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1.0 INTRODUCTION  

 

1.1 The Proposal 

 

Since acquiring the 655ha Elliot farm at Te Akau/Elliot Bay (in two titles), the Ipipiri Nature 

Conservancy Trust has been progressively transitioning the site such that biodiversity 

conservation and recreation will be its primary functions. The applicants plan to redevelop 

and enhance the public area at Elliot Beach within the same general development footprint; 

specifically 

 Relocate existing house and add an associated garage/office next to its new 

location; 

 Construct public toilets & changing facility (the latter may be built at a later date to 

the public toilets); 

 Extend public carparking area; 

 Develop picnic area.  

 

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

the latter forming part of the Landscape Assessment accompanying the application.  
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The area of re-development is totally within Record of Title NA40A/1111, legally described as 

Lot 1 DP83827, and 100ha in area. 

 

Re-location of existing manager’s house: 

 

The main change to the existing entry area into the site is the proposed removal of the site 

manager’s house out of the immediate coastal frontage, and relocating it to the west of the 

entrance off Rawhiti Road. With the house out of the way, the area immediately behind the 

dune can be redeveloped as a high quality space providing for day visitor parking, breach 

access, picnicking, and integrated changing space and toilet. The manager’s house remains 

adequate for its purpose as a dwelling, however is an older building, built of modest 

materials. It is proposed to re-paint the building in a colour lighter than 30% LRV for reasons of 

materials durability and maintenance requirements.  

 

 
East side of existing house 

 

 
Pre-prepared building site for relocated manager’s house, to the  

west of entrance into the site 
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Addition of garage/office: 

 

Visitor administration, currently undertaken at the site manager’s house, is proposed to now 

be done at a new double garage and office building located a short distance from the 

house. This will enhance the privacy of domestic space for the managers. These will be within 

a single new building, and ancilliary to the relocated manager’s house whilst being 

conveniently located close to the entrance, parking area and picnic area. It is intended to 

have a design and colour scheme reasonably matching that of the house. 

 

Extension of carpark: 

 

The current metal carpark is to be extended south into the area of the existing house 

footprint to increase parking capacity to 55 individual parks on a one way, right angle 

parking layout, incorporating a variable width median strip down the centre, planted at 7.5m 

centres with five large-grade pohutukawa specimen trees. Root zones of existing trees will be 

protected by permanent vehicle barriers comprising boulders and bollards. 

 

 
Existing car park, looking east 

 

Public Toilets / changing facility; beach access and picnic area: 

 

The existing house site is proposed to be redeveloped to focus on the main beach access, a 

picnic space with tables sheltered and screened across its southern side by enhanced native 

planting, and a signature changing spaces and toilets facility, positioned on the existing 

house footprint. 

 

The changing/toilet facilities building will have a small footprint and be conveniently located 

in relation to parking, picnic space and beach access. 

 

In summary, the proposed developments will together ensure that the picnic/recreation area 

at the southern end of the parking area will become the location of focus for day visitor 

recreation and access to the beach. 
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Existing main breach access 

 

 
Part of area to accommodate redeveloped picnic area 

 

More design details of the proposal are provided in Section 3 of this Report.  

 

The application is accompanied by: 

 

 Planning report & AEE 

 Site plan(s), Floor plan(s) and elevations; 

 Concept drawings/photos; 

 Landscape and Visual Effects Assessment; 

 Civil Engineering Report & Drawings 

 

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. The information provided in this 

assessment and report is considered commensurate with the scale and intensity of the 
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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.  

2.0 PROPERTY DETAILS 

 

Location: 1077A Rawhiti Road, Russell – refer Appendix 2 for 

Location Map 

 

Legal description: Lot 1 DP 83827, contained in Record of Title 

NA40A/1111. Refer to Appendix 10.  

 

3.0 SITE DESCRIPTION  

 

3.1 Physical characteristics 

 

The area of ‘development’ for the purposes of this application is essentially the ‘gateway 

entry’ to the overall property, containing accommodation for the site managers, visitor 

administration, day visitor parking and beach access for surfers and other users, and 

picnicking.  Entry into the site is off Rawhiti Road. 

 

Te  Ākau/Elliot Bay is a renown surf beach, with dunes rising from the beach and grassed 

area beyond. The land rises from there into pastoral hill farming with extensive secondary 

native forest, dominated by kanuka. The coast line is relatively rocky and rugged. A group of 

21 pohutukawa, some within the area of development, are identified in the Council’s 

Proposed District Plan, as ‘notable trees’, and subject to protection.  

 

 
Looking north along the beach from boardwalk over dunes 

 

Existing built environment within the ‘development area’ consists of the manager’s house 

adjacent to the dune area, and some shed buildings further back from the beach, along 

with access and parking area and fencing.  
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Existing entrance area and carpark 

 

 
Looking north back towards carpark and small collection of existing buildings. 

 

 
Tidal creek to the north of existing managers’ house 

 

There are watercourses passing through the property towards the coast, with one tidal creek 

in reasonable proximity to the present location of the manager’s residence. A farm drain runs 
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along the western side of the ‘development area’ to a man-made wetland area maintained 

for drainage purposes by the farm operators. 

 

3.2 Mapped features relevant to the site 

 

Operative District Plan 

 

The site has a split zoning of General Coastal and Rural Production, with an Outstanding 

Landscape notation applying over the entire site. The development area is entirely within the 

General Coastal zoned portion of the site.  

 

Proposed District Plan (PDP) 

 

The site is zoned Rural Production in its entirety with a coastal environment applying over the 

‘coastal’ (eastern) portion. The area of development is entirely within the ‘coastal 

environment’ as mapped.  

 

The same area shown as ‘coastal environment’ is mapped as Outstanding Natural 

Landscape. In addition, there is a small area within the application site mapped as a High 

Natural Character area. This is some distance from the area proposed for redevelopment. 

 

The fore dune area and leading up into the creek to the southeast of the existing house is 

mapped as Zone 1 and 2 (50 and 100 year scenario) Coastal Flood areas.  The creek behind 

and to the north west of the development area is similarly mapped as well as River Flood 

Hazard Zone (100  year ARI Event). 

 

The site is mapped as having Notable Trees # 150 – effectively the pohutukawa (21 trees). 

 

Regional Policy Statement for Northland (RPS) 

 

The RPS maps show the same ‘coastal environment’ notation as well as ‘outstanding 

landscape’ and ‘high natural character’ areas.  

 

Other 

 

The Regional Council’s on-line hazard maps are what the PDP’s coastal flood area mapping 

was derived from, so they show the same extent as the PDP.  

 

Several NZAA recorded archaeological sites are mapped within the application site. The 

nearest is Q05/326 – a terraced headland to the south east of the re-development area and 

between the coastline and Rawhiti Road – see below. 
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There is another site (Q05/325) further from the area of re-development to the north along 

the beach (rocky outcrop midway along the bay with the sea on one side and beach on 

the other. Neither site is affected by the re-development. 

 

The entire beach area is mapped as a Protected Natural Area (PNA) – Q05/008 Elliot-Pahi-

Umuheke Beaches. 

 

3.3 Legal Interests 

 

Lot 1 DP 83827 (Record of Title NA40A/1111) is subject to a pedestrian right of way, and 

electricity and telecommunications easements. There are two land covenants registered on 

the title in relation to providing public access to the area adjoining the beach as well as 

access in favour of adjacent land. The covenants will be unaffected by this proposal.  It is 

worth noting that the proposed development is entirely consistent with, and helps give effect 

to, the Covenant with the Council for general public access to the beach. The car park 

extension, toilet/changing rooms and picnic area are designed to enhance this public 

access. One of the clauses in the Covenant is particularly relevant to the car park extension: 

 

i. If the car parking available on the date of this Covenant, ceases to be available within the 

road reserve or on other land adjoining the road, the Covenantor will provide car parking of 

such size and in such location on the land described in unique identifier NA40A/1111, as the 

Covenantor determines in its absolute discretion as reasonably adequate to provide parking 

and access to the beach for members of the public. The Covenantor may charge a 

reasonable daily fee for such car parking. 

 

3.4 Consent History 

 

The property file contains a number of resource and building consents, but not all are related 

to the development area and north side of Rawhiti Road. Relevant consents include: 

 

79965-TCPPBIC, issued in 1981, for a dwelling.  
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RC 1970411, issued in 1996, for the construction of a farm shed (of 200m2). This shed is within 

the overall ‘development area’ and will remain. Consent was required due to coastal setting 

and amenity (a condition imposed to require recessive colours).  

 

RC 1990357, issued in 1998, also for a farm shed. Consent required for the same reasons and 

the same condition applied.  

 

3001530-LGA348, issued in 2020 for pedestrian right of way. 

 

RC 2230242, issued in 2022 for the construction of a temporary file set. None of the built 

environment associated with this consent is within the current proposed development area. 

 

BP 4023909, issued in 1985 for a dwelling (manager’s residence). 

 

4.0 PROPOSAL IN DETAIL  

 

The manager’s house was consented in 1985. It is a basic rectangular shaped single storey 

structure, and this will not change. It is, however, proposed to change the external cladding 

to a lighter shade for better durability (existing dark shade absorbing too much heat in 

summer). The house is to be moved out of the coastal frontage area, to the ‘back’ of the 

development area, to the western (most landward) side on the other side of the entrance 

into the site. The existing “Permanent Green’ Coloursteel roof will remain. Located against 

the backdrop of enclosing pastured hills, the walls are to be repainted Resene “Double 

Fossil” – colour swatch below – described as “A mercurial hue, sometimes green, sometimes 

beige. This has an LRV of 55%, exceeding the permitted activity threshold of 30%. This is 

discussed in more detail in the Landscape Assessment in Appendix 3. Plans for the re-located 

house form part of the plans in Appendix 1. 

 

 

 

 

The final design details of the proposed new garage/office building to be near (and 

ancilliary to) the relocated managers’ residence, were not confirmed at time of application. 

It will be a maximum 3.5m in height and approximately 57m2. It will be finished in similar 

colour scheme to manager’s residence. Concept elevation drawings form part of Appendix 

1. 
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The proposed toilet / changing facilities block is small and compact, accommodating one 

ordinary toilet cubical and one accessible toilet cubicle, with changing facilities adjoining 

such that the appearance is a single structure. See below. Whilst the changing facilities are 

included in this application, they may not be built until a later date. 

 

 

 

 

Further details of the toilet/changing facility can be found in Appendix 1. The building(s) will 

have a mono pitch roof. It is proposed to utilise a colour scheme in keeping with the 

immediate surroundings and a ‘beachy’ theme. Exterior precast concrete walls will be 

painted Resene “Half Rickshaw”, described as a ‘Simple discreet beige”.  

 

This will serve as an appropriate complementary colour to a Future wood cladding that may 

be fixed over the walls in the future and for which “Sandstone” has been chosen – second 

from right in the swatch below: 
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The LRV of “Half Rickshaw” is 48%. The rationale behind the lighter shades is provided in the 

Landscape Assessment in Appendix 3. Concept elevation drawings for the public toilets and 

changing facilities form part of Appendix 1. Total footprint for these facilities is 17.5m2. 

 

The current car park area is in metal surface, unmarked. It is proposed to extend this, primarily 

towards the proposed toilet block – refer to plans in Appendix 1. The existing carpark is 

proposed to be extended to 3,312m2. The expansion does not involve any tree removal and 

re-surfacing is being kept clear of any root zone area of mature pohutukawa trees that 

provide partial shading of the parking area. Referring again to the site plan, it is proposed to 

provide some ‘order’ to the car park by marking spaces by some means, and planted 

separation strips. It is proposed to accommodate 55 spaces. 

 

Enhancement of the picnic area does not entail any structures other than wooden picnic 

tables. Pathways will remain permeable. Additional native plantings are proposed. Dunes will 

remain protected. 

 

Summary details below: 

 

Building Coverage (noting there is no  Manager’s house:   157m2; 

building coverage rule in the General  Garage/office:      57m2; 

Coastal Zone):     Toilet block:   17.5m2; 

      Future changing block:    25m2. 

 

      Existing large shed:  151m2; 

      Existing small shed:  11.5m2. 

 

Impermeable Coverage:    Buildings (above):  419m2; 

      Pavements:               3312m2.  

   

 

Maximum Height (new buildings):  Garage/Office: <5m 

      Toilet Block:  <5m 

 

Setback from Boundary:   >10m   

 

Sunlight:     <2m + 45o  

 

Setback from coastal marine area:  >30m 

 

Setback from tidal stream:   >10 x width 

 

Estimated excavation/filling (m3)  104.4m3 

Over an area of    701m2 
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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 & 4 of this Planning Report. 

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

Refer to Section 7 of this Planning Report. 

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

 

Refer to Section 3 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 consent pursuant to the FNDC’s 
ODP  

(e) a description of any other resource 
consents required for the proposal to 
which the application relates: 
 

No other resource consent is required. 

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

Refer to Section 8 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 Section 8 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, 

Refer to section 8. 
 
 
 
 

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
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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)). 

 

 
 
 
 
 
Not applicable. 
 
 
 
 
 
 
 
The site is not within an area subject to a customary marine 
title group. Not applicable. 

(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. 

 

N/A  

 

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 Section 7 of this planning report. The activity will not 
result in any significant adverse effect on the environment. 

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

Refer to Section 7 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. A 
replacement/new effluent system is proposed for the relocated 
dwelling, fully compliant with Regional Plan permitted activity 
rules. The proposed Dry Vault system to be utilised for the 
public toilets has no discharge. Refer to Section 7. 

(e) a description of the mitigation 
measures (including safeguards and 
contingency plans where relevant) to 
be undertaken to help prevent or 
reduce the actual or potential effect: 
 

Refer to Section 7 of this planning report.  

(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 9 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 

Refer to Sections 7 & 9 of this planning report and also to the 
assessment of objectives and policies in Section 7. 
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social, economic, or cultural effects: 

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

Refer to Section 7.  

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

Refer to Section 7.  

(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 Section 7. The site has no aesthetic or scientific values 
that I am aware of, that will be adversely affected by the 
proposal. No archaeological sites are adversely 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. Refer to Section 7 in regard 
to proposed new and replacement effluent treatment systems.  

(f) any risk to the neighbourhood, the 
wider community, or the environment 
through natural hazards or hazardous 
installations. 

The development area within the larger site is not subject to 
hazard. The proposal does not involve hazardous installations. 

 

6.0 COMPLIANCE ASSESSMENT 

 

6.1 Operative District Plan (ODP) 

 

The site has a split zoning of General Coastal and Rural Production, with an Outstanding 

Landscape notation applying over the entire site. The development area is entirely within the 

General Coastal zoned portion of the site.  

 

 

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 

 

The existing dwelling is being 

relocated and would therefore 

potentially not be regarded as 

a ‘new building’. However, it 

would only enjoy an existing use 

right if it were to remain in 

current location. Being 

conservative, therefore, I 

believe the relocation of the 

dwelling cannot comply with 

part (a).  

The proposed new garage/ 

office building is not for human 

 

Cannot comply with part (a) in 

terms of the manager’s house 

(existing building being 

relocated), and proposed 

garage/office building. 

 

Cannot comply with part (b).  
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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 

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. 

 

habitation and is slightly larger 

than 50m2. 

 

The toilet block is a new 

building, non habitable and will 

be less than 50m2.   

 

Part (b) cannot be complied 

with given the proposed LRV 

exceeds 30%.  

 

Parts (c) and (d) are not 

applicable. 

 

 

10.6.5.1.2 RESIDENTIAL INTENSITY 

Residential development shall 

be limited to one unit per 20ha 

of land. In all cases the land 

shall be developed in such a 

way that each unit shall have 

at least 3,000m² for its exclusive 

use surrounding the unit plus a 

minimum of 19.7ha elsewhere 

on the property. Except that this 

rule shall not limit the use of an 

existing site or a site created 

pursuant to Rule 13.7.2.1 (Table 

13.7.2.1) for a single residential 

unit for a single household. 

 

 

No additional residential unit 

being proposed. 

 

 

Permitted.  

 

10.6.5.1.3 SCALE OF ACTIVITIES 

The total number of people 

engaged at any one period of 

time in activities on a site, 

including employees and 

persons making use of any 

facilities, but excluding people 

who normally reside on the site 

or are members of the 

household shall not exceed 4 

persons per site or 1 person per 

1ha of net site area whichever 

is the greater. 

 

Existing use rights apply in 

regard to the use of the area 

being re-developed.  This area 

is currently open to the public, 

for picnicking and beach 

going, with associated car 

parking. The only ‘new’ 

component is the public toilet / 

changing facilities block 

proposed, to enhance the 

visitor experience. It is difficult to 

ascertain whether the 

proposed facilities are an 

‘activity’ for the purposes of this 

rule (given that it providing a 

service for an existing activity), 

or the number of people who 

will make use of the facilities. 

Numbers will change seasonally 

and at times would exceed the 

permitted threshold of 100 

(noting the ‘site’ in this instance 

is 100ha in area). In the interests 

of taking a conservative 

 

The application acknowledges 

a potential breach – defaults to 

discretionary activity status 

under Rule 10.6.5.4.3.  
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approach, a breach of this rule 

is included.   

10.6.5.1.4 BUILDING HEIGHT  

The maximum height of any 

building shall be 8m. 

 

 

 

No building exceeds 8m in 

height. 

 

 

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 …. 

 

The buildings are well clear of 

boundaries and not overly tall. 

Compliance assumed.   

 

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%. 

 

 

Estimated total impermeable 

surface coverage is well under 

the permitted 10% of total site 

area threshold.. 

 

 

Permitted. 

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. 

 

 

The relocated dwelling and 

new buildings will be more than 

10m from any site boundary. 

 

 

Permitted. 

 

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 

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 

 

Residential and passive 

recreational activities 

anticipated. Not expected to 

breach any noise rule 

requirements. 

 

Permitted 

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 

No helicopter landing area 

proposed in this application. 

N/A 
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Veronica Zones. 

   

Controlled Activity 

Standards 

  

 

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. 

 

There is no pre approved 

building envelope. 

 

Cannot comply  

   

Restricted discretionary 

standards 

  

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. 

  
Application required under 

10.6.5.3.1 – restricted 

discretionary activity rule. 

   

DISTRICT WIDE RULES   

   

Landscape & Natural 

Features 

  

Only rules applying to 

Outstanding Landscapes are 

relevant   

  

 

12.1.6.1.2 INDIGENOUS 

VEGETATION CLEARANCE IN 

OUTSTANDING LANDSCAPES 

No indigenous vegetation 

clearance proposed. 

Permitted. 

12.1.6.1.3 TREE PLANTING IN 

OUTSTANDING LANDSCAPES 

Single species tree planting is 

permitted in an Outstanding 

Landscape, as shown on the 

Resource Maps:  

(a) if the species is indigenous; 

or  

(b) it is replanting an area of 

established plantation forest; or 

 

 

Any tree planting will be 

indigenous. 

 

 

Permitted. 
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(c) the planting does not 

exceed 4ha in area on any one 

site in a rural environment zone, 

or 2ha in area on any one site in 

a coastal environment zone 

12.1.6.1.4 EXCAVATION AND/OR 

FILLING WITHIN AN 

OUTSTANDING LANDSCAPE 

Excavation and/or filling on any 

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 

 

 

 

 

Excavation/filling will be within 

the thresholds of parts (a) and 

(b) and carried out in 

compliance with part (c). 

 

 

 

 

Permitted. 

 

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 

 

 

Cannot comply with parts (a) or 

(b).  

 

 

Cannot comply. Consent 

required pursuant to 12.1.6.2.1 

(Restricted Discretionary 

activity rule). 
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natural materials which fall 

within this range; or.... 

12.1.6.1.6 UTILITY SERVICES IN 

OUTSTANDING LANDSCAPES  

The installation of utility services 

is permitted in Outstanding 

Landscapes as shown on the 

Resource Maps, provided that 

these services are underground. 

 

 

No utility services proposed and 

in any event would be 

underground. 

 

 

Permitted. 

   

   

Indigenous vegetation   
 

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. 

 

 

My understanding is that no 

indigenous vegetation 

clearance proposed/ 

necessary other than non 

indigenous and small stature 

vegetation around the existing 

house.  

 

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  

 

Refer to comments above. 

Thresholds can be complied 

with. 

 

Permitted. 



  Thomson Survey Limited 
Land Use  Mar-25 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 22 

Planning Report and Assessment of Environmental Effects Job # 10697 

   
 
 

 

Excavation and/or filling, 

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. 

   

Natural Hazards   

12.4.6.1.2 FIRE RISK TO 

RESIDENTIAL UNITS   

(a) Residential units shall be 

located at least 20m away from 

the drip line of any trees in a 

naturally occurring or 

deliberately planted area of 

scrub or shrubland, woodlot or 

forest;  

(b) Any trees in a deliberately 

planted woodlot or forest .... 

[not relevant]  

 

The dwelling being relocated 

will not be within 20m of a 

dripline of any area of naturally 

occurring or deliberately 

planted area of scrub or 

shrubland, woodlot or forest. 

 

 

Permitted. 

12.4.6.1.1 COASTAL HAZARD 2 

AREAS 

No Coastal Hazard 2 lines  N/A 

   

Heritage Whilst the new PDP shows 

‘notable trees’ the ODP does 

not. NZAA recorded 

archaeological sites have no 

ODP rules associated with 

them. 

N/A 

   

Lakes, Rivers, Wetlands & the 

Coastline 

  

12.7.6.1.1 SETBACK FROM LAKES, 

RIVERS AND THE COASTAL 

MARINE AREA  

For the purposes of this rule, 

lakes include the Manuwai and 

Waingaro Reservoirs. 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, except that this rule does 

not apply to man-made private 

water bodies other than the 

Manuwai and Waingaro 

 

 
The dwelling is being moved 

and the new location is over 

30m from the coastal marine 

area. 

The garage/office building is 

similarly more than 30m from 

the coastal marine area. 

The toilet block will be located 

where the existing house is and 

this location is greater than 30m 

from the coastal marine area 

and 25m or more from the 

creek (which does not have an 

average width in excess of 3m).   

Extensions to the carpark area 

(impermeable surfaces) will also 

 

 
Permitted. 
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Reservoirs. 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;... 

be no closer than 30m from the 

coastal marine area. 

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 

(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; 

 

 

 

The small creek flowing to the 

south east of the existing house, 

and where the toilet block is to 

be located, would be 

regarded as a ‘smaller river’. 

The setback of at least 10m, 

and up to 25m (10 x width of 

creek), is readily achievable. 

 

 

 

Permitted. 

12.7.6.1.3 PRESERVATION OF 

INDIGENOUS WETLANDS 

No work being done within a 

wetland. 

N/A 

12.7.6.1.4 LAND USE ACTIVITIES 

INVOLVING DISCHARGES OF 

HUMAN SEWAGE EFFLUENT  

Land use activities which 

produce human sewage 

effluent (including grey water) 

are permitted provided that: 

(a) the effluent discharges to a 

lawfully established reticulated 

sewerage system; or (b) the 

effluent is treated and disposed 

of on-site such that each site 

has its own treatment and 

disposal system no part of 

which shall be located closer 

than 30m from the boundary of 

any river, lake, wetland or the 

boundary of the coastal marine 

area. 

 

 

 

The proposed toilet facilities will 

utilise a Dry Vault system 

whereby there is no running 

water therefore no discharge. 

The vaults are periodically 

emptied.  

 

The landward boundary of the 

Coastal marine area is defined 

as the line of mean highwater 

spring (MHWS), except where it 

crosses a river, where the 

landward boundary instead 

becomes the point upstream 

that is calculated by multiplying 

the width of the river mouth by 

5. In this instance the tidal 

 

 

 

Permitted.  
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stream enters the ocean in 

nothing more than rivulets and 

there is no ‘mouth’ as such. I 

would take the boundary of the 

CMA, therefore, to be MHWS. 

The proposed toilet block is 

greater than 30m from the 

CMA.  The ODP defines “river” 

as having to be 3m width, 

which the tidal stream is not. 

Refer to Stormwater memo 

attached to this planning 

report. 

The replacement system for the 

relocated dwelling also 

complies with setback 

requirements – refer to TP58 

report attached to this planning 

report. 

   

15.1 Traffic, Parking & 

Access 

  

15.1.6A.2.1 TRAFFIC INTENSITY  

The Traffic Intensity threshold 

value for a site shall be 

determined for each zone by 

Table 15.1.6A.1. The Traffic 

Intensity Factor for a proposed 

activity (subject to the 

exemptions identified below) 

shall be determined by 

reference to Appendix 3A in 

Part 4. 

This rule only applies when 

establishing a new activity or 

changing an activity on a site. 

 
Table 15.1.6A.1 sets a permitted 

activity threshold for the 

General Coastal zone of 30 

daily one way traffic 

movements (120 as a 

discretionary activity and more 

than that as a non complying 

activity). 

However, the rule only applies 

to a new activity or a change 

in activity. The proposal does 

neither, instead enhancing 

facilities for an existing activity. 

I do not believe the traffic 

intensity rule applies.  

There is no traffic intensity factor 

for public toilets/changing 

facilities.  

 
N/A 

 

15.1.6B.1.1 ON-SITE CAR 

PARKING SPACES  

Where:  

(i) an activity establishes; or 

(ii) the nature of an activity 

changes; or  

(iii) buildings are altered to 

increase the number of persons 

provided for on the site;  

the minimum number of on-site 

car parking spaces to be 

provided for the users of an 

activity shall be determined by 

reference to Appendix 3C. 

 

 

 

See above. We are not 

establishing a new activity; not 

changing the nature of an 

activity (I take this to mean 

changing from residential to 

commercial or similar 

‘change’); and not altering 

buildings to increase the 

number of persons provided for 

on site.  

The Appendix in the District Plan 

listing car parking requirements 

does not list public toilet or 

carpark, nor public reserve, as 

 

 

 

N/A 
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an activity. 

 

Access Rules The application site is accessed 

via a recently 

improved/widened and re-

surfaced crossing. I believe this 

complies with ODP access 

standards. 

Complies. 

 

Summary of rule breaches pursuant to the Operative District Plan: 

 

Consent is required under the Operative District Plan, as either a restricted or full discretionary 

activity overall. Identified rule breaches at this point in time are: 

 

10.6.5.1.1 Visual Amenity and 106.5.2.2 Visual Amenity – consent required pursuant to Rule 

10.6.5.3.1; 

Potentially 10.6.5.1.3 Scale of Activities – taking a conservative approach, consent required 

pursuant to Rule 10.6.5.4.3 (discretionary activity rule); 

12.1.6.1.5 Buildings within Outstanding Landscapes – consent required pursuant to 12.1.6.2.1; 

 

6.2 Proposed District Plan (PDP) 

 

The site is zoned Rural Production in its entirety with a coastal environment overlay applying 

over the ‘coastal’ (eastern) portion. The area of development is entirely within the ‘coastal 

environment’ as mapped. The same area shown as ‘coastal environment’ is mapped as 

Outstanding Natural Landscape. In addition, there is a small area within the application site 

mapped as a High Natural Character area. This is some distance from the area proposed for 

redevelopment. 

 

The fore dune area and leading up into the creek to the southeast of the existing house is 

mapped as Zone 1 and 2 (50 and 100 year scenario) Coastal Flood areas.  The creek behind 

and to the north west of the development area is similarly mapped, as well as being River 

Flood Hazard Zone (100 year ARI Event). 

 

The site is mapped as having Notable Trees # 150 – effectively the mature pohutukawa (21 

trees). The Notable Tree Assessment report is attached in Appendix 4. 

 

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. The table below addresses those that 

are relevant. 

 
Ecosystems and Indigenous Biodiversity  

IB-R1 Indigenous vegetation pruning, trimming and 

clearance and associated land disturbance for 

specified activities within and outside a Significant 

Natural Area – Permitted where: 

No clearance required. N/A. 
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7. To allow for the construction of a single residential 

unit on a title and essential associated on-

site infrastructure and access and it does not exceed 

1,000m2;  

The above would cover the relocation of the residential 

unit should any clearance have been required.  

IB-R3 Indigenous vegetation clearance and associated 

land disturbance for specified activities within a 

Significant Natural Area 

PER-1 It does not exceed 100m2 per site in any calendar 

year 

None of the indigenous vegetation within 

the site is identified currently as “significant 

natural area”; and no clearance is 

proposed (particularly in regard to 

pohutukawa) in any event. Complies.  

 

IB-R4 Indigenous vegetation clearance and associated 

land disturbance for specified activities outside a 

Significant Natural Area 

PER-1 A report has been obtained from a suitably 

qualified and experienced ecologist confirming that 

the indigenous vegetation does not meet the criteria 

for a Significant Natural Area and it is submitted 

to Council 14 days in advance of the clearance being 

undertaken;  

PER-2 It does not exceed 500m2 per site in any 

calendar year 

As above. 

Earthworks rules – only those relating to heritage 

values have legal effect 
 

EW-R12 Earthworks and the discovery of suspected 

sensitive material 

PER-1 the earthworks complies with standard EW-S3 – 

Accidental Discovery Protocol 

EW-R13 Earthworks and erosion and sediment control 

PER-1 the earthworks complies with standard EW-S5 

Erosion and Sediment Control. 

 

Able to be complied with – the Council 

generally includes conditions on consents 

ensuring compliance with the two 

referenced Rules. 

Notable trees (21 x Pohutukawa)  
Maintenance, pruning and trimming of branches of a 

notable tree 

Relevant if pruning and trimming of pohutukawa is 

required for this re-development. 

Performance standards are effectively around 

appropriate pruning and trimming using a qualified 

arborist. 

Unsafe and dead trees can be removed or pruned, 

again subject to assessment and oversight by an 

Arborist. 

 

It is permitted to maintain / prune / trim the 

trees, provided certain performance 

standards are met. These standards will be 

met. Will comply. 

Alterations to the rootzone area of a notable tree or 

trees  

As above, this is permitted subject to certain 

parameters. 

 

 

Will comply. 

Removal or relocation of a notable tree No removal or relocation of pohutukawa 

proposed. Complies. 

https://farnorth.isoplan.co.nz/eplan/rules/0/95/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/95/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/95/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/95/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/95/0/0/0/64
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There are no rules in the Historic Heritage chapter 

specifically related to NZAA recorded archaeological 

sites. 

 

 

In summary I have not identified any PDP rules breached. 

 

7.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS 
 

7.1 Positive Effects 

 

Since purchase in 2020 by the Ipipiri Nature Conservancy Trust, the property is being 

transitioned into a wonderful public space with access to the beach, picnic area and 

walkways. It is an asset for the district and greater region. It has potential to be even more so. 

This proposal is focused on improving facilities for visitors to the site. The entrance has already 

undergone substantial upgrade to make it safer for visitors to enter and leave the property. 

This work involved widening the public road and raising and widening the driveway into the 

site. The work was done with Council knowledge and approval. The parking area has also 

been re-developed and re-surfaced.  

 

The relocation of the manager’s house is beneficial for the farm manager in that the house is 

moved away from public spaces and affords more privacy, whilst still enabling oversight of 

activities. It enables the house site to become available for public facilities and changing 

facilities, which will enhance the visitor experience. Expanding the car park and 

redeveloping the picnic areas will also enhance the visitor experience.  

 

The proposed site improvements are low key and low impact and will have minimal adverse 

impact on natural character values and visual amenity, and no adverse effect on cultural 

values and water quality. 

 

7.2 Landscape, natural character and visual amenity 

 

A Landscape and Visual Assessment is contained in Appendix 3. This has been prepared by 

Simon Smale, Landscape Architect, with reference to the NZ Institute of Landscape 

Architects’ Te Tangi a te Manu Aotearoa New Zealand Landscape Assessment Guidelines.  

 

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. 
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The Landscape and Visual Assessment in Appendix 3 describes the proposal in detail; 

describes assessment methodology; provides site context; outlines the landscape values 

exhibited by the site; and assesses landscape effects.  

 

The redevelopment proposal is designed to minimise the amount of structure required to 

provide for visitor use. Site layout is designed to optimise functionality with a specific 

objective being to reduce the ‘apparent scale’ of the existing parking area.  The revised 

parking area, although extended, ‘will achieve this by the simple expedient of a median strip 

comprising large-grade pohutukawa, consistent with the pohutukawa-dominated character 

of the site. The proposed toilets / changing facilities are proposed to be of the minimum size 

required to cater for expected user demand. 

 

The relocated house and garage / office building will be screened by native mass-planting 

and progressively integrated with their surroundings over time with planting to the west and 

development of gardens around the buildings.  

 

The Landscape Assessment notes that the dune land area backing the beach is naturally 

dynamic and highly sensitive to disturbance. Protection is already in place by the installation 

of flexible timber boardwalks, and access ‘will be even more focused by the revised layout’. 

The report concludes that the area that is the focus of the redevelopment has a relatively 

high capacity to absorb change, both physically and visually.  

 

Built form will be visually recessive and will be integrated into the landscape through the use 

of the existing and proposed landscape plantings. Materials and colours used, whilst not as 

low as 30% LRV as required in the ODP’s rules, will nonetheless be recessive and in keeping 

with this particular site.   

7.3 Effects on Indigenous vegetation and habitat  

 

The proposal is a re-development as opposed to a new development. Very minimal 

indigenous vegetation clearance is required for the relocation of the manager’s house, the 

construction of a garage/office building, and the construction of the toilet/ changing 

facilities block (noting it is to be within the foot print vacated by the moving of the house). 

This clearance will be limited to non indigenous plantings and several small planted 

pohutukawa from the lawn in front of the existing house site in order to provide for parking 

area extension. This will be more than offset the establishment of specimen pohutukawa and 

native mass-planting as shown on the Landscape Plan. The small, immature pohutukawa are 

not part of the Notable Tree listing in the PDP (refer to Appendix 4). 

 

Proposed landscape planting/ revegetation will be entirely indigenous and in keeping with 

existing indigenous plantings (predominantly pohutukawa). The 21 pohutukawa trees 

identified in the PDP as ‘notable trees’ will remain untouched and protected. 

 

The redevelopment will have nil impact on freshwater or coastal habitat. Refer also to 

section 7.6 below in regard to the proposed on site wastewater system associated with the 

public toilets. 
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7.4 Access to the Coastal Marine Area 

 

The purpose of the redevelopment is to enhance the visitor experience and access to the 

beach. There are existing instruments registered on the title ensuring such access – refer to 

title information in Appendix 10. 

 

7.5 Earthworks and construction effects 

 

No breach of the ODP’s excavation/filling rules has been identified. Earthworks will be 

minimal with no large scale cut or batter required, and minimal volume involved. 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. 

Visual amenity and natural character effects of earthworks 

Section 6 of the Landscape and Visual Assessment confirms that earthworks will be 

minimised. With no cut/fill faces of any magnitude proposed, and none in any visually 

prominent area, the visual impact of any proposed earthworks will be less than minor.  

7.6  Stormwater & wastewater  

 

Stormwater & Drainage 

 

There is no breach of the zone’s Stormwater Management permitted activity threshold, given 

the total site area is over 100ha. Building consent will require satisfactory stormwater 

management and with this in mind, Vision Engineering has prepared a Stormwater Report for 

the relocation of the dwelling – refer to Appendix 6. This outlines the existing and proposed 

stormwater management, reticulation and drainage systems. Conclusions can be found in 

Section 6 of the Stormwater Report.   

In regard to the new toilet block/changing facilities and carpark area, Vision Engineering has 

also prepared a memo, dated 10th March 2025 - refer to Appendix 5. This outlines a low-

impact design approach to stormwater management associated with the car park 

extension and toilet changing facilities building and concrete apron. This prioritises natural 

infiltration and low-impact design principles, an approach considered appropriate for the 

site’s environmental conditions and one that will effectively manage stormwater runoff while 

minimising environmental impact.   

 

Wastewater (Effluent Disposal) 

 

Refer to the TP58 Report by Vision Engineering for the relocated house - in Appendix 7; and to 

the above referenced Memo dated 10th March 2025 in Appendix 5.  

 

The relocated managers’ house will be supported by a new on-site wastewater system, with 

the existing one being dis-established. The report recommends the replacement system to 
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be secondary treatment with home aeration plant and surface dripper irrigation over a 

300m2 disposal area, with 50% reserve area of 150m2.  

 

It is proposed to utilise a Dry Vault system for the public toilets. This does not use running water 

and has no disposal area as such. Effluent goes to a dry vault immediately below the toilet 

block. It is periodically emptied – refer to Vision Engineering memo. Plans for the Permaloo 

toilet block form part of Appendix 1. 

 

Dry vault public toilets are not new to the District, with the Council itself utilising them at three 

sites that I am aware of – Lake Manuwai, Te Paki Stream and Matauri Bay. Photos of the Lake 

Manuwai and Te Paki Stream Dry Vault toilets follow below. 

 

 

 
Te Paki Stream 

 
Lake Manuwai 

 

 

7.7  Archaeological/cultural Effects   

 

The application site was the subject of a comprehensive Archaeological Assessment by 

Geometria in support of the 2022 proposal for a temporary film set. That activity has now 

ceased. The underlying title features a number of archaeological sites, only one of which is in 

proximity to the redevelopment area – Q05/326, a terraced headland at the extreme south 

eastern corner of the property between Rawhiti Road and the coast – refer to photo of 

headland earlier in this report. This comprised a summit platform on the top of the headland, 

and at least five terraces, four on the slope down to the road, and on the eastern slope – 

none in the direction of the area of redevelopment. A copy of the NZAA site record for 

Q05/326 is attached in Appendix 8. 

No known / mapped archaeological site will be disturbed as a part of this proposed 

redevelopment.  

The Ipipiri Trust is a charitable trust, established alongside local iwi. Te Akau is an area of 

cultural and historical significance to Maori, and home to Rawhiti-based iwi Ngati Kuta and 

Te Patu Kehu. Trustees include Robert Willoughby and George Riley, both of Ngati Kuta 

descent. The redevelopment proposal has been discussed amongst Trustees, and within the 

Rawhiti community.   
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In summary I do not believe there will be adverse effects on heritage or cultural values of a 

more than minor nature. 

 

7.8 Natural Hazards 

 

Whilst the foreshore and tidal creek area are mapped as subject to coastal flooding, the site 

of the redevelopment works is not subject to coastal erosion or flooding, nor river flooding. 

The house’s finished floor level (FFL) at its new location, will be above the existing FFL. The 

public toilet building and dry vault system will be clear of any mapped hazard area. Vision 

Engineering have prepared Geotechnical Reports for the relocated house, the public toilets 

and the carpark. These have been prepared for construction purposes and the former two 

geotech reports will accompany building consent applications when these are lodged. I 

have not considered it necessary to include these reports in this application for resource 

consent as they are more pertinent at building consent stage, suffice to say that there is no 

risk from natural hazards that would preclude building/construction.  

 

7.9 Precedent & Cumulative Effects 

 

Given that the proposal is a redevelopment of an area, designed to enhance visitor 

experience of the area, I do not consider there to be any adverse cumulative effects as a 

result. The consideration of precedent effects is generally reserved for non complying 

activities rather than discretionary activities. In any event, I do not believe this proposal, 

which will have predominantly positive effects, creates any adverse precedent for the 

Council in administering its district plans.  

8.0 STATUTORY ASSESSMENT   

8.1 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 Chapter 12.1 of the 

District Plan. Refer also the Landscape Assessment report in Appendix 3. 

 

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 redevelop and enhance existing facilities. It is an appropriate use on 

the site. 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 
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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 natural character of the coastlilne and coastal environment, and outstanding landscape 

values, will not be compromised by the redevelopment proposal and additional plantings 

will enhance that environment and those values. Open space and amenity values are 

maintained and water quality will not be adversely affected.  

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 iwi are represented on the Trust and involved in discussions.  

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 

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 is a public access area and the proposal enhances that area. 

Instruments on the title secure that access.  

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. The 

site is rural and not a ‘coastal community’.  

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.  



  Thomson Survey Limited 
Land Use  Mar-25 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 33 

Planning Report and Assessment of Environmental Effects Job # 10697 

   
 
 

 

 

All relevant aspects of the above Policy have been considered in the proposal. It is 

considered an “appropriate” use of the site, 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 8.4 and 8.6 later in this report. 

 

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 redevelopment of an existing area and avoids sprawling or sporadic 

development.  

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.  

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 continue to be reliant on on-site storage via tanks. Sufficient capacity will be 

provided for. The public toilets are proposed to utilise a ‘dry vault’ system, requiring no 

running water. Hand sanitising liquid dispensers will be provided for hand washing. 
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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. Stormwater will be managed and no wastewater will enter the 

coastal marine area. 

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. 

All of the above matters have been considered in the design of the proposed 

redevelopment. There are no buildings on any skyline or ridgeline, or headland or natural 

feature. The site will continue to be landscaped. The buildings are designed to be low level 

and recessive in colour and materials. Access, manoeuvring and parking areas are existing, 

with small expansion planned. 

 

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. Those of particular relevance are: 

 

OBJECTIVES  

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

preserve its natural character.   

And 

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 one that will continue to protect 

the natural character values of the site.  

 

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;  
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(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.  

and  

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 the proposal to be appropriate, redeveloping a site as opposed to a new activity, 

aimed at enhancing the visitor experience.  It does not compromise natural character 

values, had minimal visual impact and entails only minor earthworks and very limited 

clearance. 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 but additional and 

replacement landscape plantings are proposed to offset. Mature pohutukawa trees within 

the redevelopment area will remain protected. 

 

The site is essentially an area providing for public access to the beach, and the proposal 

seeks to enhance that public access experience. The proposed redevelopment respects 

heritage and cultural values. There are no listed heritage buildings or objects in the 

redevelopment area, as listed in the District Plan’s schedules. Regardless of this the 

Accidental Discovery Protocol (ADP) will apply.  

 

I believe that the proposed landscape planting, the use of colours and materials colour that 

will allow buildings to ‘blend’ in with their background, and modest (low level) design, 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). 

12.1.3 OBJECTIVES  

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.  
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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 

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. 

 

Refer to Landscape Assessment in Appendix 3. The proposed redevelopment of the site will 

retain, conserve and enhance the natural character and landscape values of the site.  

8.2 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 use of an overlay as opposed to a zone is the preferred 

methodology being promoted in the PDP for identifying land in the coastal environment. The 

objectives and policies applying to the RP Zone are of limited value or relevance to this 
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specific redevelopment as it is all within an area long since retired from rural production use, 

containing access, buildings, vegetation and walkways.  

 

Objectives  

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 in the area of redevelopment. The balance site is grazing 

land and the proposed redevelopment does not impact on this. No additional reverse 

sensitivity effects arise because nothing is changing. 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 where the redevelopment works is taking place has no rural character, but does 

have amenity values, all of which will continue to be maintained.  The redevelopment is low 

density with low site coverage. 

 

RPROZP5  

Avoid land use that:  

a.  is incompatible with the purpose, character and amenity of the Rural Production zone;  
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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 more consistent than not with the above Policy. It is not a new land use and is 

not one that is incompatible with the zone in any event. It is not an activity that is more 

appropriately located in another zone. There is no loss of productive capacity. It does not 

exacerbate natural hazards and appropriate on site infrastructure is provided for.  

 

RPROZP6  

Avoid subdivision that:..... 

Not applicable. 

  

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. 

 

The activity does not require consent under the PDP. It will not increase the production 

potential of the zone because the redevelopment site (a small component of the overall 

site) cannot be used for rural production now. The activity does not rely on the productive 

nature of the soil. The level of development remains consistent with what is there already. 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. 
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The proposal will not have any adverse 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, and to the notable trees within the redevelopment area.  

 

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.  

The background to the site has been outlined earlier in this report. The site has natural 

character and landscape / habitat values that have been, and continue to be recognised. 

The long term goal for this site is to preserve and protect those values for current and future 

generations.  

 

The proposal is not a ‘new’ activity. It is a redevelopment of an existing activity, essentially 

providing facilities to enhance visitor experience. It remains consistent with surrounding land 

use and does not result in sprawl. It promotes restoration and enhancement of the natural 

character of the coastal environment and recognises tangata whenua needs.  

 

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. 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-P2 Avoid adverse effects of land use and subdivision on the characteristics and qualities of 

the coastal environment identified as: 

a. outstanding natural character; 

b. ONL; 

c. ONF.  

https://farnorth.isoplan.co.nz/eplan/rules/0/5/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/5/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/5/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/5/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/5/0/0/0/72
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Only part b is relevant, the area of redevelopment being mapped as Outstanding Natural 

Landscape. The redevelopment successfully avoids adverse effects on the characteristics 

and qualities of the outstanding landscape in this location. 

 

CE-P3 Avoid significant adverse effects, and avoid, remedy or mitigate other effects of land use 

and subdivision on the characteristics and qualities of the coastal environment not identified as: 

a. outstanding natural character; 

b. ONL; 

c. ONF. 

Only parts (a) and (c) are relevant insofar as the redevelopment area is in the coastal 

environment, but not identified as outstanding natural character nor outstanding natural 

feature. The redevelopment is consistent with this policy.  

 

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 redevelopment preserves the visual qualities, character and integrity of the 

coastal environment on this site. Built environment is consolidated within the existing area of 

development.  

CE-P8 Encourage the restoration and enhancement of the natural character of the coastal 

environment. 

The redevelopment includes landscaping and additional planting that will enhance natural 

character values.  

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:    

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. 

 

https://farnorth.isoplan.co.nz/eplan/rules/0/5/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/5/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/5/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/5/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/5/0/0/0/72
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 Buildings and structures will be consolidated within an area already developed. They 

will be integrated into the surrounding environment which has the ability to absorb 

change of the level being proposed. 

 There may be very minor temporary adverse effects during construction works, but no 

long term adverse effects are anticipated. 

 Earthworks 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. 

 It is not believed that the proposal will exacerbate natural hazards.  

 Historical, spiritual and cultural values have been had regard to.   

 The site is already subject to covenant providing for public access to the coast.  

 

In summary I believe the proposed development to be consistent with the PDP’s coastal 

environment objectives and policies where these are relevant. 

 

Objectives and Policies related to Notable Trees are addressed below. 

 

NT-O1 Notable Trees and groups of trees which contribute to the botanical, ecological, historical, 

cultural or amenity value of the district are identified and protected.   

 

A group of 21 pohutukawa trees, some of which are within the area of redevelopment, have 

been identified as Notable Trees. These will remain protected and will be unaffected. Their 

value will be enhanced by additional plantings. 

 

NT-P1 Identify notable trees and groups of trees within APP2 – Schedule of notable trees where:... 

 

The trees are already identified. 

 

NT-P2 Enable the pruning and trimming of branches where the works will: 

a. retain or improve the health of the notable tree;  

b. allow the regular maintenance of the notable tree; 

c. will improve public safety, or prevent damage to property or infrastructure;  

d. control any other maintenance works to ensure that the works will: 

i. maintain the health, form and shape of the tree; and  

ii. be supervised or undertaken by a suitably qualified and experienced arborist.   

 

Any pruning and trimming of the notable trees will be within the specified parameters. 

 

NT-P3 

Only allow activity and development within the root zone area of a notable tree or group of trees  

where:  

a. it is demonstrated that the activity and development will not be detrimental to the long-

term health and significance of the tree or group of trees; and  

b. there is a functional or operational need for the development to occur within the root zone area and 

there are no other practical alternative locations. 

https://farnorth.isoplan.co.nz/eplan/rules/2002172/190/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/2002172/190/0/0/0/crossrefhref#Rules/0/207/1/9286/0
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Work will not be taking place in the root zone of any notable tree. 

 

NT-P4 only applies to infrastructure such as power lines and the like. 

 

NT-P5 Avoid the destruction or removal of a notable tree or trees unless:..... 

 

No notable tree is to be destroyed or removed. 

 

NT-P6 

Manage land use and subdivision involving a notable tree or trees to address the effects of the activity 

requiring resource consent.... 

 

I do not believe this policy to be relevant because no consent is required in regard to 

notable trees. 

 

Whilst the over-all site has areas mapped as being subject to natural hazards, none of the 

proposed redevelopment is within such an area. I have therefore the proposed 

redevelopment to have had adequate regard to objectives and policies in the PDP relating 

to natural hazards. 

 

8.3 Part  2  Matters 

 

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: 
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(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, and 

Outstanding Natural Landscape in the PDP and the redevelopment has been assessed as 

having no adverse effects on landscape values. No areas of significant indigenous 

vegetation are required to be cleared, and no habitats adversely affected. The site provides 

public access already. 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— 

(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 entire premise of the Ipipiri Nature Conservancy Trust is to promote kaitiakitanga and an 

ethic of stewardship. The proposed redevelopment 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). 

http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM435834
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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. 

 

8.4 NZ Coastal Policy Statement 

 

The NZ Coastal Policy Statement (NZCPS) has relevance to this proposal due to the property’s 

location. It is currently zoned General Coastal in the Far North District Plan, and is shown as 

being within the “coastal environment” on the Regional Policy Statement for Northland’s 

maps as well as the district council’s PDP maps. 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 site’s natural character and landscape values are the reason for its development as a 

site for public enjoyment. The redevelopment of the current built environment at the 

southern end of the beach will continue to preserve and protect those 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 redevelopment to be entirely appropriate and an opportunity to enhance 

public enjoyment of an already beautiful site. 

 

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 redevelopment is consistent with both of parts (h) and (i) above. 

Adverse visual impact is minimal, with no built development on headlands or ridgelines. The 

buildings are set well back from the coastal marine area boundary. 

 

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:  

(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; 
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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 above three policies are all relevant to the proposal. The site, whilst mapped as being 

within an outstanding landscape, is not mapped as having any high or outstanding natural 

character values. The proposal is intended to add to/ enhance facilities available to the 

public, whilst continuing to maintain and enhance indigenous biodiversity and natural 

character values associated with the coastal environment.  

 

I believe the proposal gives effects to the relevant objectives and policies in the NZ Coastal 

Policy Statement.  

 

8.5 Other National Policy Statements and Environmental Standards  

 

I have not identified any other National Policy Statements of relevance. The redevelopment 

has no adverse impact on freshwater bodies or indigenous biodiversity. As far as I am aware, 

the land has never been used for an activity listed in the Hazardous Activity and Industry List.  

 

8.6  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”, and within an area identified as outstanding landscape.  

The site’s heritage and cultural values were explored and assessed as part of application for 

a temporary film set. I do not believe any archaeological or cultural sites are affected by this 

redevelopment. 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 elsewhere on the property will continue to be protected. 

None of the land in the application site is considered to contain “highly versatile soils” and 

productive potential is low in this regard. Building/development will not be taking place 

within any area mapped as being subject to natural hazard (flooding). 

Other relevant objectives and policies are discussed below. 
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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, which provides for public 

enjoyment of recreational space.   

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.  

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 zoned coastal and is mapped as outstanding landscape. I believe the 

redevelopment proposal is able to avoid adverse effects on the characteristics and qualities 

that make up the outstanding values of the area.  

 

9.0 s95A-E ASSESSMENT  

9.1 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 
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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. 

 

9.2 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. 

 

9.3 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. 

 

9.4 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 at worst a discretionary activity (if indeed there is a breach of the Scale of 

Activities rule). In my opinion, the positive effects of the redevelopment of a public facility 

outweigh any negative effects, of which there are very few in any event. The area of 

redevelopment is part of a larger rural property and does not impact on the existing use of 

that property. The property to which access to the beach has been granted, is across 

Rawhiti Road and the proposal does not impact on that access (secured by legal 

instrument). The benefitted party to that legal instrument, Mr Elliot is aware of the proposed 



  Thomson Survey Limited 
Land Use  Mar-25 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 48 

Planning Report and Assessment of Environmental Effects Job # 10697 

   
 
 

 

works. Access for the general public is also guaranteed by legal instrument. The 

redevelopment has very little, if any, adverse visual effect. As such I have not identified any 

affected persons in regard to adjacent properties.  

 

The proposal is not a new development or activity. It is primarily the improvement of facilities 

available to the public. The site of works does not contain any archaeological sites and there 

are no mapped Sites of Significance to Maori. Ipipiri Conservation Trust Trustee Chris Jenkins 

has provided a brief summary of consultation - attached in Appendix 9. This included the 

circulation of the plans to the Rawhiti community by Ngati Kuta trustee Robert Willoughby. 

Feedback has been positive. The site is not adjacent to any land administered by the 

Department of Conservation and no works is being carried out in or near a recorded NZAA 

site. I do not believe that pre lodgement consultation is required with Heritage NZ, or 

Department of Conservation. 

 

10.0 CONCLUSION 

 

The site is considered suitable for the proposed redevelopment, and effects on the wider 

environment are less 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, on a non 

notified basis, subject to appropriate conditions.  

  

 

   

        

Lynley Newport     Date  19th March 2025   

Senior Planner 

Thomson Survey Ltd 
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11.0 APPENDICES 

Appendix 1   Plans  & specifications, including: 

 Te Akau-Elliot Bay Site Plan (Landscape) 

 Vision Engineering Site Plans (existing and proposed) 

 Vision Engineering Carpark Design plans 

 Re-located house floor plan and elevations 

 Garage/Office concept plan 

 Permaloo 2 pan dry vault toilet plans/specifications 

 Toilets and changing facility floor plan and elevations 

Appendix 2  Location Map   

Appendix 3  Landscape and Visual Assessment  

Appendix 4  Notable Tree Assessment 

Appendix 5  Vision Engineering Memo dated 10th March 2025 

Appendix 6  Stormwater Management Report for Relocated House 

Appendix 7  TP58 Report for Relocated House 

Appendix 8  NZAA Site Record 

Appendix 9  Summary of Consultation 

Appendix 10  Title Information 


























































































































































































































































































