further constrained by 
edge effects and small size not of 
typical diversity of wider unit 
B) & C) no subdued by 
infrastructure, planting pattern 
weeds and edge effects 
NEGLIGIBLE – VERY LOW 

(4) (4) ECOLOGICAL CONTEXT 
(A) Indigenous vegetation or habitat of indigenous fauna is present that provides or 

contributes to an important ecological linkage or network, or provides an important 
buffering function: or 

(B) The ecological site plays an important hydrological, biological or ecological role in the 
natural functioning of a riverine, lacustrine, palustrine, estuarine, plutonic(including 
karst), geothermal or marine system 

(C) The ecological site is an important habitat for critical life history stages of indigenous 
fauna including breeding/ spawning, roosting, nesting, resting, feeding, moulting, 
refugia or migration staging point (as used seasonally, temporarily or permanently 

 

A) Basic buffer between coastal 
waters and terrestrial habitats at the 
site in terms of sediment; nutrient 
and stormwater retention .  
C)No native diadromous  freshwater 
fish habitat. Landlocked population 
unlikely. One of numerous freshwater 
source for local terrestrial fauna 
 LOW  

A)B)De minimus footprint 
contribution to the Omarino 
vegetated linkage across the  
Peninsula and compromised 
buffer to pond hydrologically 
connected to  the significant 
habitat of downstream 
C)No open weedy Likely no fish 

VERY LOW 
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Significance of the ponded waterway has been altered over decades, now limited to functional 

values as per its current use as sediment and stormwater site control, with connectivity to the 

downstream receiving wetland. Perched culverts and bunding has resulted in historic loss of 

habitat for freshwater fish of either diadromous habit or remnant landlocked population. In 

particular, this ecological condition/quality is important in assessment because it contributes 

to the way an activity may affect a feature and may be used to focus management of effects. 

The designated areas are a minimal and depauperate representation of the wider values and 

characteristics, by mere virtue of presence of cover/ extent , rather than quality or 

composition. 

The significance ratings for each of the 4 criteria in RPS Appendix 5 are combined to give an 

overall single value according to EIANZ Table 6 below. This should not however suppress any 

impact consideration of a single value or component, particularly if effects may extend to a 

wider ZOI.  

TABLE 10: SCORING FOR SITES COMBINING VALUES FOR SIGNIFICANCE CRITERIA (TABLE 6 EIANZ)  

 

On this basis both the pond and proposed clearance vegetation have NEGLIGIBLE overall 

significance.  

No highly mobile species33 are likely dependant on the areas for any part of their lifecycle. 

There is potential for the weka and kiwi to be present in the footprint of clearance, as part of 

the wider site territory, unlikely to affect any of these species in a significant adverse way. We 

recommend a pre works site check for daytime sheltering birds.  

Identified site species value is also considered concentrated in the receiving wetland including 

VERY HIGH Nationally Threatened Birds pāteke and potentially bittern, as well as MODERATE- 

HIGH freshwater fish e.g. Giant Bully (At Risk- Naturally Uncommon) and  rails, crake At Risk –

Declining. Kiwi may be considered a MODERATE value species as Regionally Important; 

Conservation Dependant. Flora are LOW value species, common in the ED & onsite. 
  

                                                           
33 NPSIB (2023) Appendix 2: Specified highly mobile fauna 

VALUE EXPLANATION 

VERY HIGH 
Area Rates VERY HIGH for 4 or all of the matters in Appendix 5 RPS. Likely to be nationally important and 
recognised as such  

HIGH Area rates HIGH for 2 of the assessment matters. Moderate and LOW for the remainder 

MODERATE 

Area rates HIGH for one matter, MODERATE & LOW for the remainder 

Area rates MODERATE for 2 or more of the criteria. LOW or very LOW for the remainder. Likely to be significant in 
the ED 

LOW 
Area rates LOW or VERY LOW for all but one MODERATE. Limited ecological value other than as habitat for local 
tolerant species. 

NEGLIGIBLE Area rates VERY LOW for 3 matters and MODERATE- LOW or LOW for the remainder. 
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TABLE 11: FACTORS TO CONSIDER IN ASSESSING SPECIES VALUE (TABLE 5 EIANZ 2018) 

 

 

 
There are currently 10 recognised species of kānuka, some of which have a restricted 

ecological niche and threat status elevated in part as a precautionary measure due to potential 

threat posed by myrtle rust. The site species, Kunzea robusta, is Not Threatened, common and 

widespread in the Whangaruru Ecological District and therefore not considered significant 

under Appendix 5: Criteria Rarity 2(B) for species value alone, in accordance with regional 

guidance34. We assign it a LOW value as per EIANZ Table 5 criteria.  

All Myrtaceae species are at risk of infection by myrtle rust (Austropuccinia psidii), however an 

area should not be classified as significant based purely on their presence without broader 

consideration. Pohutukawa are recognized as valuable intrinsically as representative of the 

potential WF4 rare ecosystem. Although they have no threat status the impact of myrtle rust 

remains undefined in the longer term for this iconic species. It is recommended they are 

moved to retain height heterogeneity in replacement revegetation if root structure allows.  

  

                                                           
34 Wildlands (2019) Guidelines for the application of ecological significance criteria for indigenous vegetation and habitats of 
indigenous fauna in the Northland Region. Contract Report 4899a;    

VALUE EXPLANATION 

VERY HIGH 
Nationally Threatened species (Critical, Endangered or Vulnerable) found in the Zone of Influence or likely to occur 
there, either permanently or occasionally  

HIGH 
Nationally At Risk species (Declining) found in the Zone of Influence or likely to occur there, either permanently or 
occasionally  

MODERATE-HIGH 
Species listed in any other category of At Risk category (Recovering, Relict or Naturally Uncommon) found in the 
Zone of Influence or likely to occur there, either permanently or occasionally. 

MODERATE Locally uncommon/rare species but not Nationally Threatened or At Risk. 

LOW Species Not Threatened nationally and common locally. 

NEGLIGIBLE Exotic species, including pests 
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EIANZ METHODOLOGY 
Assessment of effects follows the systematic process of the EIANZ35 Guidelines as best 

practice.  

Standard criteria are utilised in a matrix framework to determine the impact of a proposal on a 

habitat, incorporating a three step process:  

 Ecological values are ranked on a scale of Negligible, Low, Moderate, High, or Very 
High.  

 Magnitude of effects on these values is ranked on a similar scale (EIANZ TABLE 8) 

Magnitude is determined by a combination of scale (temporal and spatial) of effect 

and degree of change that will be caused in or to the ecological component. It should 

initially be considered in a raw or unmitigated form. 

 Overall level of effect is determined by a combination of value and the magnitude of 
the effect. (EIANZ TABLE 10) 

 

As before the pond and proposed clearance vegetation have NEGLIGIBLE overall significance.  

Leakage of extant adverse effect to the receiving wetland has been avoided by maintaining 

hydraulic neutrality and slowing discharge velocity over the current state. 

MAGNITUDE OF EFFECTS 

Consideration of a raw proposal form without any mitigation is best practice methodology. 

TABLE 12: CRITERIA FOR DESCRIBING MAGNITUDE OF EFFECT (EIANZ 2018 TABLE 8) 

 

 

We considered the unmitigated magnitude of effects of the clearance as HIGH in terms of a 

change in absolute cover, incorporating the minimal species value and ecosystem function. 

The limited pond area infill is considered a LOW magnitude of effects in itself, as there is no 

loss of habitat.   

The interaction of magnitude of effect and ecological value (or significance) of species and 

habitat gives the unmitigated level of effect as per EIANZs Table 10 (below). This resultant 

                                                           
35 Environmental Institute of Australia and New Zealand  

MAGNITUDE DESCRIPTION 

VERY HIGH 

Total loss of, or very major alteration to, key elements/features/ of the existing baseline conditions, such that the 
post-development character, composition and/or attributes will be fundamentally changed and may be lost from 
the site altogether; AND/OR 

Loss of a very high proportion of the known population or range of the element/feature 

HIGH 
Major loss or major alteration to key elements/features of the existing baseline conditions such that the post-
development character, composition and/or attributes will be fundamentally changed; AND/OR 
Loss of a high proportion of the known population or range of the element/feature 

MODERATE 
Loss or alteration to one or more key elements/features of the existing baseline conditions, such that the post-
development character, composition and/or attributes will be partially changed; AND/OR 
Loss of a moderate proportion of the known population or range of the element/feature 

LOW 

Minor shift away from existing baseline conditions. Change arising from the loss/alteration will be discernible, but 
underlying character, composition and/or attributes of the existing baseline condition will be similar to pre-
development circumstances or patterns; AND/OR 

Having a minor effect on the known population or range of the element/feature 

NEGLIGIBLE 

Very slight change from the existing baseline condition. Change barely distinguishable, approximating to the ‘no 

change’ situation; AND/OR 

Having negligible effect on the known population or range of the element/feature 
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level of effects is then a guide to the extent and nature of the ecological management required 

to render them acceptable in the statutory framework.   

TABLE 13: CRITERIA FOR DESCRIBING LEVEL OF EFFECTS (EIANZ TABLE 10) 

  

In this regard we consider unmitigated impacts as: 

 Vegetation clearance -  LOW as an interaction between a HIGH level of effects on 

NEGLIGIBLE  value elements  

 Pond infill-  VERY LOW as an interaction between a LOW level of effects NEGLIGIBLE 

value elements  

 

However, due to further regulatory requirements within the NES-F (2020) and PNRP impact 

management requires further consideration.    

POND INFILL 

The development requires reclamation of a portion of the lower stormwater/ sediment 

detention pond in series. As discussed prior, it is considered a modified river.   

As infill will create formation of land surface for any purpose than crossing it is considered 

reclamation and Discretionary under NES- F Reg 57, to enact NPS-FM (2020) Policy 7:  

The loss of river extent and values is avoided to the extent practicable.  

 

Such activities must be avoided except where there is a functional need for the activity to 

occur at that location with effects managed via the EMH. Functional need is defined in the 

NPS-FM 2020 as:  

 

“the need for a proposal or activity to traverse, locate or operate in a particular environment because the 
activity can only occur in that environment.”  
 

 
Design and engineering potentials for the site are outside our scope and we rely on the option 

presented as being the only alternative, with our comment limited to application of the EMH.  

 

 

  

 

ECOLOGICAL &/OR CONSERVATION VALUE 

VERY HIGH HIGH MODERATE LOW NEGLIGIBLE 

M
A

G
N

IT
U

D
E 

VERY HIGH Very High Very High High Moderate Low 

HIGH Very High Very High Moderate Low Very Low 

MODERATE Very High High Moderate Very Low Very Low 

LOW Moderate Low Low Very low Very Low 

NEGLIGIBLE Low Very Low Very Low Very Low Very Low 

 POSITIVE 
Net Gain Net Gain Net Gain Net Gain Net Gain 
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TABLE 14: NES- F REG 57 RECLAMATION 

 

 

As per regulatory requirements, application of the EMH is tabulated as below. The adverse 

effect of absolute loss of the extent cannot avoided, minimised or remedied at the point of 

impact.  Instead an offset should be provided that addresses the loss of identified values 

provided by the filled extent. An offset is also required for the PNRP Discretionary vegetation 

clearance in the footprint. Application of the EMH and design of the offset incorporates both 

the NPSIB (2023) & NPS-FM (2020) cascades. 

 

TABLE 15: SEQUENTIAL APPLICATION OF THE EFFECTS MANAGEMENT HEIRARCHY TO PERMANENT LOSS  

 

  

                                                           
36 New Zealand Government 2014. Guidance on Good Practice Biodiversity Offsetting in New Zealand.  

SUBPART 2—RECLAMATION OF RIVERS 57 DISCRETIONARY ACTIVITIES 

(1) Reclamation of the bed of any river is a discretionary activity. 

(2) A resource consent for a discretionary activity under this regulation must not be granted unless the consent authority has first—  
(a) satisfied itself that there is a functional need  for the reclamation of the  
river bed in that location; and  
(b) applied the effects management hierarchy.  
 

APPROACH APPLICATION 

(a) ADVERSE EFFECTS ARE AVOIDED WHERE 
PRACTICABLE 

The design process and engineering  considered a infill a functional need   

(b) WHERE ADVERSE EFFECTS CANNOT BE 
AVOIDED, THEY ARE MINIMISED WHERE 
PRACTICABLE 

The infill extent and absolute removal  of portion of vegetation in the footprint cannot be minimised 
at the point of impact – it is permanent 

(c) WHERE ADVERSE EFFECTS CANNOT BE 
MINIMISED, THEY ARE REMEDIED WHERE 
PRACTICABLE 

The infill extent and absolute removal  of portion of vegetation in the footprint cannot be remedied 
at the point of impact – it is permanent 

(d) WHERE MORE THAN MINOR RESIDUAL 
ADVERSE EFFECTS CANNOT BE AVOIDED, 
MINIMISED, OR REMEDIED, BIODIVERSITY 
OFFSETTING IS PROVIDED WHERE POSSIBLE 

 

An offset is proposed in accordance with RPS 4.4.1, NPSIB Appendix 3; NPS-FM Appendix 6  & with 
reference to the best practice for offsetting in NZ 36 

It addresses identified values of the pond and the vegetation lost  to provide net gain with 
additionality  

(e) WHERE BIODIVERSITY OFFSETTING OF MORE 
THAN MINOR RESIDUAL ADVERSE EFFECTS IS 
NOT POSSIBLE, BIODIVERSITY (AQUATIC) 
COMPENSATION IS PROVIDED 

N/A 

(f) IF BIODIVERSITY (AQAUTIC) COMPENSATION 
IS NOT APPROPRIATE, THE ACTIVITY ITSELF IS 
AVOIDED. 

 

N/A 



  

36 
 

OFFSET CONCEPT 

The definition of offsetting37 is given as  

Measurable conservation outcomes resulting from actions designed to compensate for significant 

residual adverse biodiversity impacts arising from project development after appropriate prevention and 

mitigation measures have been taken. The goal of biodiversity offsets is to achieve no net loss and 

preferably a net gain of biodiversity on the ground.   

The pond and vegetation designated for clearance have been determined to have negligible 

significance. Function and values of both are related to their landscape and hydraulic 

connectivity to the receiving wetland: 

 contribution as per pond current use as sediment and stormwater control  

 riparian cover providing amenity basic habitat and sediment/ erosion protection 

moderation of stormwater 

 

The pond infill will not significantly affect its ability to retain stormwater and sediment from 

entering the receiving wetland unabated.  The engineering design providing hydraulic 

neutrality and slowed velocity of discharge to the wetland is a positive effect.  

Vegetation clearance is not of significant vegetation. Permanent loss of the vegetation would 

however have a potential effect of unchecked run off/ sediment input. 

 

It is considered that a concomitant offset of revegetation protects the function of the 

remaining extent of the stormwater pond reducing sediment input, addressing potential 

residual effects on the receiving wetland e.g potential change in extent or values.  

The offset is to be applied directly adjacent to the point of impact where the effects have 

occurred, with additionality measures including the remnant area. 

 The proposed outcomes demonstrate adherence to the requirements of Appendix 3 Principles 

(below Table 17), which are parallel with those of the NPS-FM: Appendix 6 Principals for 

Aquatic Offsetting definition within the Northland Regional Policy Statement and with fidelity 

to NZ best practice methodology36. The proposed offset area represents NO NET LOSS38 or “like 

for like” in terms of absolute extent, while the remainder of outcomes represent a NET GAIN39 

and ADDITIONALITY over the current status that would not have occurred in the absence of 

the offset.  

 

 

 

 

A measurable outcome requires a form of quantifiable currency that can be monitored. In this 

instance it is considered – 

                                                           
37  DoC (2014) Guidance on Good Practice Biodiversity Offsetting in New Zealand. New Zealand Government, Wellington 
38 no net loss means that the measurable positive effects of actions match any loss of extent or values over space and time, taking 
into account the type and location of the wetland or river 
39 net gain means that the measurable positive effects of actions exceed the point of no net loss. 
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TABLE 16: OFFSET GAINS 

 

 

  

PARAMETER OFFSET 

AREA The area lost (1535m2) is to be exceeded by the replacement offset (2050m2). This includes: 

 revegetation of the clearance areas required for enabling earthworks-  816m2 
 revegetation of bare and weedy area to the boundary with Lot 15 – 478 m2 

 revegetion enhancement of the immediate remaining vegetation adjacent the pond -354m2 

 revegetation enhancement of the riparian slope to the east of the existing utility area to the 
receiving wetland- 575 m2 

 planting of the edge of the concrete pad 41m2currently in grass 

 bolstering of the discharge immediate area 179m2 

DIVERSITY  A greater diversity of indigenous flora species is proposed measured as a numerical increase of 
appropriate species not currently present (6). These include higher value canopy species in comparison to 
kānuka dominance currently – kowhai; kohekohe; rewarewa; karaka  puriri and kahikatea 
 

DENSITY Planting will be at an increased density to that of the previous mass revegetation 20 years prior that 
required vast coverage 

PATTERN Planting of indigenous canopy species will restore coastal pattern WF4 related to microtopography within 
the remaining wetland.  The pohutukawa within the clearance area will be moved.   

INTEGRITY Weed density will be removed dominance as current measured in indigenous vs exotic dominance with a 
standard of 100% 

TIMING Successful establishment of restoration planting within offset area within first planting season post 
earthworks 

POND DISCHARGE EFFECTS The discharge does not result in cause any conspicuous change in colour or visual clarity of the receiving 
water; conspicuous oil or grease films, scums or foams, or floatable or suspended material; any emission 
of objectionable odour in the receiving water; more than 15 milligrams per litre of total petroleum 
hydrocarbons. 
There is no significant scour, erosion or loss of vegetation at discharge site or source areas 
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TABLE 17: APPLICATION OF NPSIB APPENDIX 3: PRINCIPALS FOR OFFSETTING 

 
  

PRINCIPAL  APPLICATION 

(1) Adherence to effects management hierarchy: A biodiversity offset is a 
commitment to redress more than minor residual adverse effects and should 
be contemplated only after steps to avoid, minimise, and remedy adverse 
effects are demonstrated to have been sequentially exhausted. 

Offset is appropriate in hierarchy, which has avoided effects of pond infill on 
downstream wetland through engineering design and designated the current weedy 
open vegetation as the clearance footprint as preferable over other better quality sites  
within Omarino and to minimise further infrastructure e.g. access  

Loss of extent of pond and vegetation irreversible at point of impact 

(2) When biodiversity offsetting is not appropriate: Biodiversity offsets are not 
appropriate in situations where indigenous biodiversity values cannot be 
offset to achieve a net gain. Examples of an offset not being appropriate 
include where: 

(a) residual adverse effects cannot be offset because of the irreplaceability or 
vulnerability of the indigenous biodiversity affected: 

(b) effects on indigenous biodiversity are uncertain, unknown, or little 
understood, but potential effects are significantly adverse or irreversible: 

(c) there are no technically feasible options by which to secure gains within an 
acceptable timeframe. 

(a) the species cleared are largely locally common & exotic; there are no rare ecosystems 
represented. Any fauna utilising the area are generalists without obligate adaption or co 
occurrence or  parasitic relationship or to any floral association or habitat present. Pond 
represents an open feeding patch due to damper ground when empty , surface water 
when present. No freshwater fish.  

(b) Effect is known – loss of common flora local species and feeding patch able to be 
reintroduced in offset. Loss of pond extent is minimal in terms of sediment retention. Its 
protective function to downstream wetland is maintained through engineering design.  

(c) a managed offset will ensure the majority of species will establish quickly to provide 
sediment retention  

(3) NET GAIN: This principle reflects a standard of acceptability for 
demonstrating, and then achieving, a net gain in indigenous biodiversity 
values. Net gain is demonstrated by a like-for-like quantitative loss/gain 
calculation of the following, and is achieved when the indigenous biodiversity 
values at the offset site are equivalent to or exceed those being lost at the 
impact site: 

(a) types of indigenous biodiversity, including when indigenous species 
depend on introduced species for their persistence; and 

(b) amount; and 

(c) condition (structure and quality). 

A, B & C Achievable as given before in offset scope, as before TABLE 16 

 

  

(4) ADDITIONALITY: A biodiversity offset achieves gains in indigenous 
biodiversity above and beyond gains that would have occurred in the absence 
of the offset, such as gains that are additional to any minimisation and 
remediation undertaken in relation to the adverse effects of the activity. 

As per 1; 2 & 3 above 

(5) LEAKAGE: Biodiversity offset design and implementation avoids displacing 
harm to other indigenous biodiversity in the same or any other location. 

Engineered design/ modelling to ensure no transfer of effects to downstream, including 
change in water levels or hydrological function as per NES-F Regs 

(6) LONG-TERM OUTCOMES: A biodiversity offset is managed to secure 
outcomes of the activity that last at least as long as the impacts, and 
preferably in perpetuity. Consideration must be given to long-term issues 
around funding, location, management and monitoring. 

Offset Management Plan to ensure parameters include revegetation composition and  
success, timing, works envelopes, monitoring.  

 

(7) LANDSCAPE CONTEXT: Biodiversity offsetting is undertaken where this will 
result in the best ecological outcome, preferably close to the impact site or 
within the same ecological district. The action considers the landscape 
context of both the impact site and the offset site, taking into account 
interactions between species, habitats and ecosystems, spatial connections, 
and ecosystem function. 

Directly adjacent  

Expected ecosystem type at the offset location is the same 

Abiotic context  factors are contiguous e.g.  soil type, moisture, wind direction, 
topography is consistent 

The offset will be protective of the natural inland wetland as receiving environment 

(8) TIME LAGS: The delay between loss of, or effects on, indigenous 
biodiversity values at the impact site and the gain or maturity of indigenous 
biodiversity at the offset site is minimised so that the calculated gains are 
achieved within the consent period or, as appropriate, a longer period (but 
not more than 35 years). 

Larger grades of the key coastal canopy species are to be used to minimise maturity lag 

some large stature pohutukawa individuals to be retained if root structure allows 
provide shelter, and retain ongoing food source  and vertical heterogeneity at the site as 
offset vegetation matures. 

(9) SCIENCE AND MĀTAURANGA MĀORI: The design and implementation of 
a biodiversity offset is a documented process informed by science and 
mātauranga Māori. 

The offset design is based on professional reporting of a SQEP, with reference to desktop 
review of accepted qualatative data and context, best practice industry documentation. 

NB The application of mātauranga Māori is outside the scope of this reporting  

(10) TANGATA WHENUA AND STAKEHOLDER PARTICIPATION: Opportunity 
for the effective and early participation of tangata whenua and stakeholders 
is demonstrated when planning biodiversity offsets, including their 
evaluation, selection, design, implementation, and monitoring. 

It is envisioned this report and recommendations herein will be reviewed by appropriate 
stakeholders and may be thereafter iincorporate feedback from that exercise. 

(11) TRANSPARENCY: The design and implementation of a biodiversity offset, 
and communication of its results to the public, is undertaken in a transparent 
and timely manner.  

As required 
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As per NPS-FM 3.22 Natural inland wetlands  
(3)(a) (ii) if aquatic offsetting or aquatic compensation is applied, the applicant has complied with 
Principles 1 to 6 in Appendix 6 and 7, and has had regard to the remaining principles in Appendix 6 and 7, 
as appropriate, and 
(iii) there are methods or measures that will ensure that the offsetting or compensation will be 
maintained and managed over time to achieve the conservation outcomes; and 
(b) any consent granted is subject to: 

(i) conditions that apply the effects management hierarchy; and 
(ii) a condition requiring monitoring of the wetland at a scale commensurate with the risk of the 
loss of extent or values of the wetland; and 
(iii) conditions that specify how the requirements in (a)(iii) will be achieved. 

 

In order to ensure the biodiversity outcomes of the  offset are achieved, and there is no 

change to extent or values of downstream wetland in the immediate ZOI, monitoring is critical.  

Monitoring and management parameters should be formalized in an Offset Management Plan 

including species; timing; maintenance and structure for monitoring offset outcomes. We 

recommend  

 Vegetation clearance shall not exceed the maximum areas shown in an approved Scheme Plan 
and positioned generally in accordance with such. 

 Within twelve months of the completion of vegetation clearance provide evidence that planting 
plan has been implemented. Species have been selected specific to mitigatory purpose in 
consultation with Hawthorn Landscape Architects and aligned with the intent of the OMP 
original planting directives. 

 Pest and weed control is incorporated as a standard existing protection mechanism as per the 
OMP, ensuring success of the offset 

The proposed replanting species choice shows fidelity to the original OMP Planting Guidelines. 

Further detail is expanded on in the Hawthorn Landscape Architects Report that accompanies 

the current application. 

Within a short timeframe the offset can be inacted to confer net ecological benefit in 

conjunction with biodiversity and amenity value. In this manner, previously identified values 

will be amplified, allowing continuity of natural processes.  

Designated development earthworks envelopes are recommended to ensure contractors avoid 

accidental incursion and unquantified effects e.g. pushing fill back into vegetation, an 

unintentional communality in many such situations. Best practice clearance methodology 

includes:  

 Best practice clearance methods to be used   
o Avoidance of peak bird breeding season and fauna check prior to clearance  
o Machinery clean of soil and debris prior to site entry 

 

Site procedures should include contingencies in the event of  

 discharge of fuels;  

 clearance of undesignated areas;  

 actions to take if native fauna  is discovered in works area, injured or killed (contact consulting 
ecologist & /or DoC hotline -800 DOC HOT 0800 362 468) 
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Culvert extension will not require a Fish Management Plan (FMP) / salvage. No salvage or 

translocation is expected but assistance may be requested from the consulting ecologist if 

unexpected values come to light. It is an offence under the Wildlife Act 1953 to harm, disturb 

or kill native wildlife.  

In terms of avoidance of potential biosecurity impacts from mass planting: 

 plants should be checked prior to import to site for Argentinian Ants, myrtle rust and 
other obvious invertebrate of weed species in containers.  

 No kauri are designated for planting  

 All machinery entering the waterway should be checked and clean to avoid accidental 
introduction  
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NES- F (2020) CULVERT EXTENSION & DISCHARGE  
CULVERTS  

The culverts that discharge from the stormwater pond to the receiving wetland are considered 

other infrastructure40 under the NES- (2020), as illustrated in the historic aerial review. They 

are to be extended within the reclamation, <100m of the downstream receiving natural inland 

wetland. Minor maintenance is a permitted activity, however the extension cannot comply 

with REG 46 Permitted activities- Maintenance and operation of specified infrastructure and 

other infrastructure. 

It is therefore a Restricted Discretionary activity as per REG 47, with matters subject to REG 56 

Restricted discretionary activities and subject to the EMH. Application for resource consent will 

be required to NRC in this regard. 

TABLE 18: PERMITTED ACTIVITIES  REG 46 MAINTENANCE AND OPERATION OF SPECIFIED INFRASTRUCTURE AND 

OTHER INFRASTRUCTURE 

 

 

                                                           
40 As defined in the NPS-FM Infrastructure present prior to commencement of the regulations (2/9/2020) is considered other 
infrastructure. 

PERMITTED ACTIVITIES  REG 46 MAINTENANCE AND OPERATION OF SPECIFIED INFRASTRUCTURE AND OTHER INFRASTRUCTURE 

(1) Vegetation clearance within, or within a 10 m setback from, a natural inland wetland is a permitted activity if it— 
(a) is for the purpose of maintaining or operating specified infrastructure or other infrastructure; and 
(b) complies with the conditions. 
  

Activity requires modification of 
other  infrastructure 

(2) Earthworks or land disturbance within, or within a 10 m setback from, a natural inland wetland is a permitted activity if 
it— 
(a) is for the purpose of maintaining or operating specified infrastructure or other infrastructure; and 
(b) complies with the conditions. 

 

Activity requires modification of 
other infrastructure 

(3) The taking, use, damming, diversion, or discharge of water within, or within a 100 m setback from, a natural inland 
wetland is a permitted activity if— 
(a) the activity is for the purpose of maintaining or operating specified infrastructure or other infrastructure; and 
(b) there is a hydrological connection between the taking, use, damming, diversion, or discharge and the wetland; and 
(c) the taking, use, damming, diversion, or discharge will change, or is likely to change, the water level range or hydrological 
function of the wetland. 

 

Activity requires modification of 
other infrastructure 

CONDITIONS 
(4) THE CONDITIONS ARE THAT— 

(a) the activity must comply with the general conditions on natural inland wetland activities in regulation 55, but regulation 
55(2), (3)(b) to (d), and (5) do not apply if the activity is for the purpose of maintaining or operating— 
(i) hydro-electricity infrastructure; or 
(ii) any public flood control, flood protection, or drainage works that are specified infrastructure; and 
(b) the activity must not be for the purpose of increasing the size, or replacing part, of the specified infrastructure or other 
infrastructure unless the increase or replacement is to provide for the passage of fish in accordance with these regulations; 
and 
(c) the activity must not result in the formation of new pathways, boardwalks, or other accessways; and 
(d) if the activity is vegetation clearance, earthworks, or land disturbance, the activity must not occur over more than 500 m2 
or 10% of the area of the natural inland wetland, whichever is smaller; and 
(e) if the activity is earthworks or land disturbance,— 
(i) trenches dug (for example, to maintain pipes) must be backfilled and compacted no later than 48 hours after being dug; 
and 
(ii) the activity must not result in drains being deeper, relative to the natural inland wetland’s water level, than they were 
before the activity; and 
(f) if the activity is a discharge of water, it must not be a restricted discretionary activity as described in regulation 47(3A) 

CANNOT COMPLY WITH 
CONDITION 4 (B) & (C ) 
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TABLE 19: NES – F 56 RESTRICTED DISCRETIONARY ACTIVITIES 

 

 

Culvert extension cannot comply with permitted culvert parameters as per NES-F REG – 70 (2), 

are a Discretionary activity and the information contained in NES – F REGS 62; 63; & 69 must 

be provided as per NES-F REG 71, including a CIMMP. 

 

  

NES-F REG 56 :RESTRICTED DISCRETIONARY ACTIVITIES- MATTERS TO WHICH DISCRETION IS RESTRICTED 

REGULATION  PROPOSAL 

The discretion of a consent authority is restricted to the following matters if an activity is a restricted discretionary activity under this subpart: 

(a) the extent to which the nature, scale, timing, intensity, and location of the activity may 
have adverse effects on— 
(i) the existing and potential values of the natural inland wetland, its catchment, and the 
coastal environment; and 
(ii) the extent of the natural inland wetland; and 
(iii) the seasonal and annual hydrological regime of the natural inland wetland; and 
(iv) the passage of fish in the natural inland wetland or another water body: 

Earthworks, the alteration of the stormwater catchment; 
culverts extension and reclamation of the river is unlikely to 
have adverse effects on any of (1) – (4) due to final hydraulic 
neutrality as part of the design; offset of riparian clearance; 
and current long standing lack of fish passage    

(b) whether there are practicable alternatives to undertaking the activity that would avoid 
those adverse effects: 

Design and engineering consultant strands have determined 
the activity location and design is  the primary option 

(c) the extent to which those adverse effects will be managed to avoid the loss of the 
extent of the natural inland wetland and its values: 

Design for hydraulic neutrality and slowed discharge velocity 

d) other measures to minimise or remedy those adverse effects: An offset of the functional values of the pond infill will have 
benefit to wetland through net gain of buffer area and 
additionality of diversity and density enhancement at the point 
of discharge through sediment retention 

(e) how any of those adverse effects that are more than minor may be offset or 
compensated for if they cannot be avoided, minimised, or remedied: 
(ea) the extent to which the effects of the activity will be managed through applying the 
effects management hierarchy: 

Effects are managed through the EMH to be  than minor 

(f) the risk of flooding upstream or downstream of the natural inland wetland, and the 
measures to avoid, minimise, or remedy that risk: 

Design for hydraulic neutrality 

(g) the social, economic, environmental, and cultural benefits (if any) that are likely to 
result from the proposed activity (including the extent to which the activity may protect, 
maintain, or enhance ecosystems). 

The net gain offset for the infill activity, encompassing the 
culvert extension, together with slowed velocity of current 
discharge rate  will provide ecological enhancement .over the 
status quo 
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TABLE 20: NES-F (2020) REG 70 PERMITTED ACTIVITIES  

 

 

 

WETLAND 

Recognition of natural inland wetland as the receiving environment has promoted the intent 

of NPS-FM Policies 5 & 641  and pre emptive avoidance of effects through adherence to 

protective measures as per the NES –F (2020) in best practice stormwater design.  

Collaborative design has considered the receiving wetland, with engineering maintaining 

hydraulic neutrality for the proposed development. In order to avoid effects, stormwater flows 

arising from the increased catchment area have been controlled utilising the exiting pond, 

tanks and culvert modifications so the total discharge and velocity from Lot 18 is no greater 

than predeveloped levels42. 

 

Drainage/ destruction of wetlands is a prohibited adverse effect as per NES REG 53 and it is 

presupposed through the design parameters that this will not occur. Further aspects of the 

NES- F are considered below in regard to earthworks, culvert alteration and discharge. 

  

                                                           
41 Policy 5: Freshwater is managed (including through a National Objectives Framework) to ensure that the health and well-being 
of degraded water bodies and freshwater ecosystems is improved, and the health and well-being of all other water bodies and 
freshwater ecosystems is maintained and (if communities choose) improved. 
Policy 6: There is no further loss of extent of natural inland wetlands, their values are protected, and their restoration is 

promoted. 
42 PK Engineering Ltd March 2025 SITE SUITABILITY & DEVELOPMENT REPORT FOR PROPOSED BOATSHEDS AT 285 MANAWAORA 
RD LOT 18 DP 391213 FOR BENTZEN FARMS LTD 

NES- F REG 70  
(1) THE PLACEMENT, USE, ALTERATION, EXTENSION, OR RECONSTRUCTION OF A CULVERT IN, ON, OVER, OR UNDER THE BED OF ANY RIVER OR 
CONNECTED AREA IS A PERMITTED ACTIVITY IF ITCOMPLIES WITH THE CONDITIONS. 

(2) THE CONDITIONS ARE THAT— 

(A) the culvert must provide for the same passage of fish upstream and downstream as would 
exist without the culvert, except as required to carry out the works to place, alter, extend, or 
reconstruct the culvert; and 

 

(B) the culvert must be laid parallel to the slope of the bed of the river or connected area; and  
(C) the mean cross-sectional water velocity in the culvert must be no greater than that in all 
immediately adjoining river reaches; and 

 

(D) the culvert’s width where it intersects with the bed of the river or connected area (s) and 
the width of the bed at that location (w), both measured 
In metres, must compare as follows: 
(i) where w ≤ 3, s ≥ 1.3 × w: 
(ii) where w > 3, s ≥ (1.2 × w) + 0.6; and 

 

(E) the culvert must be open-bottomed or its invert must be placed so that at least 25% of the 
culvert’s diameter is below the level of the bed; and 

 

(F) the bed substrate must be present over the full length of the culvert and stable at the flow 
rate at or below which the water flows for 80% of the time; and  

 

(G) the culvert provides for continuity of geomorphic processes (such as the movement of 
sediment and debris). 
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TABLE 21: NES-F (2020) REG 52 

 

 

Minor natural diffuse or sheetflow inputs permeating to the wetlands  within 100m will likely 

be diverted by the change of site cover, however remains directed to the wetland  

It is considered this will not result in complete or partial drainage of all or part of the wetland 

as per Reg 52(i);(ii).   

Stormwater inputs to the wetland represents a discharge within 100m, however are unlikely to 

change the water level range or hydrological function of the wetland as per Reg 54(d) NES- F 

(2020). Discharge will be slowed compared to current velocity to avoid adverse effects such as 

scouring or erosion and to maintain aquatic habitat condition.  The extant hydrological source 

of the wetland is broader groundwater and runoff of variable output highly responsive to 

meteorological conditions. The wetland has developed under such conditions and dominant 

composition of tall robust raupo can naturally tolerate moderate to high fluctuations in water 

levels.  

  

DRAINAGE OF NATURAL INLAND WETLANDS: 52 NON-COMPLYING ACTIVITIES 

(1) Earthworks outside, but within a 100 m setback from, a natural inland wetland is a non-complying activity if it— 

(a) results, or is likely to result, in the complete or partial drainage of all or part 
of a natural inland wetland; and 

NO intercepted diffuse and cutoff drain discharge will be directed to the 
stormwater infrastructure and wetland. Hydraulic neutrality is inherent in the 
design 

 

(b) does not have another status under any of regulations 38 to 51. N/A 

(2) The taking, use, damming, or diversion of water outside, but within a 100 m setback from, a natural inland wetland is a non-complying activity if it— 

(a) results, or is likely to result, in the complete or partial drainage of all or part 
of a natural inland wetland; and 

NO as before hydraulic neutrality  

 

(b) does not have another status under any of regulations 38 to 51. N/A 
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TABLE 22: NES-F (2020) REG 54 

 

 

 

Policy D.4.19 emphasises the protective intent of the NPS- FM (2020) & NES- F (2020), which 

the proposal does not contradict incorporating avoidance measures and offset.  

TABLE 23: PNRP POLICY D.4.19 

OTHER ACTIVITIES: 54 NON-COMPLYING ACTIVITIES 

The following activities are non-complying activities if they do not have another status under this subpart: 

(a) vegetation clearance within, or within a 10 m setback from, a natural inland 
wetland: 

 NONE REQUIRED IN THE PROPOSAL 

(b) earthworks within, or within a 10 m setback from, a natural inland wetland: NO 

(c) the taking, use, damming, or diversion of water within, or within a 100 m setback from, a natural inland wetland if— 

(i) there is a hydrological connection between the taking, use, damming, or 
diversion and the wetland; and 

YES, the wetland is the receiving environment 

 

 

(ii) the taking, use, damming, or diversion will change, or is likely to change, the 
water level range or hydrological function of the wetland: 

NO 

The proposal requires diversion within 100m of wetland by cutoff drains and the 
change of site cover however all discharge directed to wetland utilising current 
overland flow and stormwater pond. Discharge velocity has been slowed in 
comparison to current modelled output and overall hydrological neutrality is 
achieved to ensure there is no  perceivable or measurable annual range in water 
level that may adversely affect the wetland’s natural hydrological function 

(d) the discharge of water into water within, or within a 100 m setback from, a natural inland wetland if— 

(i) there is a hydrological connection between the discharge and the wetland; 
and 

YES 

(ii) the discharge will enter the wetland; and YES 

(iii) the discharge will change, or is likely to change, the water level range or 
hydrological function of the wetland. 

NO –The wetland type current is established swamp dominated by OBL & FACW 
tall stature species implying reliable and substantial hydrology., adapted to 
moderate to high fluctuations without discernible shift in extent or value, 
including hydrological function with slowing of discharge velocity to avoid 
scouring, and displacement of vegetation. 

 

D.4.19 TRANSITIONAL POLICY UNDER POLICY B7 OF THE NATIONAL POLICY STATEMENT FOR FRESHWATER MANAGEMENT 2017 

POLICY PROPOSAL 

1) When considering any application, the consent authority must have regard to the following matters: 
a) the extent to which the change would adversely affect safeguarding the life-supporting capacity of 
freshwater and of any associated ecosystem, and 
b) the extent to which it is feasible and dependable that any adverse effect on the life-supporting 
capacity of freshwater and of any associated ecosystem resulting from the change would be 
avoided. 

Engineering design has been incorporated to protect 
the receiving wetland. There will be no loss of fish 
habitat in the point of impact over that which is current 
from long term modification. 

Offset will assist to control sediment and unchecked 
diffuse inputs  

2) This policy applies to: 
a) any new activity, and 
b) change in the character, intensity or scale of any established activity – that involves any taking, using, 
damming or diverting of freshwater or draining or any wetland which is likely to result in any more than 
minor adverse change in the natural variability of flows or level of any freshwater, compared to that which 
immediately preceded the commencement of the new activity of the change in the established activity (or in 
the case of a change in an intermittent or seasonal activity, compared to that on the last occasion on which 
the activity was carried out). 

The activity will result in a change in character of the 
established use of the modified watercourse (now a 
pond) with a larger stormwater catchment area and 
extension of culverts. However, due to design for 
hydraulic neutrality to the recieving environment and 
offset for vegetation clearance there is no anticipated 
loss of values of either the watercourse or wetland  

3) This policy does not apply to any application for consent first lodged before the National Policy Statement 
for Freshwater Management 2011 took effect on 1 July 2011. 

N/A 
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CONCLUSION  
Reporting included review of the proposal and ecological context, the latter from aerial 

photography, mapping and databases, complimented by fieldwork.  

 

In terms of the effects management hierarchy, offset is considered the practicable primary 

form of effects management, as permanent loss of extent of vegetation and pond extent at the 

point of impact cannot be avoided, minimised or remedied. 

 

The clearance 1535m2  is to be countervailed by a commensurate area in terms of absolute 

cover in the immediate catchment, resulting in no net loss. Net gain and additionality is 

achieved through appropriate measurable currencies- increase in indigenous floral diversity, 

restoration of pattern and integrity.  

Potential threats to the success of the offset include those common to any revegetation 

scheme -failure of plantings; weed and pest influence. These may be managed by an Offset 

Management Plan to achieve the long term functionality and resilience required, with parallel 

monitoring. Omarino has onsite management highly experienced in enacting such resource 

consent requirements. 

The culvert extensions cannot provide fish passage and comply with permitted activity status. 

However, this represents no change of the current status which has been evident since the 

early 2000s and potentially decades before with bunding of the waterway for farm crossings. It 

is highly unlikely freshwater fish populations remain in the waterway. 

Subject to the hydraulic neutrality provided by engineering design and impact management 

provided in this EcIA, the significant natural inland wetland as receiving environment will not 

be subject to adverse effects, including loss of extent or values including as documented 

habitat of pāteke (Threatened -Nationally Increasing) or potential bittern (Threatened -

Nationally Critical). The proposal is undertaken with regard to the long term functionality and 

integrity of the wider environment, recognising the connectivity of the site waterways.  

 

These integrated mechanisms will serve to commend persistent indigenous habitat and 

character within the proposal, with a level of effects that can be addressed through the EMH 

to obtain a VERY LOW impact (EIANZ 2018) or less than minor level of effects. 

 
 
 

 
 
 

REBECCA LODGE, PRINCIPAL ECOLOGIST  
BScEcology PGDipSci (Distinction) Botany 

 

Bay Ecological Consultancy Ltd 
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APPENDIX 1: STATUTORY CONSIDERATIONS 

NORTHLAND REGIONAL PLAN43  

 
Regard must be had to all the relevant objectives and policies in this Plan when considering an 

application for a resource consent. 

 
The site has been considered in regard to Northland Regional Policy Statement Appendix 5 

(2018) in order to evaluate potential impact of the proposal. Appendix 5 criteria encompass 

those in District Plan Methods 12.2.5.6 for evaluating significance. Consideration has also 

been given to further Northland focused recommendations for significance evaluation44. 

The terminal receiving environment of the wetland has been assessed as significant under RPS 

(2018) Appendix 5 and is habitat to the documented population of pāteke (Anas chlorotis 

Threatened – Nationally Increasing) at a minimum in regard to wetland birds45. It is subject to 

NPSIB (2023) POLICY 15: Areas outside SNAs that support specified highly mobile fauna are identified 

and managed to maintain their populations across their natural range, and information and awareness 

of highly mobile fauna is improved. 

Without specific reference to pāteke, avoidance of adverse effects on their habitat or 

populations are managed within wider provisions of the Regional; District Plans and NZCPS 

(2018) for indigenous biodiversity and threatened species  

 

The proposed vegetation clearance for the proposal is in part riparian: 

 

The clearance area is greater than the prescribed permitted activity level. It is therefore 

Discretionary. However, clearance methodology will follow best practice including sediment 

control. An offset has been designed (refer to the main body of this report)  

                                                           
43 Northland Regional Plan Appeals Version NOV 2021 
44 Wildlands (2019) Guidelines for the application of ecological significance criteria for indigenous vegetation and habitats of 

indigenous fauna in the Northland region. 
45 Included in Appendix 2 NPSIB (2024): Specified Highly Mobile Fauna amended Oct 2024 

C.8.4.2 VEGETATION CLEARANCE IN RIPARIAN AREAS – PERMITTED ACTIVITY 
 

RULE PROPOSAL 

Vegetation clearance within 10 metres of a natural wetland or within 10 metres of the bed of a continually or intermittently flowing river or lake, and 
any associated damming and diversion of stormwater and discharge of stormwater onto or into land where it may enter water, are permitted 
activities, provided: 

1) the area of cleared vegetation does not exceed 200 square metres in any 12-month period, and The area is 1535m2 

2) vegetation is felled away from rivers, lakes, and natural wetlands, except where it is unsafe or 
impractical to do so, and 

Best practice clearance methodology to be used 

3) vegetation, slash, disturbed soil or debris is not deposited in a position where it could mobilise 
because of heavy rain or flood flows and: 
a) be deposited on other property, or 
b) divert or dam water, or 
c) cause bed or bank erosion, or 
d) damage receiving environments, downstream infrastructure, or property, and 

As above 

4) any discharge of sediment originating from the cleared area does not give rise to any of the 
following effects in the receiving waters beyond a 20 metre radius of the point of discharge: 
a) any conspicuous change in colour or visual clarity, or 
b) the rendering of freshwater unsuitable for consumption by farm animals, or 
c) the rendering of surface water taken from a mapped priority drinking water abstraction point 

Sediment control is prescribed until revegetation 
to protect the receiving environment including 
the doenstream significant natural wetland 
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C.8.4.3 VEGETATION CLEARANCE – DISCRETIONARY ACTIVITY 
 

RULE PROPOSAL 

Vegetation clearance in the coastal riparian and foredune management area, within 10 metres of a natural wetland, or within 10 metres of the bed 
of a continually or intermittently flowing river or lake, and any associated damming and diversion of stormwater and discharge of stormwater onto 
or into land where it may enter water, that are not a permitted activity in C.8.4 Vegetation clearance in riparian areas and foredune management 
area of this Plan are discretionary activities. 
 

D.4.27 LAND PREPARATION, EARTHWORKS AND VEGETATION CLEARANCE 

POLICY PROPOSAL 

When assessing an application for a resource consent for an earthworks, vegetation clearance or land preparation activity and any associated 
discharge of a contaminant, ensure that the activity: 

1) will be done in accordance with established good management practices, and Yes best management 

2) avoids significant adverse effects, and avoids, remedies or mitigates other adverse effects on: 
a) drinking water supplies, and 
b) areas of high recreational use, and 
c) aquatic ecosystem health, indigenous biodiversity in water bodies and coastal water and 
receiving environments that are sensitive to sediment or phosphorus accumulation. 

Sediment control 

Net gain in revegetation as per offset in same 
close catch to impact point and downstream 
receiving environment 

Best practice clearance methodology  

e.g. felled away from waterway; outside peak 
breeding season with fauna check prior 

F.1.3 INDIGENOUS ECOSYSTEMS AND BIODIVERSITY 
 

OBJECTIVE PROPOSAL 

In the coastal marine area and in freshwater bodies, safeguard ecological integrity by: 

1) protecting areas of significant indigenous vegetation and significant habitats of indigenous 
fauna, and 

The vegetation has LOW significance, more akin 
to amenity planting  and will be offset to provide 
a net gain in gross area and additionality of 
biodiversity and density  

2) maintaining regional indigenous biodiversity, and Locally appropriate indigenous species to be 
utilised 

3) where practicable, enhancing and restoring indigenous ecosystems and habitats to a healthy 
functioning state, and reducing the overall threat status of regionally and nationally threatened 
or at risk species, and 

As before the offset will provide a net gain in 
biodiversity density and water quality protetion 

4) preventing the introduction of new marine or freshwater pests into Northland and slowing the 
spread of established marine or freshwater pests within the region. 

N/ A 
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Throughout the impact assessment process consideration is given to D.2.18 Managing 

Adverse Effects on Indigenous biodiversity  

D.2.18 MANAGING ADVERSE EFFECTS ON INDIGENOUS BIODIVERSITY 

POLICY PROPOSAL 

Manage the adverse effects of activities on indigenous biodiversity by: 

1) in the coastal environment: 

a) avoiding adverse effects on: 

i. indigenous taxa that are listed as threatened or at risk in the New Zealand Threat Classification 
System lists, and 

ii. the values and characteristics of areas of indigenous vegetation and habitats of indigenous fauna 
that are assessed as significant using the assessment criteria in Appendix 5 of the Regional Policy 
Statement, and 

iii. areas set aside for full or partial protection of indigenous biodiversity under other legislation, 

and 

b) avoiding significant adverse effects and avoiding, remedying or mitigating other adverse effects on: 

i. areas of predominantly indigenous vegetation, and 

ii. habitats of indigenous species that are important for recreational, commercial, traditional or 
cultural purposes, and 

iii. indigenous ecosystems and habitats that are particularly vulnerable to modification, including 
estuaries, lagoons, coastal wetlands, intertidal zones, rocky reef systems, eelgrass, northern wet 
heathlands, coastal and headwater streams, spawning and nursery areas and saltmarsh, and 

1) A(i).No taxa with Threat status are considered to be 
compromised by the clearance or discharge.  

(ii).The proposal includes a reduction in discharge flow velocity 
from the current pre development status under a 10% AEP and 
includes an offset bolstering of the riparian environment of the  
upper waterway and ultimate receiving environment of the  
significant natural inland wetland 

(iii) The offset  is in keeping with the intent of the OMP 

B(i) an offset is proposed to provide a net gain and additionality 
over the current status 

(ii) the habitats of tuna ; inanga for example will not be 
compromised 

(iii) The large indigenous coastal wetland as receiving environment 
will be subject to a slower discharge as compared to the current 
status, with enhanced riparian planting. 

2) outside the coastal environment: 
a) avoiding, remedying or mitigating adverse effects so they are no more than minor on: 
i. indigenous taxa that are listed as threatened or at risk in the New Zealand Threat Classification 
System lists, and 
ii. areas of indigenous vegetation and habitats of indigenous fauna, that are significant using the 
assessment criteria in Appendix 5 of the Regional Policy Statement, and 
iii. areas set aside for full or partial protection of indigenous biodiversity under other legislation, 
and 
b) avoiding, remedying or mitigating adverse effects so they are not significant on: 
i. areas of predominantly indigenous vegetation, and 
ii. habitats of indigenous species that are important for recreational, commercial, traditional or 
cultural purposes, and 
iii. indigenous ecosystems and habitats that are particularly vulnerable to modification, including 
wetlands, wet heathlands, headwater streams, spawning and nursery areas, and 

N/A 

3) recognising areas of significant indigenous vegetation and significant habitats of indigenous fauna 
include: 

a) Significant Ecological Areas, and 

b) Significant Bird Areas, and 

c) Significant Marine Mammal and Seabird Areas, and 

As hydrological function or tall stature raupō dominance of the 
receiving wetland will not be altered, the Significant bird areas on 
the adjacent coast are not considered at risk from the proposal 
including habitat of pāteke and bittern 

4) recognising damage, disturbance or loss to the following as being potential adverse effects: 

a) connections between areas of indigenous biodiversity, and 

b) the life supporting capacity of the area of indigenous biodiversity, and 

c) flora and fauna that are supported by the area of indigenous biodiversity, and 

d) natural processes or systems that contribute to the area of indigenous biodiversity, and 

a. Connections will be maintained.  

b. The life supporting capacity of the area will be grossly improved 
in terms of area, diversity and density allowing ecosystem process 
such as nutrient cycling, regeneration, food provision. 

c. The riparian planting  will be covenanted to protect from 
damage and loss, and bolstered to mitigate disturbance to fauna 

d. the reduction of discharge velocity is an improvement over the 
current status 
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5) assessing the potential adverse effects of the activity on identified values of indigenous 
biodiversity,including by: 

a) taking a system-wide approach to large areas of indigenous biodiversity such as whole estuaries or 
widespread bird and marine mammal habitats, recognising that the scale of the effect of an activity is 
proportional to the size and sensitivity of the area of indigenous biodiversity, and 

b) recognising that existing activities may be having existing acceptable effects, and 

c) recognising that minor or transitory effects may not be an adverse effect, and 

d) recognising that where effects may be irreversible, then they are likely to be more than minor, 

and 

e) recognising that there may be more than minor cumulative effects from minor or transitory effects, 
and 

The proposal activities integrates protection and enhancement of 
the sites  overall environmental context both wetland and riparian 
area. Recommendation of hooded and no outdoor blue/ bright 
white LED lighting is in respect to sea birds in the wider area 

 

6) recognising that appropriate methods of avoiding, remedying or mitigating adverse effects may 
include: 

a) careful design, scale and location proposed in relation to areas of indigenous biodiversity, and 

b) maintaining and enhancing connections within and between areas of indigenous biodiversity, and 

c) considering the minimisation of effects during sensitive times such as indigenous freshwater fish 
spawning and migration periods, and 

d) providing adequate setbacks, screening or buffers where there is the likelihood of damage and 
disturbance to areas of indigenous biodiversity from adjacent use and development, and 

e) maintaining the continuity of natural processes and systems contributing to the integrity of 
ecological areas, and 

f) the development of ecological management and restoration plans, and 

a. The clearance area is of poorer quality/ amenity planting 
character. Light effects on seabird orientation in the adjacent CMA 
is addressed through suggested restrictions on utilisation of bright 
white/ blue light in outdoor lighting 

b.Extensive planting will enhance site wide habitat and corridor 
function of vegetation 

c. the pond does not provide habitat for freshwater fish having 
been occluded and largely intermittent for 20years   

d.Extensive planting as to bolster buffer  is proposed 

e. Stormwater and sediment control as best practice in detailed 
design will maintain site waterways and wetland function 

f.The area is subject to covenanting and the OMP 

7) recognising that significant residual adverse effects on biodiversity values can be offset or 
compensated: 

a) in accordance with the Regional Policy Statement for Northland Policy 4.4.1, and43 

b) after consideration of the methods in (6) above, and 

Offsetting has been designed   -  

NO NET LOSS,  

 NET GAIN (ADDITIONALITY) on area; species composition; density  
and functionality i.e to protect water quality through bolstered 
buffer 

in turn heightening ecosystem function e.g. nutrient cycling; 
regeneration; food provision for resident species 

 

8) recognising the benefits of activities on biodiversity values that: 

a) restore, protect or enhance ecosystems, habitats and processes, ecological corridors and indigenous 
biodiversity, and 

b) improve the public use, value or understanding of ecosystems, habitats and indigenous 

biodiversity. 

The offset proposal encompasses aspects of restoration through 
planting area and species selection, enhancing corridor and 
bolstering ecosystem biodiversity and functionality   

Adjacent the high use boatshed area stakeholders will benefit 
from the heightened ecosystem function/services contributing to 
wellness and sense of place 
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Wetland as receiving environment has been addressed specificially in avoidance of effects and 

offset design 

 

 

 

D.4.23 NATURAL INLAND WETLANDS 

POLICY PROPOSAL 

The loss of extent of natural inland wetlands is avoided, their values are protected, and their restoration is promoted, except where: 

1) the loss of extent or values arises from any of the following: 

a) the customary harvest of food or resources undertaken in accordance with tikanga Māori; 

b) wetland maintenance, restoration, or biosecurity (as defined in the National Policy Statement 
for Freshwater Management) activities; 

c) scientific research; 

d) the sustainable harvest of sphagnum moss; 

e) the construction or maintenance of wetland utility structures (as defined in the Resource 

Management (National Environmental Standards for Freshwater) Regulations 2020); 

f) the maintenance or operation of specified infrastructure, or other infrastructure (as defined in 
the Resource Management (National Environmental Standards for Freshwater) Regulations 
2020); 

g) natural hazard works (as defined in the Resource Management (National Environmental 

Standards for Freshwater) Regulations 2020); or 

The proposal to build the additional boatsheds, 
concomitantly  alter the stormwater design and culvert 
discharge as per (f)  is not expected to result in loss of 
extent or loss of values of the receiving environment - 
comprised of a significant indigenous natural inland 
wetland . 

This includes 

 Hydrological function 

 Range of water levels 

 Habitat of threatened indigenous fauna 
including pāteke and potentially bitten 

 Fish passage 

 Water quality, including as habitat 

2) the Regional Council is satisfied that: 

a) the activity is necessary for the construction or upgrade of specified infrastructure; and 

b) the specified infrastructure will provide significant national or regional benefits; and 

c) there is a functional need for the specified infrastructure in that location; and 

d) the effects of the activity are managed through applying the effects management hierarchy; 
or 

Clearance is addressed through an offset proposal in 
accordance with Appendix 3 of the NPSIB in accordance 
with RPS 4.4.2 and NZ best practice 

 

3) the Regional Council is satisfied that: 

a) the activity is necessary for the purpose of urban development that contributes to a well 
functioning urban environment (as defined in the National Policy Statement on Urban 

Development); and 

b) the urban development will provide significant national, regional or district benefits; and 

c) the activity occurs on land identified for urban development in operative provisions of a 
regional or district plan; and 

d) the activity does not occur on land that is zoned in a district plan as general rural, rural 

production, or rural lifestyle; and 

e) there is either no practicable alternative location for the activity within the area of the 

development, or every other practicable location in the area of the development would have 
equal or greater adverse effects on a natural inland wetland; and 

f) the effects of the activity will be managed through applying the effects management 
hierarchy; or 

 e. the location has been determined through the design 
process, largely outside our scope; to be the most 
practicable location  adjacent ad adding to an already 
high use area, requiring clearance of vegetation 
considered a de minimus contribution to the wider site 
values more akin to amenity planting The current 
velocity of discharge will be reduced into the wetland 

f. an offset has been provided to account for loss of 
riparian vegetation in the same immediate catchment 

4) the Regional Council is satisfied that: 

a) the activity is necessary for the purpose of quarrying activities; and 

b) the extraction of the aggregate will provide significant national or regional benefits; and 

c) there is a functional need for the activity to be done in that location; and 

d) the effects of the activity will be managed through applying the effects management 
hierarchy; or 

N/ A 

5) the Regional Council is satisfied that: 

a) the activity is necessary for the purpose of: 

i. the extraction of minerals (other than coal) and ancillary activities; or 

ii. the extraction of coal and ancillary activities as part of the operation or extension of an 

existing coal mine; and 

b) the extraction of the mineral will provide significant national or regional benefits; and 

c) there is a functional need for the activity to be done in that location; and 

d) the effects of the activity will be managed through applying the effects management 
hierarchy; or 

N/A 
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D.4.24 WETLAND – VALUES 

POLICY PROPOSAL 

The loss of extent of natural inland wetlands is avoided, their values are protected, and their restoration is promoted, except where: 

1) the benefits of wetland creation and restoration, and the enhancement of wetland functions, 
and 
 

There will be no loss of extent of identified values 
of the receiving natural inland wetland   

2) that the values of induced wetlands or reverted wetlands are likely to relate to: 
a) the length of time the wetland has been in existence (ecological values are generally lower in 
newly established wetlands), and 
b) whether long-term viability of the wetland relies on maintenance works to maintain suitable 
hydrological conditions (wetlands that do not require maintenance are of greater value), and 

 

- 

3) that the consent duration should be for as long as active restoration or enhancement works 
are required. 

As required, protected through the OMP 

D.4.22 NATURAL WETLANDS – REQUIREMENTS 

POLICY PROPOSAL 

Activities affecting a natural wetland: 

1) must maintain the following important functions and values of wetlands: 
a) water purification and nutrient attenuation, and 
b) contribution to maintaining stream flows during dry periods, and 
c) peak stream flow reduction, and 
d) providing habitat for indigenous flora and fauna, including ecological connectivity to 
surrounding habitat, and 
e) recreation, amenity and Natural Character values, and 

The discharge to the wetland is not expected to 
result in effects that are contrary to Policy D.4.22 

Enhanced riparian buffer will contribute to a; c; 
d; e  

 

 

2) avoid, remedy, or mitigate adverse effects on important wetland functions and values so they 
are not significant, or 
3) must provide biodiversity off-setting or environmental biodiversity compensation, so that 
residual adverse effects on the important functions and values of wetlands are no more than 
minor. 

The bolstering of the source riparian area and 
that of the wetland proper will improve the 
current functionality in terms of habitat and 
water quality maintenance   
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C.2.3 GENERAL CONDITIONS 

POLICY PROPOSAL 

RIVER, LAKE OR WETLAND DISTURBANCE General conditions apply to activities when referred to in the rules of C.2.1 Activities in the beds of 

lakes and rivers, C.2.2 Activities affecting wetlands or C.3.1 Damming and diverting water. 

SEDIMENT DISCHARGES 
1) Discharge of contaminants must comply with the following conditions: 
a) the activities must release no contaminants into water, other than sediment or organic matter, 
and 
b) bed disturbance must not occur for more than five consecutive days, and 
c) beyond the zone of reasonable mixing, the discharge must not give rise to any conspicuous 
change in the colour or visual clarity, and 
d) any conspicuous change in the colour or visual clarity within the zone of reasonable mixing 
must not occur for longer than 12 hours per day for no more than 14 consecutive days. 

Outside the scope of this report, sediment 
controls are proposed within the  Site Suitability 
Report N/A   

EXCAVATED MATERIAL 
2) Organic matter or soil must not be placed in a position where it could readily enter or be 
carried into a water body. 

As best practice 

VEHICLES, VESSELS AND EQUIPMENT IN WATER BODIES 
3) All vehicles, vessels and equipment must be kept out of flowing or standing water bodies, 
exceptwhere it is necessary for the purpose of the activity, and then: 
a) machinery must be clean and leak free prior to entering the bed of the water body, and 
b) the extent and duration of any disturbance is minimised. 
4) All equipment and excess materials must be removed from the bed of the water body on 
completion of the activity. 

N/A 

AVOIDING PEST INTRODUCTION 
5) All plant, machinery, equipment or material operating or used in a water body, must be free of 
pests, plant contaminants, seeds, and vegetative material. 

As part of a construction management plan 

RIVER ALIGNMENT AND FLOODING EFFECTS 
6) The activities must not: 
a) cause more than minor bed or bank erosion, scouring or undercutting immediately upstream 
or downstream, or 
b) compromise the structural integrity or use of any other authorised structure or activity in the 
bed of the river or lake, or 
c) dam or divert water in a way that causes flooding or ponding on any other property. 
7) Any dammed water must not raise sub-surface or surface water levels to the extent that 
drainage of other property is adversely impeded. 

We rely on the Site Suitability and Development 
Report PK Engineering FEB 2025 which describes  
hydraulic neutrality as part of the proposal with  
total runoff from 

Lot 18 is no greater than predeveloped levels. 

NATURAL WETLANDS 
8) The activities must not cause change to the seasonal or annual range in water level of any 
natural wetland to an extent that may adversely affect the wetland’s natural ecosystem. 
9) The vegetation and the bed of any natural wetland are not disturbed to a depth or an extent 
greater than that required to give effect to the permitted activities. 
10) There is no disturbance of roosting and nesting areas of fernbird, New Zealand dabchick, 
banded rail, brown teal, or Australasian bittern. 

This will not occur to the stormwater design as 
before and described in the PK Engineering 
report 

Works are not proposed within the wetland that 
may disturb known habitat of Omarino pāteke 
population, and subsequently any other wetland 
bird present 

INDIGENOUS VEGETATION DISTURBANCE OR REMOVAL 
11) Any indigenous vegetation damage, destruction, disturbance, clearance or removal is limited 
to the minimum extent necessary to give effect to the permitted activities. 
FUEL STORAGE AND REFUELLING 
12) Fuel must not be stored and machinery must not be refuelled in any location where fuel may 
enter water, including: 
a) on, over, or in the bed of a surface waterbody or the coastal marine area, or 
b) within 10 metres of a surface waterbody or coastal water. 
13) Fuel must not be discharged to water, or the bed of a surface waterbody, or to land, in 
circumstances where the fuel can enter water. 

11. An offset has been proposed to account for 
the clearance above permitted activity status 

12. Fuel storage and refuelling is located 
elsewhere 

FRESHWATER STRUCTURES 
EROSION AND SEDIMENT DISCHARGES ASSOCIATED WITH A STRUCTURE 
14) The presence of the structure must not cause more than minor bed or bank erosion, scouring 
or undercutting immediately upstream or downstream. 
15) Approaches to and abutments of the structure within the bed or on the banks of the water 
body must be stabilised to avoid scour and sediment discharges. 

As per design PK Engineering reporting 

The outflow to wetland is to be intensified with 
local appropriate sedges as an improvement over 
the current status 
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STRUCTURE DURABILITY, MAINTENANCE AND OFF-SITE EFFECT AVOIDANCE 
16) The structure must be maintained in a sound condition and function for the purpose it was 
designed for, and at all times be capable of withstanding a one percent annual exceedance 
probability (AEP) flood without structural failure or risk to people or other property. 
17) The one percent AEP flood must be accommodated by the structure and/or by an overland 
flow path without increasing flood levels upstream or downstream of the structure, beyond the 
land or structures owned or controlled by the person undertaking the activities. 
18) The activities must not cause damage to, or restriction of the use of, any other authorised 
structure. 

As per PK Engineering reporting 

FISH PASSAGE 
22) The upstream and downstream passage of fish in continually or intermittently flowing rivers 
must be provided for and be effective under a wide range of flow conditions and, excluding soft 
bottom rivers, riverbed material must be maintained throughout the full length of any culvert, 
ford and bridge structures, except: 
a) where the statutory fisheries manager provides written advice confirming that providing for 
passage of fish would have an adverse effect on the fish population upstream of the structure, or 
b) during temporary flow diversion around work sites, as referred to in condition 26, but for no 
more than a total of 48 hours, or in the case of culvert installation under C.2.1.8 Construction and 
installation of structures – permitted activity in the months of January to July (inclusive) for no 
more than seven consecutive days, or 
c) when otherwise provided for by an existing design and authorisation. 
Note: Advice on the potential pest fish populations located downstream of the structure can be 
obtained from the Regional Council, the Department of Conservation, or the Northland Fish and 
Game Council. Any person or persons constructing a structure likely to impede fish passage 
(including culverts, fords, dams or diversion structures) will need to be aware of and comply with 
the requirements of the Freshwater Fisheries Regulations 1983, administered by the Department 
of Conservation. 

There is currently no fish passage between the 
downstream wetland and the subject pond, or 
further upstream throughout the stepped 
ponding. This has been the status within this 
intermittent watercourse since initial 
modification in the early 2000s. It is not 
considered they would provide habitat or 
transitionary habitat to any landlocked bully 
population due to lack of flow, frequent empty 
character and warm open habitat. Tuna are also 
unlikely to occupy the subject pond due to the 
same conditions in preference to downstream 
wetland habitat adjacent.  

 

CONSTRUCTION ACTIVITY CONTROLS 
23) Construction material and ancillary structures must be removed from the bed following 
completion of the activities, or earlier if reasonably practicable. 
24) The contact of wet concrete or concrete ingredients with flowing or standing water must be 
avoided. 

Outside the scope of our reporting. As per design 
PK Engineering and any future construction 
management plan 
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The culvert cannot comply with C.2.1.8 Construction and installation of structures – permitted 
activity or with those of following C.2.1.10 Freshwater structures – controlled activity. It is 
therefore Discretionary as per C.2.1.11 below: 

 

D.4.25 FRESHWATER FISH 

POLICY PROPOSAL 

When considering resource consent applications for activities in freshwater bodies recognise: 
 

1) that in the absence of alternative evidence, most Northland 
continually or intermittently flowing rivers and some lakes and 
natural wetlands provide habitat for threatened or at risk 
indigenous fish species,and 

Over a period of seasons 2024-2025 we have observed the pond of the 
intermittent river as potential habitat and further upstream basins created as part 
of the consented modification at that time. From professional experience we do 
not expect that after 20 years of impoundment any population of bully would 
remain due to the low- no water level and open warm low oxygen character. Tuna 
are also unlikely, even during short periods of inundation.  

2) that all fish species have varying degrees of sensitivity to 
habitat disturbance, changed water flow and degraded water 
quality, particularly increased turbidity or sedimentation, and 

This re iterates the absence of species in the pond 

3) the need to maintain the ability for non-pest fish species to 
effectively move up and downstream of the activity site, and 

N/A 

4) opportunities to reduce the risk of spreading or introducing 
pest species, and 

Machinery is to be free of such 

5) the benefits of avoiding: 
a) activities in continually or intermittently flowing rivers during 
fish migration periods, and 
b) spawning habitat disturbance, particularity during spawning 
periods. 

N/A  

F.1.4 FISH PASSAGE 
 

OBJECTIVE PROPOSAL 

The passage of fish is maintained, or is improved, by instream structures, except where it is 
desirable to prevent the passage of some fish species in order to protect desired fish species, their 
life stages, or their habitats. 

There will be no change in fish passage provision 

C.2.1.11 ACTIVITIES IN THE BEDS OF LAKES AND RIVERS – DISCRETIONARY ACTIVITY 

RULE PROPOSAL 

The following activities that are not the subject of any other rule in this Plan are discretionary activities: 
 

1) use, erect, reconstruct, place, alter, extend, remove, or demolish any structure or part of any 
structure in, on, under, or over the bed of a lake or river, or 
2) disturb the bed of a lake or river, or 
3) introduce or plant any plant or any part of any plant (whether exotic or indigenous) in, on, or 
under the bed of a lake or river, or 
4) deposit any substance in, on, or under the bed of a lake or river, or 
5) reclaim or drain the bed of a lake or river. 

 The proposal is to incur activities 1; 2; 4; 5  
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D.4.30 RIVERS 

POLICY PROPOSAL 

The loss of river extent and values is avoided, unless the Regional Council is satisfied: 
 

1) that there is a functional need for the activity in that location; and 
2) the effects of the activity are managed by applying the effects 
management hierarchy. 
Note: Effects management hierarchy is as defined in Condition 3.21 of the 
NPS-FM 2020 
 

The need has been determined outside our scope throughout the 
design and engineering strands of the project.  

Potential adverse effects are largely related to the indigenous 
vegetation removal required . The river is a modified watercourse 
widened and deepened to form a stormwater control device (pond) in 
early 2000s as part of the Omarino development. The existing 
condition and character will not degrade as part of the culvert 
extension and infill of the end adjacent the new proposed boatsheds. 
Hydraulic neutrality and an offset to account for the vegetation 
clearance are key in the application of the effects management 
heirarchy.   
















































































































































































































































































