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1.0 INTRODUCTION  

 

1.1 The Proposal 

 

The applicant plans to re-develop their property at 25 Kotare Drive, Coopers Beach by 

replacing the existing residential dwelling located on the lower portion of the site, closest to 

the beach, with a new multi terraced series of structures, located back up slope and away 

from the beach. 

 

The re-development will result in a greater site coverage than currently exists. It will consist of 

the existing dwelling being demolished (refer to Topographical Survey Plan as part of 

Appendix 1), and replaced with a multi level pod-like structures (pavilions) ascending up the 

site (refer to the full set of plans in Appendix 1). 

 

The lower pavillion (most western and closest to the Bay) will be two storey and 

accommodate garaging, laundry and guest accommodation/living area above, including 

a swimming pool. The main living level, forming the ‘core’ of the house, is upslope and will 

enjoy an ocean view over the roof level of the lower block. A two-storey upper level (furthest 

east) will house the family bedrooms and be connected to the main living level below by a 

midlevel retreat space.  

 

The new house is to be a permanent home, not a holiday home, and is intended to be used 

by multiple generations at certain times of the year.  
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A full set of plans, along with a proposed Landscaping Plan is contained in Appendices 1 & 

1A.  

 

Access is off a leg-in driveway coming off Kotare Drive – refer to Location Map in Appendix 2 

and Record of Title in Appendix 3.  

 

The proposal represents a large footprint, but the layout is such that vegetation can form a 

large component of the overall development, with landscape plantings at lower end and up 

the boundaries, and between pods. There will be land above the most eastern and upper 

pavillion that will remain in existing (and/or enhanced) vegetation and plantings. 

 

Key considerations for the architectural design being put forward include: 

 

 The steepness of the site and inconsistent terrain (within the Coopers Beach Landslide 

Feature, which is now also mapped as being a 100 year coastal hazard scenario 

area (low risk)). Full geotechnical investigations and assessment have advised the 

design and layout of the buildings, as well as stormwater management within and 

from the site; 

 Need for several retaining walls; 

 The narrowness of the site resulting in much consideration being given to height-in-

relation to boundary aspects. 

 

The site is serviced by the FNDC reticulated sewage system and has connection to the 

privately operated Doubtless Bay Water Supply Company reticulated system. 

 

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 construct a dwelling, with guest quarters and garaging, in the 

Residential Zone, as a discretionary activity under the Operative District Plan.  

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: 25 Kotare Drive, Coopers Beach  

 

Legal description: Lot 9 DP 49862, contained in Record of Title NA5C/496, 

with an area of 1,234m2 (refer to Appendix 3) 
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3.0 SITE DESCRIPTION  

 

3.1 Site characteristics 

 

The site is located at Kotare Drive (sealed public road). Access to the site is gained via an 

access leg-in coming off the Kotare Drive cul-de-sac head adjacent to reserve land the 

beach beyond. The site has an existing residential dwelling at its lower (western) end, 

serviced by Doubtless Bay Water Supply Company network and FNDC reticulated 

wastewater. Being fully serviced, supporting residential development and less than 4,000m2 in 

area, the site meets the ODP’s definition of “urban environment”.  

 

The site is moderately steep, sloping up (to the east) away from the reserve and beach area.  

The lower end accommodates the existing dwelling, with the balance of the property in 

vegetation, a minor amount of which has been cleared to allow topographic surveying and 

site investigation work in support of the application.  

 

Mapped features include: 

 

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

Residential with Coastal Environment Overlay in the Proposed District Plan (PDP). The 

site is not identified as having any outstanding landscape or other overlay in either 

Plan. 

 

 The site is also mapped as within the ‘coastal environment’ in the Regional Policy 

Statement for Northland (RPS), with no high or outstanding landscape or natural 

characters values.  

 

 The site is shown as being within an area potentially subject to coastal hazard within 

the next 100 years (Source: PDP maps). The 100 year scenario is not defined as ‘high 

risk’. 

 

 The site is urban and not identified on the FNDC’s Far North Maps, Species Distribution 

layer, as being within a ‘kiwi present’ or ‘high density kiwi’ area (Far North Maps).  

 

 The FNDC’s Far North Maps, Historic Sites layer does not identify any recorded or 

registered archaeological sites within the application site’s boundaries, nor any 

Historic Place or Object, nor any Site of Significance to Maori.  

 

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

NRC on-line maps, Treaty Settlement layer). 

 

3.2 Legal Interests 

 

The title has no legal interests registered on it that are relevant to the proposed 

development.  
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3.3 Consent History 

 

The site supports a single residential dwelling. There are two building consents on the property 

file relating to the dwelling – BP 123283 and BP 520418. 

 

4.0 THE PROPOSAL IN DETAIL 

 

The total proposed building coverage is 298.54m2, or 24.23% of total site area. The Site Plan in 

Appendix 1 provides further detail on site layout / plan; floor plans; and elevations, along 

with garage/parking areas. Total proposed impermeable surface coverage is estimated at 

489.67m2, or 39.75% of total site area.   

 

No part of the structure is over 8m in height (rolling height) and all components have been 

designed and located such that there is no breach of the Sunlight rule on any boundary. 

There will be a series of engineer designed retaining walls/structure to establish and retain 

each level’s building, as well as an engineer designed retaining wall running the length of the 

southern boundary parallel to buildings. These are in ground and will not breach any Sunlight 

rule. 

 

To accommodate the re-development of the site, the existing dwelling will be demolished. 

The re-development will necessitate earthworks, with 578m3 cut and 2m3 fill, totalling 580m3 

excavation/filling volume, over an area of 349.2m2. The cut/fill depths required to form each 

building platform will exceed 1.5m in height in several instances, with the highest face being 

3.83m. Cut faces will be behind engineer designed retaining walls, a part of one such face 

being 3.83m in height. All other retaining walls supporting cut/fill faces are 3.0m or less in 

height. 

 

The basic design components are outlined in Section 1.1 of this report and shown in more 

detail in the Plans attached in Appendix 1. The proposed landscaping plan is contained 

within Appendix 1A. 

 

Access to the site is from the western boundary, via an existing leg-in. This is currently in hard 

packed grass cover suitable for all weather access, but is proposed to be concreted/paved 

throughout. Garaging for up to two vehicles is proposed on the lower level, with guest 

quarters above, and decking on the roof of those guest quarters, for the main living pavillion 

higher up the site. It is proposed that occupants will be able to move between the pavilions 

via a ‘stair hall’ traversing the length of the proposed building along the southern boundary. 

 

The site has been subject to detailed topographical survey and geotechnical investigation 

by Hawthorne Geddes – refer Appendix 4 – in order to finalise appropriate building platforms 

and foundation designs.  

 

The application is supported by: 

 

 Architectural plans and Architectural Statement; 
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 Landscaping Plan; 

 Civil Engineering Report; 

 Geotechnical Engineering Report; 

 FENZ approval for alternative fire fighting water supply. 

 

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 1.1 above and 4.0 of this Planning Report. 

(b) an assessment of the actual or 

potential effect on the environment of 

the activity: 

Refer to Section 7.0 of this Planning Report. 

(b) a description of the site at which the 

activity is to occur: 

 

Refer to Section 3.0 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: 

 

There are no other activities. Application is for land use 

consent pursuant to the Far North Operative District Plan.  

 

(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. No other resource consent is required.  

(f) an assessment of the activity 

against the matters set out in Part 2: 

 

Refer to Section 8.3 of this Planning Report. 

(g) an assessment of the activity 

against any relevant provisions of a 

document referred to in section 

104(1)(b), including matters in Clause 

(2): 

 

(a) any relevant objectives, policies, or 

rules in a document; and 

(b) any relevant requirements, 

conditions, or permissions in any rules 

in a document; and 

(c) any other relevant requirements in a 

document (for example, in a national 

environmental standard or other 

Refer to Sections 7 & 8 of this Planning Report. 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM231904#DLM231904
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
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regulations). 

 

(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 a single residential dwelling, with building 

consent issued.  

 

 

 

 

 

 

 

 

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 

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 

N/A – not a subdivision. 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2414711#DLM2414711
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM235206#DLM235206
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM236097#DLM236097
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM3597401#DLM3597401
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM237276#DLM237276
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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 7.0 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 7.0 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 7.0 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 9.0 of this planning report. No affected 

persons have been identified. 

g) if the scale and significance of the 

activity’s effects are such that 

No monitoring is required as the scale and significance of the 

effects do not warrant it. 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM237276#DLM237276


  Thomson Survey Limited 

Land Use Consent  Dec-2023 

__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 

Page | 8 

Planning Report and Assessment of Environmental Effects Job # 10467 

   
 

 

 

monitoring is required, a description of 

how and by whom the effects will be 

monitored if the activity is approved: 

 

(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 7.0 and 9.0 of this planning report and also to 

the assessment of objectives and policies in Sections 8.1 and 

8.2. 

 (b) any physical effect on the locality, 

including any landscape and visual 

effects: 

Refer to Section 7.0. The site has no high or outstanding 

landscape or natural character values.  

(c) any effect on ecosystems, including 

effects on plants or animals and any 

physical disturbance of habitats in the 

vicinity: 

Refer to Section 7.0. The proposed development has no adverse 

effects 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 7.0. The site has no aesthetic, recreational, 

scientific, historical, spiritual or cultural values that will be 

adversely affected by the proposal.  

(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 application site is subject to natural hazard. The proposal 

has been assessed by suitably qualified geotechnical engineers 

and will not create a risk to the wider community or environment. 

The proposal does not involve hazardous installations. 
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6.0 COMPLIANCE ASSESSMENT 

 

6.1 Operative District Plan 

 

The property is zoned Residential in the Operative District Plan (ODP) and is a serviced site. 

The site is landward of any Coastal Hazard lines as shown on the ODP’s Coastal Hazard 

maps. An assessment of the proposal against relevant zone and district wide rules in the ODP 

follows: 

  

 

RESIDENTIAL ZONE RULES: 

 

  

Permitted Standards Comment Compliance Assessment 

7.6.5.1.1 RELOCATED BUILDINGS  N/A 

 

 

 

7.6.5.1.2 RESIDENTIAL INTENSITY  

(a) Each residential unit for a 

single household shall have 

available to it a minimum net 

site area of: Sewered sites: 

600m² Unsewered sites: 3,000m² 

The existing residential unit is to 

be removed to accommodate 

the new residential unit.  

 

Permitted. 

 

7.6.5.1.3 SCALE OF ACTIVITIES  

The total number of people 

engaged at any one period of 

time in activities on a site, 

including employees and 

persons making use of any 

facilities, but excluding people 

who normally reside on the site 

or are members of the 

household shall not exceed:  

2 persons per 600m² (sewered) 

2 persons per 3,000m² 

(unsewered) 

N/A.  

The activity involves residential 

or residential type use. 

 

 

7.6.5.1.4 BUILDING HEIGHT  

The maximum height of any 

building shall be 8m 

Buildings are less than 8m 

above ground level using rolling 

height method. 

Permitted. 

7.6.5.1.5 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 (refer to 

definition of Recession Plane in 

Chapter 3 - Definitions), except 

that:  

(a) a building may exceed this 

standard for a maximum 

 

Buildings comply with the 

permitted sunlight plane on all 

boundaries.  

 

 

 

 

Permitted. 
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distance of 10m along any one 

boundary other than a road 

boundary, provided that the 

maximum height of any 

building where it exceeds the 

standard is 2.7m (refer to 

Recession Plane Diagram B 

within the definition of 

Recession Plane in Chapter 3 – 

Definitions); and  

(b) where a site boundary 

adjoins a legally established 

entrance strip, private way, 

access lot, or access way 

serving a rear site, the 

measurement shall be taken 

from the farthest boundary of 

the entrance strip, private way, 

access lot, or access way. 

7.6.5.1.6 STORMWATER 

MANAGEMENT  

The maximum proportion of the 

gross site area covered by 

buildings and other 

impermeable surfaces shall be 

50%. 

 

 

Estimated total impermeable 

surface coverage is 39.75% of 

total site area. 

 

 

Permitted. 

7.6.5.1.7 SET BACK FROM 

BOUNDARIES  

(a) The minimum building 

setback from road boundaries 

shall be 3m, except that; 

(b) The minimum set-back from 

any boundary other than a 

road boundary, .... shall be 

1.2m except that no set-back is 

required for a maximum total 

length of 10m along any one 

such boundary; 

(c) Not less than 50% of that 

part of the site between the 

road boundary and a parallel 

line 2m there from (i.e. a 2m 

wide planting strip along the 

road boundary) shall be 

landscaped...; 

 

 

Buildings are more than 3m 

from road boundary, and more 

than 1.2m from boundaries. 

 

I do not believe (c) to be 

applicable given the only 

frontage the site has is 3.7m 

wide and entirely access. 

 

 

 

 

Permitted. 

 

7.6.5.1.8 SCREENING FOR 

NEIGHBOURS - NON-

RESIDENTIAL ACTIVITIES 

N/A  

7.6.5.1.9 OUTDOOR ACTIVITIES N/A  

7.6.5.1.10 VISUAL AMENITY N/A – rule only applies to 

Coopers Beachfront Estate 
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(which the site is not within) and 

Cobham Road Kerikeri plus 

some specific sites on Kerikeri 

Inlet Road. 

7.6.5.1.12 SITE INTENSITY - NON-

RESIDENTIAL ACTIVITIES 

N/A  

7.6.5.1.13 HOURS OF OPERATION 

- NON-RESIDENTIAL ACTIVITIES 

N/A  

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

involve the keeping of animals. 

 

7.6.5.1.15 NOISE  

All activities shall be conducted 

so as to ensure that noise from 

the site shall not exceed the 

following noise limits as 

measured at or within the 

boundary of any other site in 

this zone, or at or within the 

notional boundary of any 

dwelling in a rural or coastal 

zone:  

0700 to 2200 hours 50 dBA L10  

2200 to 0700 hours 45 dBA L10 

and 70 dBA Lmax 

 

Residential activity. Not 

expected to breach any noise 

rule requirements. 

 

Permitted 

7.6.5.1.16 HELICOPTER LANDING 

AREA  

 

N/A N/A 

7.6.5.1.17 BUILDING COVERAGE 

Any new building or 

alteration/addition to an 

existing building is a permitted 

activity if the total Building 

Coverage of a site does not 

exceed 45% of the gross site 

area. 

 

Building coverage is estimated 

at 24.23% of total site area 

 

Permitted. 

   

DISTRICT WIDE RULES   

Indigenous Flora and Fauna   

12.2.6.1.1 INDIGENOUS 

VEGETATION CLEARANCE 

PERMITTED THROUGHOUT THE 

DISTRICT  

Notwithstanding any rule in the 

Plan to the contrary but subject 

to Rules 12.5.6.1.1, 12.5.6.1.3 

and 12.5.6.2.2 in the Heritage 

section of this Plan, indigenous 

vegetation clearance is 

permitted throughout the 

District where the clearance is 

 

 

 

 

The site meets the definition of 

“urban environment” as 

defined in clause (o) of 

12.2.6.1.1.  

 

 

 

 

Permitted clearance.  
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for any of the following 

purposes:  

(o) it involves the felling, 

trimming, damaging or removal 

of a tree or group of trees in an 

urban environment unless the 

tree or group of trees is— (A) 

specifically identified in the 

plan (refer to Chapter 12.5 and 

Appendix 1D); or (B) located 

within an area in the district 

that— (i) is a reserve (within the 

meaning of section 2(1) of the 

Reserves Act 1977); or (ii) is 

subject to a conservation 

management plan or 

conservation management 

strategy prepared in 

accordance with the 

Conservation Act 1987 or the 

Reserves Act 1977. Where 

urban environment means an 

allotment no greater than 4000 

m2 — (a) that is connected to 

a reticulated water supply 

system and a reticulated 

sewerage system; and (b) on 

which is a building used for 

industrial or commercial 

purposes, or a dwelling house. 

12.2.6.1.4 INDIGENOUS 

VEGETATION CLEARANCE IN 

OTHER ZONES  

The clearance of indigenous 

vegetation is a permitted 

activity if the site meets the 

definition of an “urban 

environment” site as specified 

in Rule 12.2.6.1.1(o) above. On 

all other sites in other zones, the 

clearance of indigenous 

vegetation is a permitted 

activity, provided that the 

clearance does not increase 

the total area of cleared land 

on the site above 500m2. 

 

 

 

As stated above, the site meets 

the definition of “urban 

environment”.  

 

 

 

 

 

Permitted. 

Soils and Minerals   

12.3.6.1.3 EXCAVATION AND/OR 

FILLING, EXCLUDING MINING 

AND QUARRYING, IN THE 

RESIDENTIAL, INDUSTRIAL, 

 

Estimated total volume of 

excavation is 580m3. Retaining 

walls will be engineer designed, 

 

 

 

Cannot comply with parts (a) or 
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HORTICULTURAL PROCESSING, 

COASTAL RESIDENTIAL AND 

RUSSELL TOWNSHIP ZONES  

Excavation and/or filling, 

excluding mining and 

quarrying, on any site in the 

Residential, Industrial, 

Horticultural Processing, Coastal 

Residential or Russell Township 

Zones is permitted, provided 

that:  

(a) it does not exceed 200m3 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. 

therefore any cut face behind 

such a retaining wall can be up 

to 3m in height before meeting 

definition of cut/fill face. 

Maximum cut and retained 

height is 3.8m. 

(b). Defaults to discretionary 

activity status due to height of 

cut face. 

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]  

 

 

Whilst the existing dwelling has 

existing use rights and in any 

event the required 20m 

clearance could be achieved, 

the re-development of the site 

with a larger residential 

dwelling footprint, extending 

into other parts of the site, no 

existing use right is applicable.  

 

It is neither possible, nor 

desirable to achieve a 20m 

clearance from the drip line of 

areas of trees, e.g. these trees 

are on adjacent sites and 

outside of the control of the 

applicants.   

 

 

Cannot comply – defaults to 

discretionary activity status 

Heritage    

Chapter 12.5 Heritage & 12.5A 

Heritage Precincts 

N/A  

Site contains no Notable Trees; 

no Historic Sites, Buildings and 

Objects; no Registered 

Archaeological Sites; no Sites of 

Cultural Significance to Maori. 

No rules in 12.5 are applicable.  

The property is not within a 

Heritage Precinct. 
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Lakes, Rivers, Wetlands & the 

Coastline 

  

12.7.6.1.1 SETBACK FROM LAKES, 

RIVERS AND THE COASTAL 

MARINE AREA  

Any building and any 

impermeable surface must be 

set back from the boundary of 

any lake (where a lake bed has 

an area of 8ha or more), river 

(where the average width of 

the riverbed is 3m or more) or 

the boundary of the coastal 

marine area, except that this 

rule does not apply to man-

made private water bodies 

other than the Manuwai and 

Waingaro Reservoirs. The 

setback shall be:  

(a) a minimum of 30m in the 

Rural Production, Waimate 

North, Rural Living, Minerals, 

Recreational Activities, 

Conservation, General Coastal, 

South Kerikeri Inlet and Coastal 

Living Zones; (b) a minimum of 

26m in the Residential, Coastal 

Residential and Russell Township 

Zones; (c) a minimum of 20m in 

the Commercial and Industrial 

Zones. 

 

 

 

All buildings and other 

impermeable surfaces will be 

more than 26m from the 

coastal marine boundary. 

 

 

 

 

Permitted. 

Traffic, Parking & Access   

15.1.6A.2.1 TRAFFIC INTENSITY  

The Traffic Intensity threshold 

value for a site shall be 

determined for each zone by 

Table 15.1.6A.1 above. The 

Traffic Intensity Factor for a 

proposed activity (subject to 

the exemptions identified 

below) shall be determined by 

reference to Appendix 3A in 

Part 4. 

 

A residential unit is ‘deemed’ to 

generate 10 daily one way 

traffic movements. However, 

the first residential unit on a site 

is exempt. 

 

 

Permitted. 

15.1.6B.1.1 ON-SITE CAR 

PARKING SPACES  

Where: (i) an activity 

establishes; or 

(ii) the nature of an activity 

changes; or  

(iii) buildings are altered to 

 

 

Appendix 3C specifies a 

requirement for 2 car parking 

spaces per residential unit. 

These can be accommodated. 

 

 

 

Permitted. 
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increase the number of persons 

provided for on the site;  

the minimum number of on-site 

car parking spaces to be 

provided for the users of an 

activity shall be determined by 

reference to Appendix 3C. 

15.1.6B.1.5 CAR PARKING SPACE 

STANDARDS  

(a) The required size of off-street 

car parking spaces, the 

manoeuvring space between, 

and the vehicle circulation 

routes providing access to 

them, shall be as set out in 

Appendix 3D.  

(b) Stacked parking will be 

permitted for one of two 

spaces associated with a 

specific residential unit. In 

determining the extent of area 

required for manoeuvring 

space, the Council will be 

guided by the Tracking Curve 

diagrams as shown in Appendix 

3E.  

(c) All parking, loading, access 

drives and manoeuvring areas 

shall be formed and provided 

with an all weather surface, 

drained, marked out and 

maintained to the satisfaction 

of the Council, and shall be 

kept free and available for the 

uses intended. Where a parking 

area provides four or more car 

parking spaces is adjacent to a 

road, a kerb or a barrier shall be 

provided to prevent direct 

access except at the 

designated vehicle access 

point 

 

 

Manouevring space for off-

street car parking spaces is 

tight, but possible with 3 point 

manoeuvring required. Overall, 

the turning area may not fully 

comply with all aspects of 

Appendix 3D 

 

Stacked parking is permitted for 

a residential unit. 

 

 

 

 

 

 

 

Driveway, parking and turning 

areas will be concrete, with 

stormwater management. 

 

This second part of (c) does not 

apply. 

 

 

May be a shortfall of 

manoeuvring space in the 

vicinity of the proposed 

carport. 

15.1.6C.1.1 PRIVATE 

ACCESSWAY IN ALL ZONES  

(a) The construction of private 

accessway, in addition to the 

specifics also covered within 

this rule, is to be undertaken in 

accordance with Appendix 3B-

1 in Part 4 of this Plan.  

(b) Minimum access widths and 

 

 

(a) The crossing will be formed 

to the appropriate Council 

standard.  

(b) the grade of the access 

where it leaves Kotare Drive is 

less than 1:8 in steepness.  

(c) accessway serves a single 

 

 

Can comply. 
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maximum centreline gradients, 

are set out in the Appendix 3B-1 

table except that the grade 

shall be no steeper than 1:8 

adjacent o the road boundary 

for at least 5m. 

(c) A private accessway may 

serve a maximum of 8 

household equivalents.  

(d) Where a subdivision serves 9 

or more sites, access shall be by 

public road.  

(e) Access shall not be 

permitted:  

(i) onto a State Highway or a 

Limited Access Road; (ii) onto 

an arterial or collector road 

within 90m of its intersection 

with an arterial road or a 

collector road;  

(iii) onto an arterial or collector 

road within 30m of its 

intersection with a local road;  

(iv) onto a local road within 

30m of its intersection with an 

arterial or collector road; 

property. 

(d) ditto. 

(e) all parts complied with. 

 

 

 

 

 

15.1.6C.1.2 PRIVATE 

ACCESSWAYS IN URBAN ZONES  

(a) Private accessways in all 

urban zones, excluding the 

Commercial and Industrial 

Zones, shall comply with the 

following: 

The private accessway from the 

road boundary to any parking 

or loading space shall be:  

 not less than 3m wide; and  

 a minimum overhead 

clearance of 4m. 

 

 

The proposed concrete 

driveway will be minimum 3m 

width and the required 

overhead clearance can be 

achieved. 

 

 

Permitted. 

15.1.6C.1.3 PASSING BAYS ON 

PRIVATE ACCESSWAYS IN ALL 

ZONES 

N/A 

The driveway is internal and 

serves a single residence. 

 

15.1.6C.1.4 ACCESS OVER 

FOOTPATHS 

N/A – no footpath.  

15.1.6C.1.5 VEHICLE CROSSING 

STANDARDS IN RURAL AND 

COASTAL ZONES 

N/A  

15.1.6C.1.6 VEHICLE CROSSING 

STANDARDS IN URBAN ZONES 

(a) Private access off streets in 

the urban zones the vehicle 

 

 

These standards need to be 

considered when ‘designing’ 

 

 

Can meet permitted activity 

standards. 
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crossing is to be constructed in 

accordance with Council’s 

“Engineering Standards and 

Guidelines” (June 2004 – 

Revised 2009). 

final driveway formation and 

surface and where that 

intersects with existing seal at 

cul-de-sac. The crossing is off 

the cul-de-sac head at the end 

of Kotare Drive. 

15.1.6C.1.7 GENERAL ACCESS 

STANDARDS  

(a) Provision shall be made 

such that there is no need for 

vehicles to reverse off a site 

except where there are less 

than 4 parking spaces gaining 

access from a local road.  

(b) All bends and corners on 

the private accessway are to 

be constructed to allow for the 

passage of a Heavy Rigid 

Vehicle.  

(c) Any access where legal 

width exceeds formation 

requirements shall have surplus 

areas (where legal width is 

wider than the formation) 

grassed.  

(d) Runoff from impermeable 

surfaces shall, wherever 

practicable, be directed to 

grass swales and/or shall be 

managed in such a way as will 

reduce the volume and rate of 

stormwater runoff and 

contaminant loads. 

 

 

There will be no need to reverse 

off the site for any standard 

motor vehicle. There is no 

scope, however, for light or 

heavy rigid vehicles to perform 

a turning manoeuvre internal to 

the site to enable frontward 

entry and frontward exit. This 

means such vehicles will need 

to reverse off the site. As there is 

parking required for only two 

parking spaces, reversing off a 

site is permitted. 

 

(b) the bends and corners on 

the driveway will be able to 

accommodate a heavy rigid 

truck with longer axle length.  

 

(c) N/A 

 

(d) can be complied with. 

 

 

 

Can comply. 

No other rules in Chapter 

15.1.6C are applicable. 

  

 

Summary of rule breaches pursuant to the Operative District Plan: 

 

District Wide Rules: 

 

12.3.6.1.3 Excavation/Filling, and associated restricted discretionary rule; 

12.4.6.1.2 Fire Risk to Residential Unit; 

15.1.6B.1.5 Car Parking Space Standards, part (a).  

 

The breaches of the above district wide rules, result in the application being a discretionary 

activity under the Operative District Plan.  
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6.2 Proposed District Plan 

 

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. 

 

Rules identified by the Council as having legal effect include: 

 

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

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

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; 

Interpretation of the above is not clear cut. However, I believe this permitted activity rule 

could be interpreted as allowing a property owner to create a 20m setback from a 

residential building.  

 

PER-1 item 7 states: 

To allow for the construction of a single residential unit on a title and essential associated on-

site infrastructure and access and it does not exceed 1,000m2; 

This permitted activity provides for necessary clearance of indigenous vegetation to provide 

for a single residential unit on a title and associated on-site infrastructure and access, 

provided no more than 1,000m2 of clearance is carried out. In the case of this proposal, 

https://farnorth.isoplan.co.nz/eplan/rules/0/95/0/0/0/64
https://farnorth.isoplan.co.nz/eplan/rules/0/95/0/0/0/64
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clearance is being limited to only that required to provide for the residential development 

and associated on site infrastructure and access. This amounts to less than 1,000m2 of 

clearance. The proposal therefore meets PER-1 item 7 as a permitted activity.  

 

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

 

IB-R3 & IB-R4 provide for certain amounts of clearance. However, given that the clearance in 

this instance is covered by PER-1 item 7 above, there is no need to assess the clearance 

against these rules.  

 

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. 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 be a requirement of any consent issued.  Both requirements 

are offered as conditions of consent. 

 

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

 

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

 

There are no zone rules within the General Residential Zone with immediate legal effect, nor 

any rules applying to the Coastal Environment overlay.   

 

7.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS 
 

The potential effects can be broadly summarised as follows: 

 

 Positive Effects; 

 Natural Hazards;  

 Earthworks and construction effects;  

 Access; 

 Stormwater, wastewater and water supply;  

 Effects on Indigenous vegetation and habitat; 

 Landscape and Visual Effects; 

 Archaeological/cultural Effects. 
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7.1 Positive Effects 

 

The property is mapped as being within the Coopers Beach Landslide Feature. The residential 

re-development proposed for the site has had regard to the implications of this hazard. The 

design and layout chosen is considered to have minimal impact on ground stability. The re-

development also features retention of indigenous vegetation where practicable and 

landscape planting to ensure the maintenance and enhancement of amenity values 

associated with the built and vegetated environment within which the property is located.   

 

7.2 Natural Hazards 

 

The application site is mapped as being within the Coopers Beach Landslide Feature. This 

means it is within the Coastal Erosion Zone 3: 100 Year + Rapid Sea Level Rise Scenario; and 

Zone 2: 100 Year Scenario. Neither ‘zone’ fall within the definition of ‘high risk’ natural hazard 

as defined in the Proposed District Plan:  

 

areas of coastal erosion hazard and coastal flooding hazard mapped by the Northland Regional 

Council and included in the District Plan maps as Coastal Flood Hazard Zone 1 (CFHZ1) and Coastal 

Erosion Hazard Zone 1 (CEHZ1). 

 

The site is not within any coastal erosion hazard as mapped in the ODP. 

 

In determining a suitable site, footprint and foundation design for the re-development of the 

site, the applicants commissioned Hawthorne Geddes Engineers and Architects to carry out 

geotechnical investigations and reporting (including earthworks); and stormwater and 

overland flow management. The resulting reports are attached in Appendices 4 and 5.  

 

Recommendations and conclusions are contained in section 11 of the Geotechnical 

Suitability Report (pg 18). The site is extremely unlikely to liquefy. The building is considered to 

be at low risk of slope stability hazard subject to the recommendations in the report. These 

include retaining and stormwater management and control. No fill is to be placed between 

the building site, with excavation spoil to be removed from site.  Soils are considered suitable 

for the proposed dwelling supported over a conventional concrete slab. In summary, and 

subject to the recommendations in the report being implemented, the report authors 

consider the proposed dwelling suitable for the site.  

 

The property is one of several that feature bush coverage, amongst which are located 

houses. Like all other properties (vacant and already developed), this means any residential 

unit is generally unable to achieve the 20m setback from drip line of trees requirement, often 

because of proximity of trees on adjacent properties over which they have no control. 

Vegetation clearance will be kept to the absolute minimum for ground stability and amenity 

reasons and consent is being sought for a breach of Rule 12.4.6.1.2. To mitigate against the 

risk of fire, sufficient accessible (and dedicated) fire fighting water supply will be stored on 

site. The site also has a connection to Doubtless Bay Water Supply Company’s reticulated 

system but this alone is not regarded as adequate for fire fighting. 
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Approval from Fire & Emergency NZ for the proposed fire fighting water supply has been 

obtained. Refer to Appendix 6 for consultation with FENZ. 

 

7.3 Earthworks and Construction Effects 

 

The nature of the development is such that the built structures are to be located on a series 

of levelled terraces, moving up the slope in an easterly direction. This necessitates earthworks 

and several engineer designed retaining walls and structures. The Geotechnical Suitability 

Report addresses earthworks in its section 11.3 and the Civil engineering suitability report also 

addresses earthworks, as well as erosion and sediment control, on its pg 2 of 3.  

 

Visual amenity and natural character effects of earthworks 

 

The site is zoned Residential and is not Outstanding Landscape. The re-development, whilst 

overall appearing quite substantive, is designed such that each ‘pavillion’ will be built on its 

own levelled platform. Earthworks will be visible from the water and adjacent sites (but not 

public road) during site works. However, thereafter any bare surfaces will be planted/re-

vegetated or behind retaining walls and structures. The long term visual effects of earthworks 

will be less than minor. 

 

7.4 Access 

 

The access to the existing dwelling is existing, primarily on grass cover going up to the house. 

It is intended to concrete/pave this accessway to a minimum 3m wide carriageway. This 

work is more than 26m from MHWS. The accessway is level ground where it intersects with the 

end of Kotare Drive. The driveway climbs a gentle slope to the proposed manoeuvring and 

garaging area. Vehicles will be able to enter the garage space frontwards and then 

execute a 3-point turn to exit, or alternative can execute a 3-point manoeuvre to reverse 

into the garage in order to then drive straight out. Larger vehicles, however, will not be able 

to executive that manoeuvre due to space constraint and will have to either reverse along 

the access leg-in or, if entering frontwards, reverse back out. This is only for a distance of 30m, 

and straight line, so readily achievable. Where a site is required to have fewer than 4 car 

parking spaces, reversing off a site is permitted. 

 

7.5 Stormwater, wastewater and water supply 

 

Stormwater & Drainage 

 

Hawthorn Geddes have provided both a Geotechnical Suitability Report and a Civil 

Engineering Report - attached in Appendices 4 & 5. The latter discusses overland flow 

interception and stormwater management. To effectively capture and manager catchment 

flows, it is recommended to install a shallow swale with a depth of 300mm positioned across 

the contour leading to an inlet scruffy dome chamber. To facilitate the conveyance of flow 

along the boundary, it is advised to install a pipe, given the gradient. The proposal is to 
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connect to the FNDC reticulated stormwater network at the end of Kotare Drive, just south of 

the vehicle entrance to the site.  

 

Wastewater (Effluent Disposal) 

 

The site is connected to the Council’s reticulated sewerage system, with the FNDC’s main 

running along the front of the site, connecting to Kotare Drive sewer and beyond. The 

proposal replaces an existing residential unit and does not require any additional 

connections. 

 

Water Supply 

 

The site is connected to the privately operated Doubtless Bay Water Supply Company 

reticulated system. In addition a dedicated fire fighting storage is proposed via a Duracrete 

underground tank.  

 

7.6 Effects on Indigenous vegetation and habitat  

 

The site is zoned Residential and as such it is an expected outcome that a residential unit will 

be accommodated on the site, resulting in the need to clear at least some of the indigenous 

vegetation on the site. The site is typical of several in the area, supporting a mixture of 

indigenous and exotic species. Vegetation clearance has been limited so far to that 

required to enable topographical survey and geotechnical investigations. The upper portion 

of the property will largely remain in vegetative cover (mixed indigenous / exotics). Areas 

between and around buildings and driveways/pathways will be landscaped (also mixed 

indigenous/exotics with an emphasis on avoiding highly flammable species). 

 

Indigenous vegetation clearance is permitted under the ODP by virtue of the site meeting 

the definition of “urban environment”. It is permitted under the PDP because the proposal is 

for a residential unit and its on-site infrastructure and clearance will not exceed 1,000m2.  

 

7.7 Landscape, natural character and visual amenity 

 

The site is zoned Residential and is in an existing built up area. It is within the coastal 

environment and a feature of the area within which the site is located is the abundance of 

vegetation and greenery. This allows the built environment to blend into the background 

and houses are less conspicuous than might otherwise be the case if there were not as many 

trees.  

 

The proposed re-development is made up of a series of tiered pavillions, none of which have 

a particularly large individual footprint, but with a combined footprint of just under 300m2. 

The building is long and narrow – 34.5m long and 12m wide. It is designed to sit centrally 

(north-south orientation) within the lot at the lower end, leaving existing vegetation on the 

upper slopes within the site. 
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The buildings will consist of materials that are recessive and will not be in sharp contrast to the 

backdrop of vegetated hillside. Being within an urban area, with services, the area’s 

landscape and natural character values are already compromised. This proposal will not 

cause adverse effects on landscape and natural character values of a minor or more than 

minor nature. 

 

7.8  Archaeological/cultural Effects   

 

The site is not within any Heritage Precinct and is not mapped as containing any listed or 

scheduled Heritage sites, no Notable Trees, no Archaeological Sites (as recorded in the NZAA 

database) and no Sites of Cultural Significance to Maori. The property is also outside of the 

area proposed to be within the Mangonui and Rangikapiti Peninsula Heritage Area (PDP). 

The site is not visible from the Rangikapiti Reserve. 

 

The site is already developed and I do not believe the proposed re-development for 

residential living, on a site zoned for that purpose, will have any adverse effects on 

archaeological or cultural values. No development is proposed near the coastal marine 

area. 

 

7.9 Precedent & Cumulative Effects 

 

I have not identified any adverse precedent effects. The necessary supporting information 

has been provided to show that the proposed development is appropriate for the site. The 

proposal does not result in any adverse cumulative effects. It will be the only residential 

development within a site zoned for residential development, and is compliant with bulk and 

location rules. 

 

8.0 STATUTORY ASSESSMENT   

 

8.1 Operative District Plan Objectives and Policies  

 

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

7.6 Residential Zone. These are discussed below where particularly relevant to this proposal. 

Also of relevance are objectives and policies in Chapters 12.2 & 12.4 of the District Plan 

(indigenous vegetation and fire risk). There are no mapped hazard features in the ODP that 

the application site is subject to.  

 

7.6.3 OBJECTIVES  

 

7.6.3.1 To achieve the development of new residential areas at similar densities to those prevailing at 

present.  

7.6.3.2 To enable development of a wide range of activities within residential areas where the effects 

are compatible with the effects of residential activity. 

 

The proposal is to re-develop an existing site, zoned for residential purposes, for residential 

use. 
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7.6.4 POLICIES  

 

7.6.4.1 That the Residential Zone be applied to those parts of the District that are currently 

predominantly residential in form and character.  

7.6.4.2 That the Residential Zone be applied to areas which are currently residential but where there is 

scope for new residential development.  

7.6.4.3 That the Residential Zone be applied to areas where expansion would be sustainable in terms of 

its effects on the environment.  

 

The above three policies are aimed at the Council as opposed to individual property 

development. 

 

7.6.4.4 That the Residential Zone provide for a range of housing types and forms of accommodation.  

 

The design and style of the proposed dwelling is one that ‘fits’ well on the site. It is innovative 

and provides for abundant indoor living area whilst preserving outdoor living area and 

privacy.  

 

7.6.4.5 That non-residential activities only be allowed to establish within residential areas where they will 

not detract from the existing residential environment.  

 

Not relevant. 

 

7.6.4.6 That activities with net effects that exceed those of a typical single residential unit, be required 

to avoid, remedy or mitigate those effects with respect to the ecological and amenity values and 

general peaceful enjoyment of adjacent residential activities.  

 

Not relevant. 

 

7.6.4.7 That residential activities have sufficient land associated with each household unit to provide for 

outdoor space, planting, parking and manoeuvring.  

 

7.6.4.8 That the portion of a site or of a development that is covered in buildings and other 

impermeable surfaces be limited so as to provide open space around buildings to enable planting, 

and to reduce adverse hydrological, ecological and amenity effects.  

 

The built coverage is only 24%, well within the zone’s permitted thresholds. There is sufficient 

space on site for outdoor living, and planting. Whilst there are some constraints on site in 

regard to parking and manoeuvring, these are to some extent unavoidable given the 

narrowness of the existing site and its topography. 

 

7.6.4.9 That sites have adequate access to sunlight and daylight.  

 

The building pavillions will all be orientated in a westerly direction, out towards the water. The 

sun will generally rise over the hill side behind the site and set out over the bay and distant 

peninsula. The site will have abundant access to sunlight and daylight. 
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7.6.4.10 That provision be made to ensure a reasonable level of privacy for inhabitants of buildings on a 

site. 

 

The design is such that the focus for inhabitants will be westwards, towards the bay, not 

towards adjacent properties. A high level of privacy is ensured for occupiers of the site. 

 

 

Whilst I have not identified any breach of the Operative District Plan’s indigenous vegetation 

clearance rule, there is some clearance required. Objectives and policies in Chapter 12.2 

are aimed at protecting significant areas of indigenous vegetation and habitat. Some 

clearance of indigenous vegetation has already occurred to enable topographical survey 

and geotechnical assessment/investigations. More will be required when preparing the 

terraced building platforms for construction.  

 

The vegetation on the site (and adjacent properties) is a mix of indigenous and exotic 

species. It would be difficult to consider the vegetation on site as ‘significant’ in its own right, 

due to the mixed species, weed growth and urban nature of the area. However, vegetative 

cover across several adjacent sites does provide continuous canopy and habitat for birdlife. 

It is intended to retain this canopy coverage on the upper portion of the application site and 

to install and maintain landscape plantings around the built environment and on the site 

frontage. I believe the proposal to be consistent with Chapter 12.2’s objectives and policies 

insofar as they relate to indigenous vegetation in an urban setting with serviced sites. 

 

Objectives and policies in Chapter 12.4, relevant to fire risk to residential units in proximity to 

an area of bush or shrubland, are addressed below. 

 

Objective  

12.4.3.7 To avoid fire risk arising from the location of residential units in close proximity to trees, or in 

areas not near fire fighting services.; and 

Policy 

12.4.4.7 That the risk to adjoining vegetation and properties arising from fires be avoided. 

 

The proposed development cannot entirely avoid the risk of fire, primarily because the site 

cannot provide for a building platform 20m or more away from the dripline of trees on 

adjacent properties, let alone within the site itself. However, the development will mitigate 

fire risk by means of an accessible and sufficient fire fighting water supply. Consultation has 

been carried out with Fire and Emergency NZ, with approval received – refer Appendix 6. 

 

In summary I consider the proposal to be consistent with the relevant objectives and policies 

of the District Plan. 

 

8.2 Proposed District Plan Objectives and Policies  

 

The property has a General Residential Zone under the Proposed District Plan (PDP) and has 

a Coastal Environmental Overlay.  
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Objectives  

 

GRZ-O1  

The General Residential zone provides a variety of densities, housing types and lot sizes that respond to: 

a. housing needs and demand; 

b. the adequacy and capacity of available or programmed development infrastructure; 

c. the amenity and character of the receiving residential environment; and 

d. historic heritage.   

GRZ-O2  

The General Residential zone consolidates urban residential development around available or 

programmed development infrastructure to improve the function and resilience of the receiving 

residential environment while reducing urban sprawl.   

 

GRZ-O3  

Non-residential activities contribute to the well-being of the community while complementing the 

scale, character and amenity of the General Residential zone.  

 

GRZ-O4  

Land use and subdivision in the General Residential zone is supported where there is adequacy and 

capacity of available or programmed development infrastructure. 

 

GRZ-O5  

Land use and subdivision in the General Residential zone provides communities with functional and 

high amenity living environments.  

 

GRZ-O6  

Residential communities are resilient to changes in climate and are responsive to changes in 

sustainable development techniques.  

 

GRZ-O1 is aimed at the Council when determining zoning and provisions to apply to its urban 

zones.  The proposal is for a single residential development on a site zoned for such a use and 

the site is serviced (GRZ-O2 and GRZ-O4).  The proposal is residential so GRZ-O3 is not 

relevant. The proposal is appropriate for the site and will maintain amenity (GRZ-O5 & O6).  

 

Policies  

 

GRZ-P1  

Enable land use and subdivision in the General Residential zone where: 

a. there is adequacy and capacity of available or programmed development infrastructure to 

support it; and  

b. it is consistent with the scale, character and amenity anticipated in the 

residential environment. 

 

The site is serviced and is consistent with the scale, character and amenity anticipated in the 

zone. 

 

GRZ-P2  

Require all subdivision in the General Residential zone to provide the following reticulated services to 

the boundary of each lot: 
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a. telecommunications: 

b. fibre where it is available; or 

c. copper where fibre is not available; 

d. local electricity distribution network;  

e. wastewater; and  

f. potable water and stormwater where it is available. 

 

N/A – not a subdivision. 

 

GRZ-P3  

Enable multi-unit developments within the General Residential zone, including terraced housing and 

apartments, where there is adequacy and capacity of available or programmed development 

infrastructure.   

 

N/A – not a multi unit development. 

 

GRZ-P4  

Enable non-residential activities that: 

a. do not detract from the vitality and viability of the Mixed Use zone; 

b. support the social and economic well-being of the community; 

c. are of a residential scale; and 

d. are consistent with the scale, character and amenity of the General Residential zone.  

  

N/A – not a non-residential activity. 

 

GRZ-P5  

Relates to retirement villages – N/A  

 

GRZ-P6  

Encourage and support the use of on-site water storage to enable sustainable and efficient use 

of water resources.  

 

The proposal includes a dedicated fire fighting water supply. The site is connected to 

Doubtless Bay Water Supply. 

 

GRZ-P7  

Encourage energy efficient design and the use of small-scale renewable electricity generation in the 

construction of residential development.  

 

N/A – proposal does not involve renewable electricity generation. 

 

GRZ-P8  

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.  consistency with the scale, design, amenity and character of the residential environment;  

b.  location, scale and design of buildings or structures, potential for shadowing and visual dominance ;  

c.  for residential activities,: 

 i.  provision of outdoor living space;  

 ii.  privacy for adjoining sites;  

iii.  access to sunlight  
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d.  for non-residential activities:  N/A 

e. at zone interfaces, 

any setbacks, fencing, screening or landscaping required to address potential conflicts;  

f. the adequacy and capacity of available or programmed development infrastructure to 

accommodate the proposed activity, including: 

i. opportunities for low impact design principles 

ii. ability of the site to address stormwater and soakage;  

g. managing natural hazards; and 

h. Any historical, spiritual, or cultural association held by tangata whenua, with regard to the matters s

et out in Policy TW-P6. 

 

The proposal has addressed, and taken into account, all of the relevant matters listed in GRZ-

P8.   

 

The site has a coastal environment overlay.  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.  

 

CE-O3 

Land use and subdivision in the coastal environment within urban zones is of a scale that is 

consistent with existing built development.  

 

The site is in an urban environment where ‘natural character’ values associated with the 

coastal environment are already somewhat compromised. The proposal is consistent with 

surrounding land use and with the scale of existing built development; and does not result in 

urban sprawl occurring outside of an urban zone. Building coverage is comfortably within the 

permitted activity threshold. 

 

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: 

https://farnorth.isoplan.co.nz/eplan/rules/0/11/0/0/0/66
https://farnorth.isoplan.co.nz/eplan/rules/0/11/0/0/0/66
https://farnorth.isoplan.co.nz/eplan/rules/0/5/0/0/0/66
https://farnorth.isoplan.co.nz/eplan/rules/0/5/0/0/0/66
https://farnorth.isoplan.co.nz/eplan/rules/0/5/0/0/0/66


  Thomson Survey Limited 

Land Use Consent  Dec-2023 

__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 

Page | 29 

Planning Report and Assessment of Environmental Effects Job # 10467 

   
 

 

 

a. outstanding natural character; 

b. ONL; 

c. ONF. 

The site contains none of the items listed a-c in CE-P2 and P3. 

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-P5 Enable land use and subdivision in urban zones within the coastal environment where: 

a. there is adequacy and capacity of available or programmed development infrastructure; and 

b. the use is consistent with, and does not compromise the characteristics and qualities. 

 

The site is within an existing serviced urban area. 

 

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

environment. 

 

The area is primarily an urban area and has services and infrastructure. It would be 

inappropriate to restore or enhance natural character values in the circumstances given 

that built development is the predominant use. 

 

CE-P10 Manage land use and subdivision to preserve and protect the natural character of the coastal 

environment, and to address the effects of the activity requiring resource consent, including (but not 

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

a. the presence or absence of buildings, structures or infrastructure; 

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

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

d. any means of integrating the building, structure or activity; 

e. the ability of the environment to absorb change; 

f. the need for and location of earthworks or vegetation clearance; 

g. the operational or functional need of any regionally significant infrastructure to be sited in the 

particular location;  

h. any viable alternative locations for the activity or development; 

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

matters set out in Policy TW-P6; 

j. the likelihood of the activity exacerbating natural hazards; 

k. the opportunity to enhance public access and recreation; 

l. the ability to improve the overall quality of coastal waters; and  

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

The proposal has taken the matters listed in CE-P10 into consideration. 

 

Ecosystems and indigenous biodiversity Objectives and Policies 

 

No rule breaches have been identified pursuant to the PDP. The lot owner is entitled to clear 

indigenous vegetation for the first residential unit on a site (up to 1000m2). The following 
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objective has some (although limited) relevance and the proposal is considered consistent 

with it. 

 

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.  

 

The following policies have limited relevance: 

 

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-P5 Ensure that the management of land use and subdivision to protect Significant Natural Areas and 

maintain indigenous biodiversity is done in a way that: 

a. does not impose unreasonable restrictions on existing primary production activities, particularly 

on highly versatile soils; 

b. recognises the operational need and functional need of some activities, including regionally 

significant infrastructure, to be located within Significant Natural Areas in some circumstances;  

c. allows for maintenance, use and operation of existing structures, including infrastructure; and 

d. enables Māori land to be used and developed to support the social, economic and cultural 

well-being of tangata whenua, including the provision of papakāinga, marae and 

associated residential units and infrastructure.  

 

Adverse effects are avoided and/or mitigated. The clearance is required to allow for the 

construction of what will be the only residential unit on the site. 

 

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:   

 

N/A – no resource consent required under the PDP. 

 

 

The site is mapped as being within a low risk Coastal Hazard area (100 year event) and some 

of the objectives and policies in the Natural Hazards section of the PDP have relevance 

accordingly. 

 

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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Supporting reports demonstrate that the proposal is an appropriate use of the site and will 

not increase the risk from natural hazards.  

 

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 hazard areas. 

 

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.  

 

The building platforms and foundation design have been selected only after comprehensive 

investigations involving geotechnical expertise. The design is considered appropriate for the 

site. The erosion risk is not classified as ‘high risk’, being the 100 year event scenario. As much 

as possible has been done to mitigate the fire risk. 

 

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  
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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 Geotechnical Suitability Report in Appendix 4.  

 

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 

g. services are located and designed to minimise the risk of natural hazards.  

 

The proposal is not a subdivision (part a). The building will be outside of any high risk coastal 

hazard area (part b). The location and construction methodology has taken into account 

the risk of hazard. The site is well above sea level (part c). No risk is being transferred to or 

increased on other properties (part d). No hard protection structures are proposed (part e).  

Safe vehicular access can be provided and services are either already in place or will be 

located so as not to add to risk (parts f and g).  

 

8.3 Part  2  Matters 
 

5 Purpose 

(1) The purpose of this Act is to promote the sustainable management of natural and physical 

resources. 
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(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, zoned for that 

purpose. 

 

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 and type of development for a site of this 

nature in the coastal environment, and within an urban zone (and fully serviced). Whilst  

clearance of indigenous vegetation within the site is required, the top part of the site will 

remain in its current vegetative cover and mixed indigenous/exotic landscape plantings are 

proposed for in and around the built environment. There are no heritage or cultural values 

associated with the site that I am aware of.  There are no significant risks from natural 

hazards. 

 

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] 
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(f) maintenance and enhancement of the quality of the environment: 

(g) any finite characteristics of natural and physical resources: 

(h) the protection of the habitat of trout and salmon: 

(i) the effects of climate change: 

(j) the benefits to be derived from the use and development of renewable energy. 

 

The proposed development will ensure the ongoing maintenance and enhancement of 

amenity values and the overall quality of the environment, and respects the intrinsic values of 

ecosystems.  

 

8 Treaty of Waitangi 

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

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

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

 

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

proposal does not offend any of those principles.  

 

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

into account. 

 

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 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 is within an urban area and is a serviced site. Natural character and natural 

features are already compromised by way of the urban development occurring in the 

Coopers Beach settlement.  

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; ….. 

http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM435834
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(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 building is set well back from the coast and well below headlands or ridgelines. 

 

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 

 

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 more relevant to non urban parts of the coastal 

environment. Natural character is not a relevant consideration where a coastal settlement 

already exists, with serviced sites (and State Highway nearby). The proposal is consistent with 

other policies in the NZCPS that encourage consolidation of development around existing 

urban areas in order to avoid urban sprawl. 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 

 

There are no other National Policy Statements considered relevant to this proposal. Neither 

are there any national environmental standards relevant to this proposal. The site has not 

been used for any hazardous activity or industry and there is no natural wetland or 

freshwater body affected that might trigger any consent requirement under the National 

Environmental Standard for Freshwater Management. The site is urban and development of 

a site in an urban zone for urban use is expected. I do not believe the proposal to be 

contrary to the recently enacted NPS for Indigenous Biodiversity. 
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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”. The building site and development area sit outside any 

area identified as having High or Outstanding Landscape or Natural Values in the Regional 

Policy Statement’s maps. The site is urban. 

 

Relevant objectives and policies are discussed below. 

 

Objective 3.5 Enabling economic wellbeing  

Northland’s natural and physical resources are sustainably managed in a way that is attractive for 

business and investment that will improve the economic wellbeing of Northland and its communities. 

 

I believe the proposed development is a sustainable use of the site and provides for the 

property owners’ social and economic wellbeing.  

 

3.12 Regional form  

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

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

transport choices. 

 

The site is within a serviced urban settlement. The development is in keeping with the existing 

character of the area.  

 

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. 
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Part (a) does not apply. The site is zoned for urban use and has limited natural character. The 

proposal consolidates development within an existing settlement.  

 

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

 

7.1.3 Policy – New subdivision, use and development within areas potentially affected by coastal 

hazards (including high risk coastal hazard areas) 

 

Within areas potentially affected by coastal hazards over the next 100 years (including high risk coastal 

hazard areas), the hazard risk associated with new use and development will be managed so that:  

(a) Redevelopment or changes in land use that reduce the risk of adverse effects from coastal hazards 

are encouraged;  

(b) Subdivision plans ....;  

(c) Coastal hazard risk to vehicular access routes for proposed new lots is assessed;  

(d) Any use or development does not increase the risk of social, environmental or economic harm (from 

coastal hazards);  

(e) Infrastructure .....;  

(f) The use of hard protection structures .....  

 

7.1.6 Policy – Climate change and development 

When managing subdivision, use and development in Northland, climate change effects will be 

included in all estimates of natural hazard risk, taking into account the scale and type of the proposed 

development and using the latest national guidance and best available information on the likely 

effects of climate change on the region or district. 

 

The site is not within a high risk coastal hazard area and is well elevated above sea level. 

Access can be readily achieved. The proposal does not increase the risk of hazard and is not 

reliant on the use of hard protection structures.  

 

9.0 CONSULTATION & s95 ASSESSMENT 

 

Fire and Emergency NZ (FENZ) 

Consultation has been carried out with FENZ in regard to a fire fighting water supply that is 

adequate, secure and accessible. Approval has been granted - refer to Appendix 6.  

 

9.1 S95A Public Notification Assessment 

 

A consent authority must follow the steps set out in s95A to determine whether to publicly 

notify an application for a resource consent. Step 1 specifies when public notification is 

mandatory in certain circumstances. No such circumstance exists, and public notification is 

therefore not mandatory.  

 

Step 2 of s95A specifies the circumstances that preclude public notification. No such 

circumstance exists, therefore public notification is not precluded. Step 3 of s95A must be 

considered. This specifies that public notification is required in certain circumstances. These 

include: 
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(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. Public notification is 

not required pursuant to Step 3 of s95A. 

 

Step 4 of s95A states that the consent authority is to determine if there are any special 

circumstances under which public notification may be warranted. Such circumstances are 

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

 

9.2 S95B Limited Notification Assessment 

 

A consent authority must follow the steps set out in s95B to determine whether to give limited 

notification of an application for a resource consent, if the application is not publicly notified 

pursuant to s95A. Step 1 identifies certain affected groups and affected persons that must be 

notified. No such group or persons exist in this case.  

 

Step 2 of s95B specifies the circumstances that preclude limited notification. No such 

circumstances exist and limited notification is therefore 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 does not involve a boundary activity. Clause (7) therefore does not apply. 

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. 

 

In overall summary, limited notification of this application is not required.  

 

9.3 S95D Level of Adverse Effects  

 

The AEE in this report assesses effects on the environment and concludes that these will be no 

more than minor. 

 

  

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

 

Appendix 1  Plans  & Architectural Statement 

 

Appendix 1A  Landscape Planting Plan 

 

Appendix 2   Location Map   

 

Appendix 3  Title Information 

 

Appendix 4  Geotechnical Suitability Report  

 

Appendix 5   Civil Engineering Report 

 

Appendix 6  Consultation with FENZ  
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