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SUITABILITY REPORT

456 Wharau Road, Kerikeri

(Part Lot 1 DP 61328)

1.0 Introduction

RS Eng Ltd (RS Eng) has been engaged by Graeme Quigley, to investigate the suitability of his 
property (Part Lot 1 DP 61328) for residential construction. The purpose of this report is to assess 
the suitability of the building site making foundation, earthworks, stormwater and wastewater 
disposal recommendations. 

The client proposes to construct a dwelling and make alterations to an existing cottage. The 
proposed dwelling is located in place of an existing dwelling.

2.0 Site Description

This 4.5ha property is located on the northern side of Wharau Road, nearing the access to Wharau 
Road Beach. The property is typically made up of a northwest running ridgeline with steep to very 
steep slopes across the eastern boundary down to the beach front, and slopes to the west 
generally sloping gently to moderately. The proposed dwelling is located on the northern point of 
the ridge.

Figure 1: Part Lot 1 DP 61328
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3.0 Desk Study

Referenced/Reviewed Documents

The following documents have been referenced in this report:
GNS – Geology Of The Whangarei Urban Area – White & Perrin – 2003.

Site Geology

The GNS 1:250,000 scale New Zealand Geology Web Map indicates that the property is located 
within an area that is underlain by Waipapa Group, described as follows: “Volcaniclastic 
sandstone and argillite with tectonically included basalt, chert and siliceous argillite.”

Aerial Photography

RS Eng has undertaken a review of historical aerial photography, specifically three images, from 
1951, 1968 and 1982. See Figure 2 below of the 1951 Image. Reviewing these images, it was noted 
that no development took place until the 1982 imagery, where the southern portion of the 
existing dwelling and cottage had been constructed. The formation of the coastline was observed 
to remain the same. Review of Google Earth imagery observed inferred shallow landslides along 
the eastern slope in 2012 and 2016 at two locations annotated in Figure 3. Locations of these 
were also noted during our walkover investigation. 

Figure 2: 1952 Aerial Image (Source: www.Retrolens.co.nz)
(Yellow marker of building site)
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Figure 3: 2016 Google Earth imagery

4.0 Field Investigation

A Technician from this office visited the property on 21 and 22 November 2022 to undertake a 
walkover inspection and seven hand augers. 

During the walkover inspection, two locations of recent surface failures as described above were 
observed east of the dwelling and further south along the coastline. The larger failure, annotated 
as (1) above being located west of dwelling, was noted to be 10-15m wide, covered in hessian
matting with regenerating vegetation. The failures were noted to be within the surface soils
(approx. 1.5m deep).

Observation of an existing >3m high retaining located north of dwelling observed no signs of 
instability, the low height landscape wall appeared to show some signs of rotational movement. 
The existing buildings lacked signs of deformation. 

The hand augers were dug to a maximum depth of 5.2mbgl. Shear vane readings were taken at 
regular intervals throughout the borehole. Soil and rock descriptions are in general accordance 
with the New Zealand Geotechnical Society guideline.

Geo Data Solutionz NZ Ltd (GDS Ltd) completed three Cone Penetration Tests on 23 November 
2022. The depths extended to 21.3m, 23.03m and 17.73mbgl. The CPT refused due to maximum 
U2. 

Shallow failures

(1)

(2)
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5.0 Subsoil Conditions

Interpretation of subsurface conditions are based on the investigations shown on the drawings in 
Appendix A. The conditions are summarised below;

Topsoil was encountered to 0.2mbgl.
Fill was not encountered during the investigation, based on the platform formation for the 
existing dwelling, fill is likely present across the northern portion of the site nearing the 
slopes. 
Residual soils of Waipapa Group consisted very stiff silty clays, extending between 1.2m-
1.4mbgl overlying completely weathered Greywacke. In-situ Undrained Shear Strengths 
exceeded 195kPa.
Completely weathered Greywacke being very weak, consisted of silty clays and clayey silts. 
In-situ Undrained Shear Strengths ranged from 153kPa to greater than 195kPa.
Groundwater was not encountered during the investigation.

6.0 Geotechnical Assessment

Slope Stability

The property is underlain by Waipapa Group, consisting of 1.2m-1.4m of residual soil overlying 
completely weathered greywacke. The Waipapa Group is generally considered stable on slope 
angles up to and greater than 30°. The effects of soil creep are generally apparent on slopes 
greater than 15° and as slopes angles increase the common mechanism of slope instability is 
translational failure, where the surface clayey soils slide over the weathered rock. As outlined 
above, shallow translational failures were observed at this property. The proposed dwelling/deck
is setback a minimum of 5m from very steep slopes (30-35°). The existing buildings showed no 
signs of deformation or instability. 

To mitigate the effect of translational failures encroaching the building site, specific design of 
retaining structures should be constructed. A 25° line of influence has been taken from the base 
to the top of the slope to determine the extent where mitigation measures are required. Where 
foundations are within a horizontal distance of 8m from the crest of steep slopes, these structures
will be required, specifically designed to account for a potential failure depth of 2.0m. Further 
details have been included in section 9.5. The client may want to consider structures that provide 
protection to the land for machinery access to amenity areas on property. Based on the above 
assessment and provided the recommendations within this report are complied with, RS Eng 
consider the risk of slope instability to the building work as low. 
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Liquefaction 

The proposal is positioned on land underlain by the Waipapa group made up of cohesive and 
plastic material being well elevated. RS Eng considers the risk of liquefaction to be low.

Expansive Soils

The clayey soils encountered on-site are likely to be subject to volumetric change with seasonal 
changes in moisture content (wet winters / dry summers); this is known as expansive or reactive 
soils. Apart from seasonal changes in moisture content other factors that can influence soil 
moisture content at the include:

Influence of garden watering and site drainage.
The presence of large trees close to buildings. Large trees can cause variation in the soil 
moisture content for a distance of up to 1.5 times their mature height.
Initial soil moisture conditions during construction, especially during summer and more so 
during a drought. Building platforms that have dried out after initial excavation should be 
thoroughly wet prior to any floor slabs being poured.
Plumbing leaks.

Based on the results previous testing in similar material and geology, RS Eng Ltd consider the soils
as being Class H1 (Highly Expansive) as per AS2870. 

7.0 On-site Wastewater Disposal 

Site Evaluation

The wastewater disposal system for existing dwelling and cottage was observed to be a primary 
treatment system being septic tank to a soakage field. The field could not be located nor could 
as-builts be obtained. A new and separate wastewater system has been proposed for the new 
dwelling only. The alterations to the existing cottage will be removing a bedroom and so further 
assessment of this system is not required.

The land available for effluent disposal is moderately sloped (less than 16°) and linear planar. 
Subsoil investigations have assessed the soil as Category 5 as per AS/NZS1547. RS Eng recommend 
the use of a secondary treatment system loading surface pressure compensating drip irrigation 
line within a planted and fenced area. These systems use lower application rates, and are easily 
laid around the boundary and on sloping ground when compared with conventional type soakage 
bed systems.

Disposal fields laid on ground slopes over 10° require a 10m vegetated buffer zone downslope of 
the lowest irrigation line to be included as part of the disposal field area, complying with the 
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relevant Northland Regional Council Regional Plan Rules for discharge of treated effluent to land. 
This has been indicated on Sheet 1 of Appendix A.

Design

The proposed dwelling has three bedrooms an office and media room, therefore the design will 
account for five bedrooms. The design calculations are presented in Table 1 below.

Table 1: Wastewater Disposal Calculations
Number of Bedrooms 5 No.
Number of Persons 8 No.
Flow Allowance 180 L/person/Day
Total Flow 1440 L/Day
Irrigation Rate (DIR) 3 L/m²/day
Slope Reduction Factor 0 %
Irrigation Area Required 480 m²
Irrigation Line Spacing 1 m

Northland Regional Council Discharge Compliance

Table 2 below demonstrates compliance with the Northland Regional Council’s New Regional 
Plan.

Table 2: NRC Permitted Discharge Compliance
Feature Proposed 

Regional Plan
Available

Identified Stormwater Flow Path 5m >5m
River, Lake, Pond, Stream, Dam or Wetland 15m >15m
Existing Water Supply Bore 20m >20m
Property Boundary 1.5m >1.5m
Groundwater 0.6m >0.6m
10m Buffer Zone Slopes >10° >10°
Floodplain Exclusion 5% AEP >5% AEP
Reserve area 30% >30%
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8.0 Stormwater Assessment

The property is within a Coastal zone on FNDC maps. As per section 10.6.5.1.6 of the Operative 
plan, “The maximum proportion of the gross site area covered by buildings and other impermeable 
surfaces shall be 10%.” As the remaining surfaces and proposed surfaces are not expected to 
exceed 10% of the lot area and that stormwater discharges directly to a tidal environment, 
stormwater attenuation is not required. 

Uncontrolled stormwater can cause significant erosion and instability. Stormwater from the 
buildings are currently piped to onsite storage tanks. Stormwater from the roof of the proposed 
dwelling should also be collected and piped to tanks with the overflow piped to a rock lined outlet 
at the driveway drain where stormwater follows Wharau Road, directed to the beach. On no 
account should stormwater be discharged in an uncontrolled manner, nor is stormwater to 
discharge onto or over the steep slopes.  

9.0 Engineering Recommendations

Site Subsoil Class

In accordance with NZS 1170.5:2004, Section 3.12.3 the site has been assessed for its Site Subsoil 
Class. Based on the observation listed above, RS Eng considers the site soils lie within Site Class C
“Shallow Soil Site”.

Earthworks

To form level access to and create a building platform for the dwelling, earthworks are proposed, 
the following is recommended:

Fills are proposed beyond the northern extent of the dwelling, to a depth up to 1.1m. Where 
fill is placed within 5m of surrounding steep slopes retaining structures shall be incorporated
to ensure the stability of the fill and avoid surcharging steep slopes.
Cuts should be limited 1.0m without further geotechnical review. 
All remnants of the existing dwelling and any unsuitable material shall be suitably removed,
and an inspection completed by RS Eng. 
Cut and fill batters should be sloped at angles less than 1V to 3H or be suitably retained.
Site works shall generally be completed in accordance with NZS4431.

Steep temporary excavations should not be left unsupported for extended periods of time, or 
when impending bad weather.
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Existing Timber Retaining Wall

An existing 2-3m high timber retaining wall is located along the north western side of the existing 
and proposed dwelling. A 1.1m high fill batter is proposed to extend to near the top of this wall. 
The FNDC holds no design or as-built documentation of the existing retaining wall. Given the 
proposed fills, and proximity of the proposed building works, creating additional surcharge on this 
wall, works shall be undertaken to increase the stability of the existing wall. Such works could 
incorporate anchoring of the existing retaining wall to soldier piles or similar, refer to Section 9.5.

Foundations

It is proposed to construct a dwelling with a timber floor on timber piled foundations. To suitably 
found the proposed construction, RS Eng make the following recommendations:

All foundations should be specifically designed by a suitably experienced Chartered 
Professional Engineer account for Class H1 soils.
Isolated type NZS3604 type foundations shall extend a minimum of 0.9m to account for Class 
H1 soils.
Refer to Section 9.5 for specifically designed structures to account for a potential failure depth 
of 2.0m.

Notwithstanding the recommendations of this report, for specific design of shallow foundations 
RS Eng has assessed the following:

300kPa Ultimate Bearing Capacity (Geotechnical Ultimate)
150kPa Dependable Bearing Capacity (Ultimate Limit State)
100kPa Allowable Bearing Capacity (Serviceability Limit State)

Protection Structures

Solider piles, retaining walls or a combination of leading-edge piles or similar are required to 
mitigate the effects of slope instability encroaching the building site. These structures should be 
installed where the dwelling does not achieve the 8m setback from the crest of the slopes as 
outlined in Section 6.1 above. 

These shall be specifically designed by a suitably Chartered Professional Engineer familiar with 
the contents of this report, accounting for a minimum potential evacuation depth of 2.0m below 
natural ground level and consider the potential future fore slope and effective retaining width
spaced at no greater than 3 times the pile diameter. Assessed design parameters have been 
outlined in Table 3. 
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Table 3: Assessed Design Parameters

Parameter Residual Soil Completely Weathered 
Waipapa

Soil Density (kN/m³) 18 18
Friction Angle (°) 28 30
Drained Cohesion (kPa) 0* 5*
Undrained Shear Strength (kPa) 60 80

*Drained cohesion should be taken as 0 on the active side.

Timber Pole Retaining Walls

Retaining walls shall be specifically designed by a suitably experienced Chartered Professional 
Engineer similar with the contents of this report, using the soil parameters presented in Table 3. 
Where walls are located on/adjacent to slopes greater than 15°-22°, 1.0m of creep should be 
accounted for and for slopes >22°, 2.0m of creep should be accounted for. 

10.0 Drawing Review

It is recommended that RS Eng Ltd carry out a review of final development drawings prior to 
submittal for building consent. The review is to confirm that the recommendations outlined in 
this report have been applied in full and correctly to the design.

11.0 Construction Monitoring and Producer Statements

RS Eng recommend a suitably experienced Chartered Professional Engineer monitor the 
construction of the following works:

Excavations of house removal to confirm subsoil conditions. 
Foundation excavations to confirm the design soil/rock strengths. 

Any works not inspected will be excluded from future producer statements (PS4) to be issued by 
RS Eng. In any event, where doubt exists regarding inspections, this office should be contacted 
for advice, and provided with reasonable notice of inspections.
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12.0 Conclusions 

It is the conclusion of RS Eng Ltd that the building area is suitable for the proposal provided the 
recommendations and limitations stated within this report are adhered to. 
 

RS Eng Ltd also concludes that subject to the recommendations of this report, in terms of Section 
72 of the Building Act 2004; 
 

(a) the building work to which an application for a building consent relates will not accelerate, 
worsen, or result in slippage or subsidence on the land on which the building work is to be carried 
out or any other property; and 
 

(b) the land is neither subject to nor likely to be subject to slippage or subsidence. 
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13.0 Limitations

This report has been prepared solely for the benefit of our client. The purpose is to determine the 
engineering suitability of the proposed dwelling and cottage alterations, in relation to the 
material covered by the report. The reliance by other parties on the information, opinions or 
recommendations contained therein shall, without our prior review and agreement in writing, do 
so at their own risk. 

Recommendations and opinions in this report are based on data obtained as previously detailed.  
The nature and continuity of subsoil conditions away from the test locations are inferred and it 
should be appreciated that actual conditions could vary from those assumed. If during the
construction process, conditions are encountered that differ from the inferred conditions on 
which the report has been based, RS Eng should be contacted immediately.

Construction site safety is the responsibility of the builder/contractor. The recommendations 
included herein should not be construed as direction of the contractor’s methods, construction 
sequencing or procedures. RS Eng can provide recommendations if specifically engaged to, upon 
request.

This report does not address matters relating to the National Environmental Standard for 
Contaminated Sites, and if applicable separate advice should be sought on this matter from a 
suitably qualified person.

Prepared by: Approved by:

Sarah Scott Rachel Wright
Engineering Technician Director
NZDE(Civil) BE(Civil), CPEng, CMEngNZ, IntPE(NZ)

Reviewed by:

Matthew Jacobson
Director
NZDE(Civil), BE(Hons)(Civil), CPEng, CMEngNZ

RS Eng Ltd

eviviviviviviviviviviviviviviviviv ewewewewewed 

Mattheeeeeeeeeeeeeeeewwwwwwwwwwwwwwww J
i t

Approved by

RaRRRRRRRRRRRRR chchchchchchchchchchchchhhhchchh lllllllelelelel WWWWWWWWWWWWWWririririririririririririiriggggghggg
DiDiDiDiiiDiiDiDiDiDiDirector

Sarah Scott
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Appendix B 

Subsurface Investigations 
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Geotechncial Investigations 18556
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456 Wharau Road, KerikeriSITE LOCATION:
CO-ORDINATES:

START DATE:
END DATE:ELEVATION:1695337mE, 6103690mN Ground

21/11/2022

HA 1
HOLE NO.:

MATERIAL DESCRIPTION
(See Classification & Symbology sheet for details)
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Hand AugerStanding Water Level

Out flow
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SILT; dark brown.
Firm; moist.
Silty CLAY; orange.
Very stiff; moist; low plasticity.

Completely weathered; GREYWACKE.
Clayey SILT, with trace sand; orange, white yellow mottling.
Very stiff; moist; dilatant.
Becoming reddish pink, increase moisture

Clayey SILT, with some gravel, with minor sand; orange and
white some red.
Very stiff; moist; low plasticity; gravel, fine, subangular; sand, fine.

   End Of Hole: 5.20m
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Silty; dark brown.
Firm; moist.

Silty CLAY; orange.
Very stiff; moist; low plasticity.

Completely weathered; GREYWACKE.
Clayey SILT, with trace sand; orange, white yellow mottling.
Very stiff; moist; low plasticity.

Thin to thick beds of clayey SILT, white, stiff, moist and clayey
SILT with minor gravels, orange, stiff, moist

Too dense to auger
   End Of Hole: 3.20m
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Silty; dark brown.
Firm; moist.
Silty CLAY; orange.
Very stiff; moist; low plasticity.

Completely weathered; GREYWACKE.
Clayey SILT, with trace sand; orange, white yellow mottling.
Very stiff; moist; low plasticity.

   End Of Hole: 2.50m
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MATERIAL DESCRIPTION
(See Classification & Symbology sheet for details)
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Silty; dark brown.
Firm; moist.

Silty CLAY; orange.
Very stiff; moist; low plasticity.

Completely weathered; GREYWACKE.
Clayey SILT, with trace sand; orange, white yellow mottling.
Very stiff; moist; low plasticity.

   End Of Hole: 2.20m
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MATERIAL DESCRIPTION
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Silt; dark brown.
Firm; moist.
Silty CLAY; orange.
Very stiff; moist; low plasticity.

Completely weathered; GREYWACKE.
Clayey SILT, with trace sand; orange, white yellow pink mottling.
Very stiff; moist; low plasticity.

Some minor fine sand and gravels

SILT, with some clay, with minor sand; pink orange and white.
Very stiff; moist; low plasticity; sand, fine.

Too dense to auger
   End Of Hole: 3.20m
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GEO415E 1SILT; dark brown.
Stiff; non-plastic.

Silty CLAY; orange.
Very stiff; moist; low plasticity.

   End Of Hole: 1.20m
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MATERIAL DESCRIPTION
(See Classification & Symbology sheet for details)
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Silt; dark brown.
Firm; moist.
Silty CLAY; orange.
Very stiff; moist; low plasticity.

Completely weathered; GREYWACKE.
Clayey SILT, with trace sand; orange, white yellow pink mottling.
Very stiff; moist; low plasticity.

   End Of Hole: 1.50m
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RE-DEVELOPMENT OF DWELLING & CARPORT, 

& CONSENT TO USE STUDIO/WORKSHOP AS  

SECOND RESIDENTIAL UNIT  

 

456 Wharau Road, Kerikeri 

 

PLANNER’S REPORT &  

ASSESSMENT OF ENVIRONMENTAL EFFECTS 

 

 

 

Thomson Survey Ltd 

Kerikeri 

 

 

1.0 INTRODUCTION  

 

1.1 The Proposal 

 

The applicant owns property at the end of Wharau Road, on a headland overlooking Kerikeri 

Inlet and out to the Bay of Islands. The property was developed many years ago with a 

dwelling, subsequent additions, a workshop/studio building, and boat shed.  The workshop/ 
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studio has been utilised for residential living and this is an aspect of site usage that the owner 

now seeks to legitimise by gaining consent for a second, albeit minor, residential unit.  

The owner is keen to re-vitalise and update the design of the existing dwelling on the site, 

using the same basic footprint. They have worked hard with a designer to come up with a 

design that suits the site and ‘fits’ well within the setting. Whilst overall slightly larger in 

footprint, the new design will have less visual impact overall than the existing dwelling. It has 

moved back (southwards) from the edge of the steep coastal hill face to lessen the impact 

on those hill faces and reduce geotechnical requirements. The re-development results in a 

reduction in impermeable surface coverage. 

The grounds are well kept and further plantings are currently underway in some areas of the 

site. Landscape planting mitigates visual impact of any building in this location. Plantings 

have helped mitigate the visual effect of the current structure, and will continue to be utilised 

in mitigating the visual impact of the new. A Landscape Assessment has been carried out by 

Simon Cocker Landscape Architect. This supports the application and is contained as part of 

Appendix 4. 

The site contains archaeological sites and an archaeological survey and assessment has 

been undertaken by TimeDepth Enterprises as part of the preparation of this application. The 

Archaeological Survey and Assessment is attached in Appendix 5. Some demolition works 

required to enable re-development are potentially within one of the archaeological sites 

and for this reason a General Authority to Modify is required. Application for this has been 

made, lodged 7th August 2024. 

As part of the General Authority process, consultation with “affected” iwi has been carried 

out. A record of that consultation is contained within the General Authority application and 

summarised in Section 10 of this planning report. Excerpts of the General Authority 

application can be found in Appendix 6.  

Engineering input in regard to a Site Suitability Report and Sediment and Erosion Control Plan, 

has been provided by RSEngineering of Whangarei. Their reports are attached in 

Appendices 7 & 8. 

The design of the redevelopment has been done by hbarchitecture. A full set of plans is 

contained in Appendix 1.  

A location map for the development site is attached as Appendix 2. Title information is in 

Appendix 3.  

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 to re-develop a dwelling and associated earthworks, and consent 

for a workshop/studio building to be used as a residential cottage. The overall category of 

activity is non complying under the Operative District Plan.  
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The information provided in this assessment and report is considered commensurate with the 

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

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

2.0 PROPERTY DETAILS 

 

Location: 456 Wharau Road, Kerikeri – refer Appendix 2 for 

Location Map 

 

Legal description: Pt Lot 6 DP 61328, contained in Record of Title 

NA26A/769 with an area of 3.9258ha A copy of the 

Record of Title is attached in Appendix 3. 

 

3.0 SITE DESCRIPTION  

 

3.1 Physical characteristics 

 

The application site is at the end of Wharau Road, on the headland that overlooks the 

entrance into the Kerikeri Inlet from the Bay of Islands. The site has supported built 

development for many years now, consisting of a dwelling and second building behind that, 

consented as a workshop/studio. There is also a small boat shed on the lower portion of the 

site near the small area of beach at the culmination of Wharau Road.  

Access is off Wharau Road via a driveway into the site and buildings. The site does not have 

access to any Council reticulated services and is reliant on on-site wastewater and 

stormwater management, and water supply. The site has power connection.  

The site features the headland with sloping flanks. The land rises up behind the existing 

structures to the back of the property. The headland drops sharply down to beach and rocks 

to the east of the dwelling site, and slopes more gently on the western side down to the 

coastal marine area. In front of the dwelling cleared grassways have been created to 

enable pedestrian access to the edge of the headland (north of the dwelling) and there are 

also pathways down to small beach areas.  

A more detailed description of the site and its environs is contained in the Landscape 

Assessment contained in Appendix 4. This Assessment also contains a full suite of site 

photographs. 

3.2 Mapped features relevant to the site 

 

The site is zoned General Coastal in the Operative District Plan (ODP) and zoned Rural 

Production with Coastal Environment Overlay in the Proposed District Plan (PDP).  A part of 

the site is identified as High Natural Character overlay in the PDP (as well as the Regional 

Policy Statement), and the fringes of the property, at sea level, are identified as Coastal 

Hazard overlay. This is only a narrowly defined area right at the MWHS interface, with the site 

then rising steeply away up slope. The area of the site to be subject to any redevelopment 

works is not within any mapped hazard area.  
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The land is not mapped as erosion prone on the Regional Council’s online maps. Soils on the 

site are mapped as LUC Class 6e9.  

 

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

a high density kiwi area. There are several NZAA recorded archaeological sites identified 

(mapped) on the site. 

 

The site is not within any Treaty Settlement Statutory Acknowledgement Area (Source: NRC 

on-line maps, Treaty Settlement layer). 

 

3.3 Legal Interests 

 

There are no legal interests registered against the Title. 

 

3.4 Consent History 

 

The property file shows the following consent history associated with the site.  

Table 1: 

Consent History:  

 

A CU 482 (conditional use) Issued 1975 Erect and occupy dwelling 

house (and possible 

ancillary 

garage/workshop) 

A BP 806463 Issued 1976 Dwelling 

B BP 806521 Issued 1976 Implement Shed  

B BP 864021 Issued 1977 Garage/workshop replace 

supersede BP 806521 

C BP 3058950 Issued 1985 Ideal Double Garage 

D BP 5068240 Issued 1987 Boat Shed 

E BP 1038555 Issued 1991 Extension to master 

bedroom and studio 
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I have aligned the consents listed in the above Table with the existing structures on the site. 

The current re-development project focuses on areas A, C and E. Building B is consented as a 

workshop and consent is being sought to use this as a second residential unit. Building D is a 

consented boatshed and is not affected by, or part of, this application. 

4.0 THE PROPOSAL IN DETAIL 

 

Consent under Operative District Plan 

 

This planning report assesses the proposed re-development against Operative District Plan 

(ODP) zone and district wide rules - see Section 6.1 below. It also assesses the proposal 

against any rules with legal effect in the Proposed District Plan (PDP) in Section 6.2.   

 

It is intended to ‘retire’ some of the existing driveway area from impermeable coverage.  This 

leads to an overall decrease in impermeable surface coverage on the site from the existing 

4.78% coverage to a proposed 3.82% coverage, well within the permitted activity threshold 

for the zone, which is 10%.  

The re-development works will involve excavation and filling of approximately 950m3, 

including the remediation of the site around and under the existing building (which is to be 

removed). Consent is required pursuant to the relevant rule in Chapter 12.3 of the Operative 

District Plan. The area of earthworks will be approximately 1065m2, with a lot of the 

earthworks being fill to restore the site to a gentle gradient around the house. It will be earth 

moved from elsewhere within the site (as opposed to imported). The maximum height of any 

cut/fill face will not exceed 1.5m.  

 

The existing floor areas (buildings) total 843.41m2. The proposed re-development will result in 

total floor areas (buildings) of 870.45m2, an increase of 27m2.  

The new dwelling remains easily within the permitted height threshold applying to the zone, 

being generally 4.65m above ground level, measured from the floor level to the ridge of the 

roof. The chimney is approximately 6.8m high overall. The new dwelling is located further 

back from steep faces, with the existing deck that goes out over the rock face to be 

removed.  

Further detail of the proposal is contained in the Landscape Assessment and in the Civil 

Engineering report supporting the application.  

The presence of archaeological sites on the property resulted in the commissioning of an 

Archaeological Survey & Assessment – refer Appendix 5. Whilst the development is clear of 

any identified archaeological sites, demolition works associated with the removal of the 

existing dwelling is close to, and potentially within, one archaeological site. This resulted in a 

recommendation to apply for a General Authority pursuant to the Heritage NZPT Act. This 

application has been lodged and included consultation with local tangata whenua.   

 

The proposal does not involve the clearance of indigenous vegetation, other than minor 

trimming and tidying.  
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Related Consent / Approval Required 

 

Due to demolition works being within a recorded Archaeological Site, a General Authority to 

Modify is required under Heritage NZ Pouhere Taonga legislation. This application has been 

lodged. It is supported by an Archaeological Survey and Assessment; an Archaeological Site 

Management Plan and a Record of Consultation with local iwi. Excerpts from the General 

Authority application are contained in Appendix 6. To avoid duplication some Attachments 

of the application are not included as they are duplicated in other Appendices forming part 

of this application – specifically: 

 

Record of Title (Appendix 3 of this report); 

Location Map (Appendix 2 of this report); 

Archaeological Survey & Assessment (Appendix 5 of this report); and 

Set of Plans (Appendix 1 of this report). 

 

Iwi consultation and General Authority application are discussed in more detail in the AEE 

section of this planning report (section 7). 

  

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 and 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 activity for which consent is being sought is the only 
activity on the site.    

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

Consent is being sought pursuant to the Far North Operative 
District Plan.   

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

Refer to Section 8 of this Planning Report. 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM231904#DLM231904
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(g) an assessment of the activity 
against any relevant provisions of a 
document referred to in section 
104(1)(b), including matters in Clause 
(2): 
 
(a) any relevant objectives, policies, or 
rules in a document; and 
(b) any relevant requirements, 
conditions, or permissions in any rules 
in a document; and 
(c) any other relevant requirements in a 
document (for example, in a national 
environmental standard or other 
regulations). 
 

Refer to Sections 7 & 8 of this Planning Report. 

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

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

The site supports an existing residence, garage and boatshed, 
all consented. The site also contains a building consented as a 
garage/workshop but used as a guest cottage. This aspect 
forms part of the application. A compliance assessment is 
contained within Section 6 of this Planning Report.   
 
 
 
 
 
There is no existing resource consent. 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 

N/A – proposal is not a subdivision  

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2414711#DLM2414711
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM235206#DLM235206
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM236097#DLM236097
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM3597401#DLM3597401
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
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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. 

 

 

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. 

(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. 

(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 and appendices.  

(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 10 of this planning report.  

g) if the scale and significance of the No monitoring is required as the scale and significance of the 

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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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: 
 

effects do not warrant it. 

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

No protected customary right is affected.  

 

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

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

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

Refer to Sections 7 and 10 of this planning report and also to the 
assessment of objectives and policies in Section 8. 

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

Refer to Section 7. The site has no outstanding landscape or 
natural character values. It does have high natural character 
values and the re-development of the site stays clear of those 
areas mapped as having such values. 

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

Refer to Section 7. The proposal has no effect on ecosystems or 
habitat. 

(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.  

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

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

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

The proposed building site is not subject to natural hazards and 
does not involve hazardous installations. 
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6.0 COMPLIANCE ASSESSMENT 

 

6.1 Operative District Plan 

 

The property is zoned General Coastal in the Far North District Plan but has no Outstanding 

Landscape, Outstanding Landscape Feature or Outstanding Natural Feature overlay 

applying.  In summary, the proposal requires consent for breaches of rules in Chapters 10.6 

(General Coastal Zone) and Chapter 12.3 (Soils and Minerals - Excavation/Filling) of the ODP.  

 

I have not considered it necessary to carry out a comprehensive assessment of the proposal 

against rules in Chapter 15.1 Traffic, Parking and Access. This is because the site is already 

developed and has existing access in place. Although we are seeking consent for two 

residential units, one is a guest cottage, and one residential unit is exempt from traffic 

intensity rules in any event. The proposal is therefore deemed to only generate 10 daily one 

way traffic movements (or less), well within the permitted activity threshold for traffic intensity. 

The crossing is to standard. The internal driveway is well formed and to standard. Wharau 

Road is unsealed metal public road, maintained by the Council. As far as I am aware it is to 

the appropriate standard. The application is not a subdivision. 

 

Compliance assessment follows: 

 

Table 2: 

Far North Operative District Plan:  

 

GENERAL COASTAL ZONE 

RULES: 

 

  

Permitted Standards Comment Compliance Assessment 
10.6.5.1.1 VISUAL AMENITY  

The following are permitted 

activities in the General Coastal 

Zone:  

(a) any new building(s) not for 

human habitation provided 

that the gross floor area of any 

new building permitted under 

this rule, does not exceed 50m² 

or for human habitation 

provided that the gross floor 

area does not exceed 25m2 ; 

and  

(b) the exterior is coloured 

within the BS5252 standard 

colour palette range with a 

reflectance value of 30% or less 

or are constructed of natural 

materials which fall within this 

range; or  

(c) any alteration/addition to 

an existing building …. or  

(d) renovation or maintenance 

 

There is an existing dwelling on 

the site and if the re-

development of that dwelling 

was to remain within the same 

bulk and location ‘envelope’ 

there would be an existing use 

right applying.  

 

However, the new structure has 

a slightly larger overall footprint 

and in places a different profile 

(elevations). Existing use rights 

therefore cannot be relied 

upon.  

 

The dwelling exceeds 25m2 in 

area and cannot comply with 

part (a). 

 

I understand the exterior 

colours will be within the BS5252 

standard colour palette range 

 

Cannot comply with part (a). 
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of any building. 

 

with a reflectance value of 30% 

of less; or constructed of natural 

materials which fall within this 

range – therefore compliant 

with part (b). 

 

I believe the changes to be too 

extensive to be regarded as 

additions/ alterations of 

renovation works, so (c) and (d) 

do not apply 

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. 

 

Consent is sought to formalise 

the use of the building 

consented as a 

garage/workshop for use as a 

guest cottage.  

 

The ODP defines a ‘residential 

unit’ as: 

A building, a room or a group 

of rooms, used, designed or 

intended to be used by one or 

more persons as a self 

contained single, independent 

and separate household. Any 

accessory building providing 

sleeping accommodation and 

bathroom facilities but no 

cooking or dishwashing or 

laundry facilities will be treated 

as forming part of a residential 

unit / dwelling. 

 

The guest cottage contains 

cooking facilities so falls within 

the definition of ‘residential 

unit’. This will mean there will be 

two residential units on a 

3.9256ha property. 

 

 

Cannot comply. 

 

10.6.5.1.3 SCALE OF ACTIVITIES The activity involves residential 

or residential type use. 

 

N/A 

 

10.6.5.1.4 BUILDING HEIGHT  

The maximum height of any 

building shall be 8m. 

 

The buildings are less than 8m 

above ground level.  

 

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 over 10m 

from boundaries and 

internalised within the site.  

 

Permitted. 

 

10.6.5.1.6 STORMWATER 

MANAGEMENT  

The maximum proportion of the 

gross site area covered by 

 

 

Estimated total impermeable 

surface coverage is 3.82%. 

 

 

Permitted. 
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buildings and other 

impermeable surfaces shall be 

10%. 

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. 

 

 

Buildings are 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 activity. 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 

Veronica Zones. 

 

 

No helicopter landing area 

proposed in this application. 

 

 

N/A 

   

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.  
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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. 

  
Complies - consent required 

under 10.6.5.3.1. 

   

Discretionary standards   
10.6.5.4.1 RESIDENTIAL INTENSITY  

Residential development shall 

be limited to one unit per 6ha 

of land. In all cases the land 

shall be developed in such a 

way that each unit shall have 

at least 2,000m² for its exclusive 

use surrounding the unit, plus a 

minimum of 5.8ha elsewhere on 

the property. 

  
Cannot comply. 

Consent required as non 

complying activity 

   

DISTRICT WIDE RULES   

   

Landscape & Natural 

Features 

  

No rules in Chapter 12.1 apply 

as the site has no Outstanding 

Landscape, Outstanding Land 

Feature or Outstanding Natural 

Features as mapped in the 

ODP.   

  

N/A 

   

Indigenous vegetation   
No indigenous vegetation 

clearance proposed. 

  

Permitted. 

   

Soils and Minerals   

12.3.6.1.2 EXCAVATION AND/OR 

FILLING, INCLUDING OBTAINING 

ROADING MATERIAL BUT 

EXCLUDING MINING AND 

QUARRYING, IN THE ..... 

GENERAL COASTAL ..... ZONES  

Excavation and/or filling, 

excluding mining and 

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

 

Estimated volume of cut and fill 

is 950m3. Cannot comply with 

part (a). 

Maximum cut/fill face height 

will not exceed 1.5m.  

 

Cannot comply with part (a). 

12.3.6.2.1 restricted 

discretionary volume threshold 

is 2,000m3, and this can be 

complied with. 
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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 existing residence has an 

existing use right. The new 

dwelling is further away from 

any areas of trees with 

continuous canopy. I believe a 

20m separation distance is 

achieved. The building to be 

used as a cottage can also 

achieve a 20m setback from 

areas of trees. I do not consider 

the individually planted (and 

now mature) garden trees to 

constitute an ‘area of trees’.  

 

Permitted. 

   

 

Whilst the site contains NZAA recorded archaeological sites, there are no rules in Chapter 

12.5 Heritage relating to NZAA recorded sites, only registered archaeological sites, of which 

there are none listed in the ODP’s schedules. 

 

No indigenous vegetation clearance is required (12.2); buildings, impermeable surfaces and 

proposed on site wastewater system will all more than 30m from the coastal marine area 

(12.7). 

 

In summary, in terms of Part 2 Zone rules, the proposal breaches the following General 

Coastal Zone rules: 

  

10.6.5.1.1 (permitted) Visual Amenity; and controlled activity rule 10.6.5.2.2; 

10.6.5.1.2 (permitted) Residential Intensity; and discretionary activity rule 10.6.5.4.1. 

In terms of District Wide rules in Part 3 of the District Plan, the proposal breaches the following 

rules: 

12.3.6.1.2 Excavation/Filling in the General Coastal Zone (a).  

In summary, because of the breach of 10.6.5.4.1, the activity is considered to be a non 

complying activity under the ODP.  
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6.2 Proposed District Plan (PDP)  

 

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

not have legal effect until such time as the FNDC publicly notifies its decisions on submissions, 

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 site is zoned Rural Production with a Coastal Environment overlay. The property is 

mapped as having areas of High Natural Character, however the area proposed for re-

development is outside of any such area. There are no areas of Outstanding Landscape, 

Outstanding Natural Features or Outstanding Natural Character on the site, as mapped in 

the PDP.  

 

Small areas of the coastal (beach front) fringes of the overall site are mapped as being 

prone to coastal hazard (river and coastal), but these areas are well clear of the area to be 

subject to any re-development.  

 

Rules identified by the Council as having legal effect immediately upon notification of the 

PDP include: 

 

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

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

 

As the application site and proposal does not involve hazardous substances, these rules are 

not relevant to the proposal. 

 

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

 

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

(scheduled) historic heritage values. 

 

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

 

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

significance to Maori. 

 

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

 

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

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

applies to all zones. It sets out what indigenous vegetation is permitted. PER-1 item 6 states: 

To create or maintain a 20m setback from a building used for a vulnerable 

activity (excluding accessory buildings) to the edge of the indigenous vegetation area; 
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Interpretation of the above is not clear cut. The use of the wording “from a building used” 

infers a building already in existence. This rule would entitle the applicant to trim indigenous 

vegetation 20m back from the existing residence as of right. 

 

IB-R2 is not relevant as it only applies to clearance required for papakainga housing. 

 

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

within a Significant Natural Area. None of the indigenous vegetation in within the site has 

been assessed for its significance but there will not be more than 100m2 clearance in any 

event. 

IB-R4 provides for up to 5,000m2 of indigenous vegetation clearance in the Rural Production 

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

obtained from a suitably qualified and experienced ecologist confirming the indigenous 

vegetation does not meet the criteria for a Significant Natural Area. If a report is not 

provided confirming that, then the amount of clearance is restricted back to 100m2. Refer to 

above comment. This threshold is readily complied with in regard to any minor trimming that 

might be carried out. 

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

 

Subdivision (specific parts) – N/A as the proposal is not a subdivision. 

 

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

 

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

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

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

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

under heritage legislation in any event. A part of the area of re-development is the subject of 

a General Authority application lodged on 7th August 2024.  

 

EW-13 and associated EW-S5 relate to ensuring Erosion and Sediment Control measures are in 

place during earthworks. They cite compliance with GD05. This will likely be a requirement of 

any consent issued. A Sediment and Erosion Control Plan supports the application.  

 

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

 

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

 

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

rules applying to the Coastal Environment; or High Natural Character overlays.   
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7.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS 
 

The potential effects can be broadly summarised as follows: 

 

 Positive Effects; 

 Landscape and Visual Effects; 

 Effects on Indigenous vegetation and habitat; 

 Earthworks and construction effects;  

 Land Stability Effects;  

 Potential for hazards; 

 Stormwater, wastewater and water supply; 

 Archaeological/cultural Effects; 

 Access to the Coastal Marine Area; and 

 Precedent and cumulative effects. 

 

7.1 Positive Effects 

 

The property supports an older style residential home. The owners seek to modernise that 

home for more permanent living. In doing so they have worked hard to design something 

that fits well on the site. The existing Lockwood and Octagon structures are finished in pale 

yellow, with the Octagon clad with timber and pale green clad roof. The buildings are on a 

ridge crest. The buildings are well integrated within a vegetative framework.  

 

The proposed new building will have a long and low linear form reflecting the linearity of the 

ridge crest. It will feature black Colorsteel roofing, with all but the southern facade being 

clad with natural finished timber. Overall, I believe the proposed new building to be an 

improvement on the existing built environment in terms of visual and landscape effects. 

 

The current situation sees regular visits by the owners and occasional use of the guest 

cottage. The applicants intend to spend more time on site in the future. The site is attractively 

set out, with the building to be utilised as a guest cottage, in reasonably close proximity to 

the main house so as to give the impression of being part of the one development.  

 

The application provides an opportunity to reduce the visual impact of the buildings on the 

site and to continue to use the site for residential purposes.    

 

7.2 Landscape, natural character and visual amenity 

 

The application is supported by a Landscape Assessment by Simon Cocker Landscape 

Architecture – refer Appendix 4. This contains an assessment of landscape and natural 

character effects as well as an assessment against statutory provisions. I will not repeat the 

full content of the Assessment in this planning report. 

 

The report concludes that “The existing built form within the property is integrated within a 

robust vegetative framework, with native shrubs and trees largely enclosing the northern, 
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north western and north eastern faces of the building footprint, and occupying the flanks of 

the ridge up to the crest. The ridge crest has been largely retained in lawn, or parking and 

manoeuvring areas. The vegetation on the flanks of the ridge serves to soften and partially 

screen the existing building, whilst retaining views from the building to the Bay and Inlet. 

 

“Any landscape effects generated by the proposal would be limited to an existing area that 

has been previously modified. 

 

“The proposed structure – as with the existing buildings – will be visible from the visual 

catchment on the Bay and Inlet to the east and west, but those affected will be transitory 

individuals, the change from the existing situation for these individuals will be small, and the 

proposed building will be subservient to the headland vegetation.  

 

“It is the opinion of the author that the proposal will not further detract from the landscape 

character of the Site and its immediate context. In addition, the proposal will not detract 

from the visual amenity of receptors in the immediate or wider visual catchment. 

 

“It is the opinion of the author that the resulting landscape and natural character effect of 

the proposal will be low, and no greater than the level of effect generated by the existing 

situation. The potential adverse visual amenity effect will be (at most) low for all individuals, 

and also no greater than the level of effect generated by the existing situation. 

 

“The proposal will be consistent with the provisions of statutory instruments where they apply 

to the scope of this report, and the proposal is considered to be appropriate from a 

landscape and visual perspective.” 

 

7.3 Effects on Indigenous vegetation and habitat  

 

Because the application is primarily the re-development of existing built structures as 

opposed to new structures, only minimal vegetation trimming/clearance is required to form 

an amended building platform. It is my understanding that existing native vegetation will be 

retained. The re-development will have a less than minor impact on indigenous vegetation. 

 

The site is within a high density kiwi area. There is no restriction on the title in regard to the 

keeping of cats and dogs. The applicants have one dog, kept under strict control when they 

are on the site.  

 

It is proposed that a condition of consent include a requirement that contractors working on 

the site cannot bring dogs onto the site.   

 

7.4 Earthworks and Construction Effects  

 

The proposal is supported by a Suitability Report prepared by RS Engineering, Consultant 

Engineers – refer to Appendix 7; and a Sediment and Erosion Control Plan, also prepared by 

RS Engineering – refer to Appendix 8. 
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Section 9 of the Suitability Report contains recommendations in regard to site sub-soil class; 

earthworks; existing timber retaining walls; foundations; protection structures and timber pole 

retaining walls. The report also contains Construction Monitoring and Producer Statements. 

 

The site geology is described as ‘volcaniclastic sandstone and argillite with tectonically 

included basalt, chert and siliceous argillite’. 

 

Earthworks are proposed to form level access to, and to create, a building platform for the 

re-development of the dwelling. Section 9.2 of the RS Engineering Report contains a series of 

recommendations in regard to earthworks to be required on the site. Provided the 

recommendations are followed, RS Engineering concludes the building area is suitable for 

the proposed re-development.  

 

A Sediment and Erosion Control Plan has been prepared for the construction of the 

proposed replacement dwelling. All works shall generally comply with the FNDC’s 

Engineering Standards, Northland Regional Council’s Regional Plan and Auckland Council’s 

guideline document GD05.  

 

In terms of the visual impact of earthworks, the Landscape Assessment supporting the 

application comments that “the proposed earth worked area will be confined to the existing 

modified building platform and curtilage (including the parking areas and garden)”. Any 

bare faces, not covered by building or driveway, will be re-vegetated. 

 

7.5 Land Stability Effects & Potential Hazards 

 

The RS Engineering Suitability Report contains the results of field investigations and a 

geotechnical assessment, covering slope stability, liquefaction and expansive soils. Its 

engineering recommendations include several aspects relating to site stability (refer section 9 

of the RS Engineering report). These relate to earthworks (refer to above section 7.4), 

increasing the stability of the existing timber retaining wall, the need for specifically designed 

foundations, additional protection structures such as soldier piles, retaining walls or 

combination thereof (to be installed where the dwelling does not achieve a 8m setback 

from the crest of the slopes). Any additional timber pole retaining walls should be designed 

by a suitably experienced Chartered Professional Engineer. The RS Engineering report also 

recommends that a suitably experienced CPE monitor the excavations of house removal to 

confirm subsoil conditions, and foundation excavations to confirm the design soil/rock 

strengths. 

 

The report concludes that, subject to the recommendations in the report, in terms of s72 of 

the Building Act 2004: 

(a) The building work to which an application for a building consent relates will not 

accelerate, worsen, or result in slippage or subsidence on the land on which the 

building work is to be carried out or any other property; and 

(b) The land is neither subject to, nor likely to be subject to, slippage or subsidence. 
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The existing water storage tanks already allow for tanks dedicated to a fire fighting water 

supply. 

 

7.6  Stormwater, wastewater and water supply  

 

Refer to the RS Engineering Suitability Report. 

 

Stormwater 

 

The zone provides for up to 10% impermeable coverage over a site. The anticipated 

impermeable surface coverage post re-development, is 3.82% coverage, which is less than 

the existing coverage. The RS Engineering report concludes that stormwater attenuation is 

therefore not required. 

 

Stormwater from the buildings is currently piped to onsite storage tanks. Stormwater from the 

new dwelling roof should similarly be collected and piped to tanks, with the overflow piped 

to a rock lined outlet at the driveway drain where stormwater follows Wharau Road, directed 

to the beach. Stormwater should not be discharged in an uncontrolled manner, nor onto or 

over any steep slopes. 

 

Waste water 

 

The existing dwelling and cottage wastewater disposal system is primary treatment (septic 

tank) to a soakage field. The re-development includes a new and separate wastewater 

system for the new dwelling, leaving the ‘cottage’ to use the existing system. 

 

The land available for effluent disposal is moderately sloped (less than 16o) and soils have 

been assessed as Category 5 as per AS/NZS1547. RS Engineering recommends the use of 

secondary treatment system loading surface pressure compensating trip irrigation line within 

a planted and fenced area. Any disposal fields laid on ground over 10o slope require a 10m 

vegetated buffer zone down slope of the lowest irrigation line. 

 

Water Supply 

 

The site is not reticulated. As such water supply will be via roof catchment into storage tanks.  

7.7  Archaeological/cultural Effects   

 

An Archaeological Survey and Assessment was carried out and the report is attached in 

Appendix 5. Whilst there are four previously recorded archaeological sites within the 

property, only one (Panenawe pa, P05/52) is in proximity to the proposed re-development 

works, with its outer or southwestern defensive features, a ditch and bank, immediately 

adjacent to the existing dwelling. The construction of the existing dwelling and decks has 

modified the feature, with the retaining wall and decks of the existing dwelling possibly 

constructed within the defensive structure of the pa.   
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During the survey and assessment, no archaeological features / sites were detected within 

the areas of ground disturbance outside the current building footprint. However, the 

proximity and significance of the property’s identified cultural resource indicates a potential 

that undetected subsurface features exist. 

The report recommended that a General Authority to modify or destroy an archaeological 

site be obtained in order to carry out the proposed works and ground disturbance 

associated with the demolition of the existing dwelling and replacement construction. The 

survey assessment report recommends several other measures to be implemented before 

and during works. These include: 

 Prior to the commencement of works the outer defensive features (remnant ditch 

and bank) are to be temporarily fenced in order to prevent accidental damage; 

 The removal of all subfloor structures, including but not restricted to, concrete slab, 

foundation footings and piles of the existing dwelling to be monitored by the project 

archaeologist in order to determine whether archaeological features exist;  and 

 All land affected by the proposal to be topsoil stripped under supervision of the 

project archaeologist in order to determine whether undetected subsurface 

archaeological features exist.  

General Authorities are applied for, and granted (subject to conditions), pursuant to the 

Heritage NZ Pouhere Taonga Act. The FNDC is not the consenting authority and there is no 

need for the Council to include any conditions in the resource consent in regard to soil 

disturbance/ earthworks within an archaeological site in relation to archaeological values. 

The Authority, when issued, will contain any relevant conditions. 

The excerpts from the General Authority application in Appendix 6 of this planning report 

include an Archaeological Management Plan, to be adhered to/ followed when carrying 

out the earthworks. These relate to the archaeologist’s role and outlines the procedures to be 

followed during earthworks, including operational guidelines and procedures for day-to-day 

activities. 

The applicants consulted extensively with local iwi (Te Uri Taniwha and Ngati Rehia) in 

preparing the General Authority application. The Archaeological Management Plan 

incorporates karakia/ blessing prior to the commencement of works and again at the 

conclusion of works. It also incorporates monitoring by iwi onsite during all operations 

requiring ground disturbance.  

The applicants have followed appropriate processes to ensure the impact of their proposed 

re-development on heritage and cultural values, is minimised and that iwi involvement is 

assured.   

7.8 Access to the Coastal Marine Area 

 

The property has riparian rights on northern and eastern coastal boundaries. The property’s 

western boundary is with Council maintained public road that allows public access to the 

beach on the site’s western side. The public can then access further north along the beach / 

rock edge up to the point where the tide prevents further progress. This is an existing situation 
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and there is no requirement, or justification, for the provision of public access as part of this 

application. Neither would it be physically practical or safe. 

 

7.9 Precedent & Cumulative Effects 

 

The activity is a non complying activity solely because of the residential intensity component. 

Because the proposal is bundled as one project, the overall category of activity defaults to 

the most restrictive, namely non complying. An assessment of the proposal against the 

relevant objectives and policies in the Operative and Proposed District Plans follows in 

Section 8 of this report. I believe the proposal to be consistent with those objectives and 

policies, noting the existing site’s size, physical attributes, and the development already on 

the site.  I do not consider that the granting of this consent will set a precedent that threatens 

the integrity of the Operative or Proposed District Plan’s objectives and policies.  

There will be less than minor adverse cumulative visual effects given that the proposal is a re-

development as opposed to a new development. No additional separate buildings are 

proposed. There will not be any cumulative effects of a more than minor nature in terms of 

traffic generation either. The site can readily and comfortably absorb the proposed re-

development.  

 

8.0 STATUTORY ASSESSMENT   

8.1 Operative District Plan Objectives and Policies  

Objectives and policies relevant to this proposal are predominantly those listed in Chapter10 

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 12.3. 

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.  

I believe the reports supporting the application provide confirmation that the re-

development is appropriate for the site and that adverse effects are able to be remedied or 

mitigated. 

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

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

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

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

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

The owners of the property have always taken pride in maintaining high amenity values 

within the site and the wider environs. This section of the south side of the Kerikeri Inlet 

supports a number of existing buildings, along with roads and accessways, i.e. it is not 

completely ‘natural’. It is low density development with buildings situated amongst 
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vegetation to mitigate/reduce visual impact. The proposed re-development is consistent 

with this existing character.  

The site features areas of indigenous vegetation and none of this is to be cleared. The site is 

not mapped as containing either outstanding landcape or outstanding natural features.  

I believe the proposal to be consistent with Objective 10.3.2. 

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

and taonga is identified, recognised, and provided for.  

Local tangata whenua have been consulted as part of the General Authority process and in 

regard to the overall redevelopment.  

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 has riparian rights and will continue to do so. Public access to the 

coastline is provided via public road maintained by Council, down to a small parking area 

and beach/ foreshore area. There is no need to provide additional access, nor is it physically 

practical, or safe. The application is not a subdivision.  

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

round. 

The site is, and will continue to be, reliant on catchment and storage to water tanks.  

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

Northland.  

 

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

development and, in particular, the Landscape Assessment. The proposal is considered 

“appropriate” and therefore consistent with the Policy. I am of the view that the proposal 

gives effect to both the NZ Coastal Policy Statement and Regional Policy Statement. Refer to 

Section 8.4 and 8.6 below and to the Landscape Assessment. 

 

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 is for the re-development of existing development within the site and does not 

create any 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 impact on any existing ecological values. 

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.  

Refer to commentary under Objectives 10.3.4 and 10.3.5. 

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. Access to the beach front and foreshore area is not restricted. 

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. Local tangata whenua are involved in the General Authority 

application process and the re-development proposal has been discussed.   

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.  

The proposal is supported by specialist technical reports that confirm the development can 

occur without posing a risk due to 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 storage via tanks. Sufficient capacity will be provided 

for. 



  Thomson Survey Limited 
Land Use Resource Consent  Aug-2024 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 25 

Planning Report and Assessment of Environmental Effects Job # 9866 

   
 
 

 

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 will be implemented when carrying out site works. 

Supporting reports contain other recommended measures to address the matters raised in 

Policy 10.4.11.  

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

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

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

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

and design of vehicle access, manoeuvring and parking areas. 

All of the above matters have been considered in the design of the proposed activity. A 

Landscape Assessment accompanies the application. 

 

General Coastal Zone: Refer to commentary provided in the Landscape Assessment. This 

identifies the relevant objectives and policies within Chapter 10.6. Section 7 of the 

Landscape Assessment addresses the effect of the proposal on the statutory framework. In 

summary the Assessment states that “the proposal will not adversely affect neighbouring 

properties or areas, and will not detract from the natural character and landscape values of 

the area, nor will it adversely affect the open space and amenity values of, nor access to the 

coastal environment. The proposal will not be viewed as a skyline element and is not situated 

on a ridge or headland”.  

Overall the proposal is considered consistent with the relevant objectives and policies 

applying to the coastal zone and environment. 

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

and policies (relating to Chapters 12.3 Soils and Minerals)  

Objectives  

 

12.3.3.2 To maintain the life supporting capacity of the soils of the District.  

 

12.3.3.3 To avoid, remedy or mitigate adverse effects associated with soil excavation or filling. 

 

Policies 

 

12.3.4.1 That the adverse effects of soil erosion are avoided, remedied or mitigated.  

 

12.3.4.2 That the development of buildings or impermeable surfaces in rural areas be managed so as to 

minimise adverse effects on the life supporting capacity of the soil.  

 

12.3.4.4 That soil excavation and filling, and mineral extraction activities be designed, constructed and 

operated to avoid, remedy or mitigate adverse effects on people and the environment.  

 

12.3.4.5 That soil conservation be promoted. 
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The volume of earthworks is small in relation to the total site area and involves the spreading 

of soil rather than cutting and filling new areas. The activity is the re-development of a site as 

opposed to being a new development. There will be minimal, if any adverse effects 

associated with earthworks, and these can be easily mitigated through appropriate Erosion 

and Sediment Control measures and appropriate retaining. 

 

Although no rules in the ODP in regard to heritage/cultural values are breached, regard has 

also been had to objectives and policies in the ODP’s Chapter 12.5. 

 

The site is mapped as containing several archaeological sites (as recorded on the NZAA’s 

database) in whole or in part. An archaeological assessment carried out in support of this 

application, confirmed location of these sites within the application property. Only one of the 

sites is potentially impacted by the re-development. This is part of a pa/headland site and it is 

in the immediate proximity of demolition works of the existing building. A General Authority 

had been applied for. Where outside the area of re-development this site is unaffected and 

will continue to be protected under the Heritage NZPT Act (objectives 12.5.3.1, 12.5.3.2, 

12.5.3.4; 12.5.3.6; and policies 12.5.4.2; 12.5.4.7; 12.5.4.9). 

 

8.2 Proposed District Plan Objectives and Policies  

The property is proposed to have a Rural Production Zone under the Proposed District Plan 

(PDP), with a coastal environment overlay. The objectives and policies applying to the Rural 

Production Zone are of limited value or relevance when one considers the location, physical 

characteristics and size of the site. In summary the proposal cannot be entirely consistent 

with the PDP’s Rural Production Zone objectives and policies because the application site is 

not, and will never be, available for rural production use. Neither does it contain any LUC 

class 1, 2 or 3 soils. 

 

Objectives  

RPROZ-O1 

The Rural Production zone is managed to ensure its availability for primary production activities and its 

long-term protection for current and future generations.  

 

RPROZ-O2 

The Rural Production zone is used for primary production activities, ancillary activities that support  

primary production and other compatible activities that have a functional need to be in a rural  

environment.  

 

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.  
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RPROZ-O4  

The rural character and amenity associated with a rural working environment is maintained. 

 

As stated above, given that the application site was retired from any rural production use a 

very long time ago and will never return to such use; and noting the lack of good quality soils 

on the site, it is simply not possible for the proposed development to be consistent with the 

above Objectives. The Council must be mindful of this scenario when finalising objectives 

and policies applying to a ‘zone’ that is clearly not applicable to a site, i.e. where the site is 

wholly incapable of being utilised for rural productive use.  

 

In regard RPROZ-O3 parts (d) and (e), the site can be re-developed without exacerbating 

natural hazards, and is able to continue to be serviced by on-site infrastructure. 

 

Policies  

 

RPROZP1 

Enable primary production activities, provided they internalise adverse effects onsite where practicable 

while recognising that typical adverse effects associated with primary production should be  

anticipated and accepted within the Rural Production zone.  

 

RPROZP2  

Ensure the Rural Production zone provides for activities that require a rural location by:  

a.  enabling primary production activities as the predominant land use;  

b. enabling a range of compatible activities that support primary production activities, including  

ancillary activities, rural produce manufacturing, rural produce retail, visitor accommodation and  

home businesses.   

 

Neither of the above policies are relevant to the proposal given that no primary production 

activity exists now and none is proposed. 

 

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.  

 

The proposal is consistent with this policy. No new sensitive activity is proposed and because 

there is no primary production activity anywhere else within the site or adjacent area, reverse 

sensitivity effects are avoided. 

 

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.  
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The site has limited rural character, but does have a high level of amenity. This will be 

maintained if not enhanced. The proposal is a re-development as opposed to new 

development and does not increase the level of density in regard to built environment.  

 

RPROZP5  

Avoid land use that:  

a.  is incompatible with the purpose, character and amenity of the Rural Production zone;  

b. does not have a functional need to locate in the Rural Production zone and is more appropriately 

located in another zone; 

c.  would result in the loss of productive capacity of highly productive land;  

d.  would exacerbate natural hazards; and  

e.  cannot provide appropriate on-site infrastructure.  

 

The proposed use is compatible with the surrounding area, and is not a ‘new’ type of 

activity. It is not entirely incompatible with the purpose of the Zone because residential 

homes are an expected part of the rural production environment.  Productive use of the site 

is not feasible or realistically envisaged. The proposal does not result in the loss of any 

productive capacity of highly productive land. The proposal does not exacerbate natural 

hazards and onsite infrastructure can be provided. I believe the proposal to be more 

consistent than not with RPROZP5. 

 

RPROZP6  

Avoid subdivision that:..... 

Not relevant as it relates solely to subdivision. 

  

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. 
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The activity does not require any consent under the PDP. The proposal will not increase the 

production potential of the zone because the site cannot be used for rural production use 

and has no highly productive soils in any event. The activity does not rely on the productive 

nature of the soil. The level of development is consistent with the scale and character of 

some parts of the District’s Rural Production Zone. The location, scale and design of buildings 

is considered appropriate for the site, no reverse sensitivity effects arise, and there will be no 

loss of highly productive land or fragmentation. Onsite infrastructure can be provided. 

 

Effects on historic heritage and cultural values have been considered and the application 

has also carefully considered effects on natural features, landscapes and indigenous 

vegetation. Consultation with affected tangata whenua has been undertaken. 

 

Of relevance in assessing this proposal are objectives and policies in the PDP relevant to the 

coastal nature of the site. The site has the following features applying to it in the PDP: 

 

 Coastal environment overlay; 

 Natural features and landscapes overlay (high natural character) – area of re-

development outside of any such overlay; 

 Mapped as containing recorded archaeological sites (historical & cultural values 

objectives and policies have relevance accordingly);  

 Fringes mapped as being subject to coastal flooding – area of re-development 

outside of any such area. 

 

Relevant objectives and policies in regard to the above are addressed below: 

 

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 site is already built on and the proposed re-development is not markedly different in 

terms of bulk and location. The natural character values that currently exist are not 

compromised or adversely affected by the re-development. The proposal will see 

development on the site that is consistent with surrounding land use. Urban sprawl does not 

occur. Consultation with tangata whenua has been carried out.  

 

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 
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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 re-development (PDP maps show high natural character on parts of the site other than 

the area being re-developed). 

 
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. 

CE-P3 Avoid significant adverse effects and avoid, remedy or mitigate other adverse 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. 

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.  

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

environment. 

 

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 property is not identified as containing any of the features listed in CE-P2 & CE-P3.  The 

proposed re-development is consistent with the local area character and will preserve the 

visual qualities, character and integrity of the coastal environment (CE-P4). 

 

The proposal might require a very small amount of clearance (trimming) of vegetation to 

accommodate the re-development, but no clearance of indigenous vegetation is intended. 
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I believe the proposed re development will not adverse impact on natural character values 

(CEP8). 

 

Given that no resource consent is required under the PDP, Policy CE-P10 is of limited 

relevance. Notwithstanding this: 

 

 Buildings and structures will be integrated into the surrounding environment which has 

the ability to absorb change of the level being proposed. 

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

term adverse effects are anticipated. 

 A development of the size and scale proposed will require a degree of earthworks. 

These will be carried out in accordance with Erosion and Sediment Control mitigation 

measures to minimise effects on water quality. Re-vegetation and maintenance of 

existing vegetation on the site will mitigate any ongoing visual effects. 

 The proposal will not exacerbate natural hazards.  

 Historical, spiritual and cultural values have been addressed through the General 

Authority process;   

 There is no opportunity, or need, to enhance public access and recreation in this 

instance. 

 

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

environment objectives and policies where these are relevant. 

 

Objectives and Policies in the Natural Character section of the PDP are addressed below. 

Refer also to the Landscape Assessment’s Section 6.0 – assessment of natural character 

effects.  

 

Objectives 

 

NATC-O1  

The natural character of wetland, lake and river margins are managed to ensure their long-term 

preservation and protection for future generations. 

 

NATC-O2  

Land use and subdivision is consistent with and does not compromise the characteristics and qualities 

of the natural character of wetland, lake and river margins. 

 

No re-development works is taking place within any area mapped as high natural character. 

The characteristics and qualities of the natural character within the site are not 

compromised. 

 

Policies 

 

NATC-P1  

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

subdivision on the natural character of wetland, lake and river margins. 

 

NATC-P2  

Identify or assess the natural character of wetland, lake and river margins in accordance with the 

natural character assessment criteria in APP1- Mapping methods and criteria. 
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NATC-P3  

Enable indigenous vegetation removal and/or earthworks within wetland, lake and river margins where: 

a. it is for the repair or maintenance of lawfully established activities; 

b. it is for safe and reasonable clearance for existing overhead powerlines; 

c. it is for health and safety of the public; 

d. it is for biosecurity reasons; and 

e. it is for the sustainable non-commercial harvest for rongoā Māori. 

 

NATC-P4  

Provide for buildings or structures, and extensions to existing buildings or structures on wetland, lake and 

river margins where: 

a. there is a functional or operational need for a building or structures location; 

b. public access, customary access and recreational use can be protected or enhanced; 

c. the protection of natural character is preserved; and 

d. natural hazard risk will not be increased, taking into account the likely long term effects of climate 

change. 

 
NATC-P5  

Encourage the restoration and enhancement on wetland, lake and river margins where it will achieve 

improvement in natural character values. 

 

NATC-P6  

Manage land use and subdivision to preserve and protect the natural character of wetland, lake and 

river margins, and 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 water quality; and 

m. any positive contribution the development has on the characteristics and qualities. 

 

The above objectives and policies all deal with high natural character values attributed to 

the margins of wetlands, lakes and rivers. The site contains no wetlands, lakes or rivers which 

renders most, if not all, the objectives and policies irrelevant. 

 

Historic Heritage Objectives and Policies 

 

The PDP maps show notable trees, heritage items, heritage areas and Site and Areas of 

Significance to Maori where these have been identified around the District. The application 

site has none of these mapped and/or scheduled “Heritage Resources”. All of the objectives 
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and policies in the Historic Heritage section of the PDP, except one, only apply to Heritage 

Resources, so are not relevant to the proposal. 

 

The exception is Policy HH-P12 which states: 

Protect archaeological sites where there is a reasonable cause to suspect they are present, by 

ensuring land and subdivision activities have regard to: 

a.       the outcomes of any consultation undertaken with tangata whenua and the need to undertake 

a Cultural Impact Assessment; 

b.       any assessments or advice from a suitably qualified and experienced archaeological expert; and 

c.       the outcomes of any consultation undertaken with Heritage  New Zealand Pouhere Taonga and 

the Department of Conservation. 

 

A comprehensive archaeological survey was carried out as part of this proposal. The NZAA’s 

digital database indicated several archaeological sites within or partially within the property. 

The archaeologist relocated these on-site and found only one site to be potentially affected 

by the proposed re-development. The archaeologist concluded that because of the 

proximity of works to this one site, a General Authority should be applied for. This has been 

done.  

 

The archaeological assessment forms part of this application. The proposal is considered to 

be consistent with HH-P12. 

 

Ecosystems and indigenous biodiversity Objectives and Policies 

 

The building re-development area is already cleared and the proposal does not necessitate 

any significant clearance of indigenous vegetation, nor any removal or damage/destruction 

to habitat. A very small amount of clearance/trimming of some individual trees may be 

required for the construction works. 

 

Some objectives and policies in the Ecosystems and Indigenous Biodiversity section of the 

PDP are relevant. 

 

IB-O2 Indigenous biodiversity is managed to maintain its extent and diversity in a way that provides for 

the social, economic and cultural well-being of people and communities.  

 

IB-O5 Restoration and enhancement of indigenous biodiversity is promoted and enabled. 

 

Indigenous biodiversity within the site is not adversely affected by the proposed re-

development. 

 

Policies 

 

IB-P2 Within the coastal environment: 

a. avoid adverse effects of land use and subdivision on Significant Natural Areas; and 

b. avoid significant adverse effects and avoid, remedy or mitigate other adverse effects of land 

use and subdivision on areas of important and vulnerable indigenous vegetation, habitats and 

ecosystems.   

IB-P7 Encourage and support active management of pest plants and pest animals.  
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IB-P8 Promote the protection of species that are endemic to Northland by eco-sourcing plants from 

within the ecological district. 

 

IB-P9 Require landowners to manage pets and pest species, including dogs, cats, possums, rats and 

mustelids, to avoid risks to threatened indigenous species, including avoiding the introduction of pets 

and pest species into kiwi present or high-density kiwi areas.  

 

IB-P10 Manage land use and subdivision to address the effects of the activity requiring resource 

consent for indigenous vegetation clearance and associated land disturbance,  including (but not 

limited to) consideration of the following matters where relevant to the application: 

a. the temporary or permanent nature of any adverse effects; 

b. cumulative effects of activities that may result in loss or degradation of habitats, species 

populations and ecosystems; 

c. the extent of any vegetation removal and associated land disturbance; 

d. the effects of fragmentation;  

e. linkages between indigenous ecosystems and habitats of indigenous species; 

f. the potential for increased threats from pest plants and animals; 

g. any downstream adverse effects on waterbodies and the coastal marine area; 

h. where the area has been mapped or assessed as a Significant Natural Areas: 

i. the extent to which the proposal will adversely affect the ecological significance, 

values and function of that area; 

ii. whether it is appropriate or practicable to use biodiversity offsets or environmental 

biodiversity compensation to address more than minor residual adverse effects;  

i. the location, scale and design of any proposed development; 

j. the extent of indigenous vegetation cover on the site and whether it is practicable to avoid or 

reduce the extent of indigenous vegetation clearance; 

k. the functional or operational needs of regionally significant infrastructure;  

l. any positive contribution any proposed biodiversity offsets or environmental biodiversity 

compensation will have on indigenous biodiversity; and 

m. any historical, spiritual or cultural association held by tangata whenua, with regard to the 

matters set out in Policy TW-P6.   

Adverse effects are avoided; existing landscape plantings will continue to mitigate visual 

impact. The last policy is only applicable where a resource consent is required under the 

PDP. No consent is required in relation to vegetation clearance. 

 

Natural Hazards 

 

The very base of the site, by the water’s edge, is mapped as coastal flood hazard. The re-

development site is some distance from, and well elevated above, any hazard area. 

Objectives and Policies in the PDP related to coastal hazard are therefore of limited 

relevance given that the proposal avoids coastal hazard areas.    

 

Objectives 

 

NH-O1 

The risks from natural hazards to people, infrastructure and property are managed, including taking into 

account the likely long-term effects of climate change, to ensure the health, safety and resilience of 

communities.    

 

NH-O2 

Land use and subdivision does not increase the risk from natural hazards or risks are mitigated, and 

existing risks are reduced where there are practicable opportunities to do so.    
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NH-O3  

New infrastructure is located outside of identified natural hazard areas unless:  

a.it has a functional or operational need to be located in that area;  

b.it is designed to maintain its integrity and function, as far as practicable during a natural hazard event

and  

c.adverse effects resulting from that location on other people, property and the environment are 

mitigated.    

 

NH-O4 

Natural defences, such as natural systems and features, and existing structural mitigation assets are 

protected to maintain their functionality and integrity and used in preference to new structural  

mitigation assets to manage natural hazard risk. 

 

The re-development site is well elevated and outside mapped coastal hazard areas. No new 

infrastructure is required inside the mapped hazard area and no “defences” are proposed. 

There is no additional risk of fire hazard to residential unit. 

 

General Policies 

 

NH-P1 

Map or define areas that are known to be subject to the following natural hazards, taking into account 

accepted estimates of climate change and sea level rise:  

a.  flooding;  

b. coastal erosion;  

c. coastal inundation; and  

d. land instability.  

 

The PDP’s maps show the areas potentially subject to coastal flooding or erosion. 

 

NH-P2  

Manage land use and subdivision so that natural hazard risk is not increased or is 

mitigated, giving consideration to the following:  

a. the nature, frequency and scale of the natural hazard;  

b. not increasing natural hazard risk to other people, property, infrastructure and the environment  

beyond the site;  

c. the location of building platforms and vehicle access;  

d. the use of the site, including by vulnerable activities;  

e. the location and types of buildings or structures, their design to mitigate the effects and risks of  

natural hazards, and the ability to adapt to long term changes in natural hazards;  

f. earthworks, including excavation and fill;  

g. location and design of infrastructure;  

h. activities that involve the use and storage of hazardous substances;  

i. aligning with emergency management approaches and requirements;  

j. whether mitigation results in transference of natural hazard risk to other locations or exacerbates the 

natural hazard; and   

k. reduction of risk relating to existing activities.  

 

Risk from natural hazards is not increased by this proposal noting that the site can be 

developed with no part of that development being within the area potentially subject to 
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coastal flooding. In addition, on site wastewater disposal areas can be well clear of any area 

subject to coastal flooding. 

 

NH-P3 

Take a precautionary approach to the management of natural hazard risk associated with land use  

and subdivision.  

 

I believe the proposal has taken an appropriate precautionary approach. 

 

NH-P5 

Require an assessment of risk prior to land use and subdivision in areas that are subject to identified 

natural hazards, including consideration of the following:  

a. the nature, frequency and scale of the natural hazard;  

b. the temporary or permanent nature of any adverse effect;  

c. the type of activity being undertaken and its vulnerability to an event, including the effects of  

climate change;  

d. the consequences of a natural hazard event in relation to the activity;  

e. any potential to increase existing risk or creation of a new risk to people, property, infrastructure and  

the environment within and beyond the site and how this will be mitigated;  

f. the design, location and construction of buildings, structures and infrastructure to manage and  

mitigatethe effects and risk of natural hazards including the ability to respond and adapt to changing  

hazards; 

g.the subdivision/site layout and management, including ability to access and exit the site during a  

natural hazard event; and   

h.  the use of natural features and natural buffers to manage adverse effects.   

 

Refer to RSEng Site Suitability Report supporting the application.  

 

Coastal Hazard Policy NH-P7 

 

Manage new land use and subdivision in coastal hazard areas so that: 

a. new subdivision avoids locating building platforms within High Risk Coastal Hazard 

areas and building platforms should be located outside other coastal hazard areas where 

alternative locations are available and it is practicable to do so; 

b. new buildings containing vulnerable activities are not located within High Risk Coastal Hazard 

areas unless: 

i. there is no other suitable location available on the existing site; 

ii. hazard risks can be mitigated without the need for hard protection structures. 

c. where a building or building platform is located with a coastal hazard area, it should be designed 

and constructed such that: 

i.  the building platform will not be subject to inundation and / or material damage (including 

erosion) over a 100-year timeframe; and either 

ii.  the finished floor level of any building accommodating a vulnerable activity must be at least 

500mm above the maximum water level in a 1 percent AEP flood event plus 1m sea level rise; or 

iii. the finished floor level of any other building must be at least 300mm above the 

maximum water level in a 1 percent AEP flood event plus 1m sea level rise. 

d. hazard risk is not transferred to, or increased on, other properties; 

e. buildings, building platforms, access and services are located and designed to minimise the need 

for hard protection structures; 

f. safe vehicle access within the site is provided; and 
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g. services are located and designed to minimise the risk of natural hazards.  

 

All of the above matters have been adequately taken into account in this proposal.  

 

In overall summary I believe the proposal to be consistent with relevant objectives and 

policies in the PDP. 

 

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. It provides for residential development on a single lot, within an existing 

consented building area. 

 

6 Matters of national importance 

In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to 

managing the use, development, and protection of natural and physical resources, shall recognise 

and provide for the following matters of national importance: 

(a)  the preservation of the natural character of the coastal environment (including the coastal marine 

area), wetlands, and lakes and rivers and their margins, and the protection of them from 

inappropriate subdivision, use, and development: 

(b)  the protection of outstanding natural features and landscapes from inappropriate subdivision, use, 

and development: 

(c)  the protection of areas of significant indigenous vegetation and significant habitats of indigenous 

fauna: 

(d)  the maintenance and enhancement of public access to and along the coastal marine area, 

lakes, and rivers: 

(e)  the relationship of Maori and their culture and traditions with their ancestral lands, water, sites, 

waahi tapu, and other taonga: 

(f)  the protection of historic heritage from inappropriate subdivision, use, and development: 

(g)  the protection of protected customary rights: 

(h)  the management of significant risks from natural hazards. 

 

I consider the proposal to be an appropriate level of development for a site of this nature in 

the coastal environment, and with no Outstanding Natural Landscape values. Apart from 

https://farnorth.isoplan.co.nz/eplan/rules/0/24/0/0/0/64


  Thomson Survey Limited 
Land Use Resource Consent  Aug-2024 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 38 

Planning Report and Assessment of Environmental Effects Job # 9866 

   
 
 

 

some very minor clearance around the building site, within permitted activity thresholds, no 

clearance of any significant indigenous vegetation or habitat is required by the proposal.  

The proposal has had regard to the relationship of Maori with their ancestral lands, water and 

sites. Whilst there is potential for one archaeological site to be affected, this will only arise as 

a result of demolition works in relation to any existing dwelling. Works will only proceed once 

the appropriate General Authority has been obtained. 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. 

 

Although the property is zoned General Coastal, it has no Outstanding Landscape or 

Landscape Features. The development is a re-development of existing built development as 

opposed to new development. Regard has been had to any relevant parts of Section 7 of 

the RMA, “Other Matters”. Maintenance of amenity values, and quality of the environment 

have been considered and the proposed development design has had regard to these 

aspects.  

 

8 Treaty of Waitangi 

In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to 

managing the use, development, and protection of natural and physical resources, shall take into 

account the principles of the Treaty of Waitangi (Te Tiriti o Waitangi). 

 

The principles of the Treaty of Waitangi have been considered and it is believed that this 

proposal does not offend any of those principles.  

 

In summary, it is considered that all matters under s5-8 inclusive have been adequately taken 

into account. 

 

 

 

http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM435834
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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 subject site contains areas of high natural character, but no areas mapped as 

outstanding natural landscape. The site supports existing built environment, to be re-

developed with very little change in visual impact.  The re-development does not extend into 

any area mapped as high natural character. 

Objective 6: To enable people and communities to provide for their social, economic, and cultural 

wellbeing and their health and safety, through subdivision, use, and development, recognising that: 

 the protection of the values of the coastal environment does not preclude use and 

development in appropriate places and forms, and within appropriate limits; 

 

I consider the development to be an appropriate use of the site that provides for people’s 

social and economic wellbeing. 

 

Policy 6: Activities in the coastal environment  

(1) In relation to the coastal environment: 

……(h) consider how adverse visual impacts of development can be avoided in areas sensitive to such 

effects, such as headlands and prominent ridgelines, and as far as practicable and reasonable apply 

controls or conditions to avoid those effects; ….. 

(i) set back development from the coastal marine area and other water bodies, where practicable 

and reasonable, to protect the natural character, open space, public access and amenity values of 

the coastal environment; and…… 

 

I believe that the proposed development is consistent with both of parts (h) and (i) above. 

The design is sympathetic and ‘in tune’ with the site’s physical characteristics and existing 

vegetation will continue to mitigate visual effects. There will be no built development on any 

headland. 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; 

 
Policy 14 Restoration of natural character  

Promote restoration or rehabilitation of the natural character of the coastal environment, including by : 

…. 

And 
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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 does not display any 

outstanding natural character values, and the areas of high natural character value on the 

application site are avoided. The proposal is intended to re-develop an existing dwelling in a 

design, size and shape that will have same or less visual impact than the existing. Indigenous 

biodiversity and natural character values are not adversely affected.  

 

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 National Environmental Standards 

 

The National Policy Statement (NPS) for Indigenous Biodiversity is relevant only insofar as there 

is existing indigenous vegetation and habitat within the site. The re-development does not 

impact on this. The site is within an area mapped as high density kiwi. A condition of consent 

is offered such that no contractors working on the project can bring any dogs onto the site.  

 

The NPS for Highly Productive Land is not relevant given that there are no LUC class 1, 2 or 3 

soils within the site. The National Environmental Standard for Assessing and Managing 

Contaminants in Soil to Protect Human Health is not considered relevant given that the site is 

not mapped as either a HAIL or a Selected Land Use (SLU) site by the district or regional 

council and there is no evidence that any HAIL activity has ever taken place on the site. 

 

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” but having no outstanding landscape or natural values. 

Commentary is also provided in the Landscape Assessment. 

The site’s heritage and cultural values have been assessed in the Archaeological Survey and 

Assessment accompanying this application and in the General Authority application. I 

believe the proposal to be consistent with any relevant objectives and policies in the 

Regional Policy Statement relating to these matters.  

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

productive potential is low in this regard. 

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 and provides for the 

property owners’ social and economic wellbeing.  

3.12 Regional form  

Northland has sustainable built environments that effectively integrate infrastructure with subdivision, 

use and development, and have a sense of place, identity and a range of lifestyle, employment and 

transport choices. 

The site is within an area supporting existing low density housing. The re-development will be 

consistent with the local character.  

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. 

 

I believe the proposal will have no adverse effects on the characteristics and qualities which 

make up the values of the natural character area within a part of the site.  The site does not 

contain any ‘outstanding natural character’ areas, and the design itself will have no 

additional impact on natural character values when compared to the existing built 

development.   

 

Policies in section 7 of the Regional Policy Statement relate to natural hazards. The site can 

be developed without increasing risk of instability, and no minimum floor level is required 

given the site’s elevation above sea level. 
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8.7 Proposed Regional Plan (Appeals Version) 

 

I have not identified any rule breaches in regard to the above referenced Regional Plan.  

 

9.0  SECTION 104D GATEWAY TEST 

104D Particular restrictions for non-complying activities 

(1) Despite any decision made for the purpose of section 95A(2)(a) in relation to adverse effects, a 

consent authority may grant a resource consent for a non-complying activity only if it is satisfied that 

either— 

(a) the adverse effects of the activity on the environment (other than any effect to which section 

104(3)(a)(ii)applies) will be minor; or 

(b) the application is for an activity that will not be contrary to the objectives and policies of— 

(i) the relevant plan, if there is a plan but no proposed plan in respect of the activity; or 

(ii) the relevant proposed plan, if there is a proposed plan but no relevant plan in respect of the 

activity; or 

(iii) both the relevant plan and the relevant proposed plan, if there is both a plan and a proposed plan 

in respect of the activity. 

In regard to the above, I am of the opinion that, whilst a non complying activity, it is 

nonetheless a development that will achieve a sustainable result and is an efficient use of 

the land. The proposal is generally consistent with the level and type of development in the 

immediate area.  

 

Subject to conditions of consent, I believe that overall adverse effects on the wider 

environment will be minor, thereby meeting the threshold in part (a) of s104D. I also believe 

the proposal to not be contrary to the relevant objectives and policies in both the Operative 

or Proposed District Plans, thereby meeting the threshold in part (b) of s104D.   

 

10.0 CONSULTATION & S95 ASSESSMENT 

 

Tangata Whenua 

Tangata whenua have been consulted as part of the General Authority process. A copy of 

the proposal and draft General Authority application was sent to several iwi identified as 

being potentially affected: 

 

Te Runanga o Ngati Rehia; 

Te Runanga a Iwi o Ngapuhi; 

Taiamai ki te Marangai Resource Management Unit; 

http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2416409#DLM2416409
http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
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Ngati Torehina ki Motaka Resource Management Unit; 

Ngati Korohue;  

Kaire Edmonds Whanau Trust; and 

Te Uri Taniwha. 

 

Of the above, two confirmed the site was not in their area of interest. Only two of the 

remaining groups responded as having an interest and seeking further consultation and 

involvement – Te Runanga o Ngati Rehia and Te Uri Taniwha. A site meeting was held with a 

representative of Ngati Rehia and then a meeting was held at Ngati Rehia offices in Kerikeri.  

Ngati Rehia confirmed no Cultural Impact Assessment was required given that the site was 

already developed and the proposal was a re-development as opposed to new 

development. Ngati Rehia sought amendments to the Archaeological Management Plan to 

ensure their ongoing involvement and role moving forward. Discussions were held with 

representatives of Te Uri Taniwha and email responses received.  

 

Excerpts from the General Authority application are attached in Appendix 6. It is abridged 

simply to avoid duplication, however, the record of consultation with iwi is part of the 

excerpts included in Appendix 6.  

   

Heritage NZPT 

 

Heritage NZPT has been consulted via the General Authority process. 

 

10.1 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 circumstance exists and therefore public 

notification is not mandatory. 

 

Step 2 of s95A specifies the circumstances that preclude public notification. None of these 

circumstances exist and therefore public notification is not precluded. This means that Step 3 

of s95A must be considered. This specifies that public notification is required in certain 

circumstances. These include: 

 

(a) the application is for a resource consent for 1 or more activities, and any of those activities is 

subject to a rule or national environmental standard that requires public notification: 

(b) the consent authority decides, in accordance with section 95D, that the activity will have or is 

likely to have adverse effects on the environment that are more than minor. 

 

The application is not subject to a rule or national environmental standard that requires 

public notification. This report and AEE concludes that the activity will not have, nor is it likely 

to have, adverse effects on the environment that are more than minor. In summary public 

notification is not required pursuant to Step 3 of s95A. 

 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2416412#DLM2416412
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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. Such circumstances are 

not defined. I do not consider any such circumstances exist. 

 

10.2 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. No such group of persons exist and limited notification is therefore not mandatory.  

  

Step 2 of s95B specifies the circumstances that preclude limited notification. Neither 

circumstance exists and limited notification is not precluded. Step 3 of s95B must be 

considered. This specifies that certain other affected persons must be notified, specifically:  

 

(7) In the case of a boundary activity, determine in accordance with section 95E whether an 

owner of an allotment with an infringed boundary is an affected person. 

(8) In the case of any other activity, determine whether a person is an affected person in 

accordance with section 95E. 

 

The application is not for a boundary activity. The s95E assessment below concludes that 

there are no affected persons to be notified.   

 

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. Such circumstances are 

not defined. I do not consider any such circumstances exist. 

 

10.3 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. 

 

10.4 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.  

 

The activity is for the re-development of a site rather than new development. I believe the 

visual effects of the re-development are less than minor in regard to adjacent properties.  

Traffic levels will be marginally increased during construction activities but once completed 

the level of traffic associated with the consented activities will be well within permitted 

activity levels. Noise emanating from the site will similarly increase over the construction 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2416413#DLM2416413
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2416413#DLM2416413
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period but will be temporary and within construction noise standards. Sediment and Erosion 

Control measures will be in place during all earthworks.    

 

In summary, I have not identified any adjacent properties as affected persons. No Written 

Approval from adjacent property owners has been considered necessary. Consultation has 

been carried out with Tangata Whenua and with Heritage NZ. 

 

11.0 CONCLUSION 

 

The site is considered suitable for the proposed re-development, and effects on the wider 

environment are no more than minor. The proposal is consistent with the relevant objectives 

and policies of the Operative and Proposed District Plans, the NZ Coastal Policy Statement, 

other relevant National Policy Statements, 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 consent on a non notified basis, 

subject to appropriate conditions.  

  

 

          

Lynley Newport     Date  13th August 2024  

Senior Planner 

Thomson Survey Ltd 
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12.0 APPENDICES 

Appendix 1   Architectural and Site Plans   

 

Appendix 2  Location Map   

 

Appendix 3  Record of Title and Relevant Instruments  

 

Appendix 4  Landscape Assessment  

  

Appendix 5  Archaeological Survey and Assessment 

 

Appendix 6  General Authority application (excerpts) 

 

Appendix 7  Site Suitability Report 

 

Appendix 8  Sediment and Erosion Control Plan 
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