




Reception
Typewriter
Proposal to undertake a subdivision of Lot 4 DP79276 and Lot 2 DP190845 to create one additional

allotment. Land use consent is also sought to include provision for a dwelling within one of the 

proposed lots.

The proposal results in a multitude of land use infringements - please see AEE for further detail.

The combined subdivision and land use application has been assessed as Discretionary under the ODP.
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Combined Land Use and Subdivision Resource Consent Proposal  

 Ben Sceats  

537 Manawaora Road, Parekura Bay 

 

Date: 4 March 2026 

Attention: Liz Searle & Nick Williamson (Resource Consents Team Leaders) 

 

Please find attached: 

• an application form for a Combined Land-use and Subdivision Resource Consent under the 

Operative District Plan in the Coastal Living Zone to create one additional allotment from two 

titles (three lots in total). Landuse consent is also sought in conjunction with the subdivision 

application; 

• an application for consent under the Proposed District Plan for the indigenous vegetation 

clearance proposed within the proposed allotments; 

• an Assessment of Environmental Effects indicating the potential and actual effects of the 

proposal on the environment. 

 

The combined subdivision and landuse application have been assessed as a Discretionary Activity 

under the Operative District Plan and the proposed indigenous vegetation clearance has been 

assessed as a Discretionary Activity under the Proposed Far North District Plan. 

If you require further information, please do not hesitate to contact me.  

 

Regards, 

Alex Billot 

Resource Planner 

 

Reviewed by: 

 

Rochelle Jacobs 

Director/Senior Planner 

NORTHLAND PLANNING & DEVELOPMENT 2020 LIMITED 
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Assessment of Environment Effects Report 

1. DESCRIPTION OF THE PROPOSED ACTIVITY 

Subdivision 
1.1. The proposal is to undertake a subdivision of Lot 4 DP 79276 and Lot 2 DP 190845 (the ‘sites’) 

to create one additional allotment. The subject sites are zoned Coastal Living under the 

Operative District Plan and Rural Lifestyle within the Proposed District Plan. The ODP also 

shows that sites are subject to the High Natural Character overlay.  

 

1.2. The clients intend to subdivide the two existing coastal living properties into three individual 

allotments. Given the existing topography and natural features within the sites, it is 

considered most practical to subdivide off the eastern portion of the sites to create an 

individual allotment given the western and eastern portions are separated by a forested gully 

and a watercourse. The location of the watercourse which essentially divides the properties 

in two, restricts use of the eastern portions of the sites’ given access is difficult due to the 

terrain. Access to the eastern portion of the site is obtained via existing rights of way over 

Bentzen Drive. 

 

1.3. Proposed Lot 1 will contain land within the northern edge of the western half of the property. 

As part of this application, land use consent is also being sought for the provision of a dwelling 

within Proposed Lot 1. This will be discussed further in this report. The proposed land area for 

Lot 1 is 6044m2. Proposed Lot 2 will be vacant land and will contain land to the eastern side 

of the sites, with a proposed area of 6439m2. Proposed Lot 3 will be the largest allotment, 

containing land to the south, with a proposed area of 1.0721ha. There is an existing approved 

land use consent for this site under RC2250122, which allows for the construction of a 

dwelling. This consent has been given effect to.  

 

Figure 1: Proposed Scheme Plan. 
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1.4. Access to Lots 1 & 3 will be via the existing shared crossing place from Manawaora Road, with 

rights of access for Lot 1 provided over Lot 3. This will follow the existing metalled accessway 

within the lots. Access to Lot 2 will be from the existing right of way from Bentzen Drive. The 

parent lots currently have access rights from this right of way and hence as a result of the 

subdivision, the number of lots with rights to access from the right of way will reduce from 

two to one.  

 

1.5. There will be areas within each of the proposed allotments set aside and formally protected. 

Revegetation of areas within each of the lots is proposed, as well as pest and weed 

management and a full restriction on cats and controls imposed on dogs within the sites. Areas 

within each of the lots will also be subject to vegetation management within the proposed fire 

buffers around the proposed development sites.  This will be discussed further in this report. 

 

1.6. The proposal is supported by a range of Professional Reports which are detailed as follows 

and included within the appendices of this application: 

 

• Wilton Joubert (WJ) - Civil Site Suitability Report dated 13th December 2024 – 

Appendix 6 

• Bay Ecological Consultancy (BEC) – Ecological Impact Assessment dated 3rd March 

2026 - Appendix 7 

• Simon Cocker Landscape Architecture (SCLA) – Landscape Assessment dated 26th 

February 2026 – Appendix 8 

• Horizon Archaeology – Archaeological Assessment dated 20th September 2024 – 

Appendix 9 

• Soil & Rock Consultants - Geotechnical Investigation dated 15th October 2024 - 

Appendix 15 

 

1.7. Correspondence has also been had with the following parties, with this attached within the 

relevant appendices: 

• Heritage NZ Pouhere Taonga 

• Fire and Emergency NZ 

• Relevant Iwi Representatives  

 

Land Use – Operative District Plan 

Dwelling within Proposed Lot 1 

1.8. As part of this application, it is proposed to include provision for a dwelling within Proposed 

Lot 1. An indicative/conceptual building design is attached within Appendix 5. The design of 

the building may alter slightly as part of the final design, however the approach to integration 

of the building into the site will be controlled as will be detailed further in this report.  The 

concept dwelling consists of two bedrooms, one bathroom and an open plan 

kitchen/living/dining which is located centrally within the dwelling, separating the two 

bedrooms. An attached car parking deck is located to the south of the dwelling which will 

provide provision for carparking. This car parking deck will be open slated, such that it does 

not create a barrier to ground. The floor area of the dwelling and car parking deck is 121m2.  
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1.9. Given the underlying zoning being Coastal Living as well as the existing dominant vegetation 

on the site, the proposed dwelling will result in infringement of the permitted rules for: 

 

• 10.7.5.1.1 Visual Amenity 

• 10.7.5.1.7 Setback from Boundaries, and 

• 12.4.6.1.2 Fire Risk to Residential Units 

 

Indigenous Vegetation Clearance  

1.10. In terms of indigenous vegetation clearance for the proposed lots, there are exemptions for 

indigenous vegetation clearance stated within ODP Rule 12.2.6.1.1 which includes provision 

for (m) creation and maintenance of firebreaks provided that no more vegetation clearance is 

cleared than necessary to achieve the practical purpose of the firebreak. All lots include fire 

buffer planting which contributes to formal effects management, which involves the manual 

selective clearance of higher flammability species and replanting at higher density in diverse 

lower flammability native vegetation, as per the EcIA. The indigenous vegetation clearance 

associated with the firebreaks is considered permitted under Rule 12.2.6.1.1(m) and is 

therefore not included within the indigenous vegetation clearance for the sites.   

 

1.11. The existing clearance within each of the lots is stated below: 

 

- Proposed Lot 1 – 300m2 for access and caravan site (as at 2006 ) + approximate 

retrospective clearance of 980m2 

- Proposed Lot 2 – 450m2 – grass adjacent to Bentzen Drive 

- Proposed Lot 3 – 515m2 – consent for this indigenous vegetation clearance was sought 

and approved under RC2250122. 

Figure 2: Indicative/conceptual dwelling design for Lot 1. 
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1.12. The historical clearance as stated above, is considered permitted within Lots 1 & 2, with the 

clearance within Lot 3 (Lot 2 DP 190845) already having obtained consent under RC 2250122.  

 

1.13. Some clearance post 2006 has occurred on Lot 1 to prepare realigned access to the site and a 

building platform. As noted above, this requires retrospective consent as it increases the total 

cleared area on site above 500m2. It is noted that some of this clearance area is proposed to 

be revegetated as part of this development.  

 

1.14. For the purposes of subdivision and accounting for future development of the allotments we 

have calculated areas of open space for each allotment. It is noted that these areas encompass 

the areas of historical clearance, some retrospective clearance and consented clearance 

detailed above.  

 

- Proposed Lot 1 – 1428m2 of open space  

- Proposed Lot 2 – 1381m2 of open space 

- Proposed Lot 3 – 1573m2 of open space 

 

1.15. The above-mentioned open space areas proposed are not intended to be cleared at once as 

part of this proposal. Instead, they direct the future development of the sites into the most 

suitable locations. Including the vegetation clearance as part of the subdivision proposal 

enables the overall effect of total vegetation clearance to be considered and provides upfront 

offsetting to mitigate those future effects of development. The total clearance enabled over 

the entirety of the sites as part of this subdivision will equate to 3117m2, which is offset by 

proposed revegetation areas of a total of 3899m2 across the development.   

 

1.16. The proposal therefore requires both retrospective and future consent for an infringement of 

Permitted Rule 12.2.6.1.4 Indigenous vegetation clearance in other zones.  

 

Excavations 

1.17. Historical excavations have been undertaken within Lot 1, to form a building area and 

improved safer access. A Topographic Survey was completed for the site which estimated the 

retrospective excavation volumes to be 267m3 of cut and 115m3 of fill (382m3 total). As this 

infringes the permitted standard of 300m3, retrospective consent is therefore sought for the 

excavations that have been undertaken within Proposed Lot 1. 

 

1.18. Landuse consent was sought and approved for the excavations within Lot 2 DP 190845 

(Proposed Lot 3), as part of RC 2250122. It was estimated that 495m3 of excavations had 

occurred on site with a maximum cut height of 1.8 metres.  

 

1.19. Therefore, the proposal requires retrospective consent for excavations within Proposed Lot 1 

which creates an infringement of Permitted Rule 12.3.6.1.2 Excavation and/or filling within 

the Coastal Living Zone. A Geotechnical Investigation has been completed by Soil & Rock 

Consultants which assessed the concept building areas for the lots, which includes the 

excavated area within Proposed Lot 1. 
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Access 

1.20. The subdivision proposal also results in an infringement of the vehicle crossing standards, 

given that the required sight lines cannot be met. WJ have recommended a specific design 

which will account for the lesser sight line distances and mitigate effects.  

 

Proposed District Plan 
1.21. The rules within the Ecosystems and Indigenous Biodiversity Chapter of the PDP have 

immediate legal effect and therefore consideration of these rules must be taken into account.  

 

1.22. IB-R1 sets the permitted standards for indigenous vegetation pruning, trimming and clearance 

and any associated land disturbance for specified activities within and outside a SNA. PER-1(6) 

allows for such works ‘to create and maintain a 20m setback from a building used for a 

vulnerable activity’. Although the proposed fire breaks within each lot are only 10m wide, it is 

considered that the manual selective removal of vegetation and replacement with low 

flammable vegetation within each of the lots for the purpose of a fire break, is permitted 

under this rule. 

 

1.23. IB R1 (PER-1(7)) allows 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 rule would 
apply to the proposed open spaces within each lot. It is noted that through the hearings 

process, the word ‘existing’ has been added to the rule. It is unclear if this means that the 

1000m2 applies to the site which existed at the date the plan becomes operative i.e. the parent 

allotment or for a site that has been legally created.  

 

1.24. The total proposed open areas within each lot (proposed and existing clearance) amounts to 

1428m2 for Lot 1, 1381m2 for Lot 2 and 1573m2 for Lot 3. Therefore, the clearance within each 

lot exceeds the permitted allowance under IB-R1 (PER1(7)). IB-R1 determines that non-

compliance results in a Discretionary Activity for the volume of clearance required which 

exceeds 1,000m2 in area.  

 

1.25. As per Note 1 of this chapter within the PDP, IB-R2 to IB-R4 apply to indigenous vegetation 

clearance not permitted under Rule IB-R1 and as such we have also reviewed these rules. IB-

R2 controls indigenous vegetation clearance and any associated land disturbance within a SNA 

for Papakainga, which is not applicable to the proposal given Papakainga is not proposed.  

 

1.26. IB-R3 controls indigenous vegetation clearance and any associated land disturbance within a 

SNA in all zones. The sites are considered to fall within the PDP definition of ‘significant natural 

area’ because the definition clause (b) RPSN Appendix 5 criteria classification are met (refer 

to Appendix 7 – EcIA, Table 11, Pg 31). The highest ecological values are within the creek, 

located centrally within the parent lots. There is no development or clearance proposed in 

this area. The proposed open areas are stated to have ‘Negligible (Lot 2) and LOW (Lots 1 & 3) 

significance by mere virtue of presence of cover/extent, rather than quality and composition.’ 
The EcIA concludes that ‘identified site significance is considered concentrated in the gully with 
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higher territorial economics and diversity. The clearance cover is assessed as LOW.’ As such, 

IB-R3 is applicable to the proposal.  

 

 
Figure 3: PDP definition of SNA. 

 

1.27. IB-R3 (PER-1) states that clearance is permitted so long as it does not exceed 100m2 per 

calendar year. The proposed development would breach this based on the area of proposed 

open areas within each lot. Consent is therefore required as a Discretionary Activity under IB-

R3.  

 

1.28. IB-R4 (PER-1) relates to clearance outside of a SNA and therefore, is not applicable.   

 

1.29. Consent under the PDP for the infringements of IB-R1 and IB-R3 will be applied for as part of 

this application as a Discretionary Activity. 

 

2. THE SITE AND SURROUNDING ENVIRONMENT  
2.1. The subject sites are zoned Coastal Living under the Operative District Plan and Rural Lifestyle 

within the Proposed District Plan.  

 

2.2. The overall development is serviced by two existing crossing places along Manawaora Road. 

The main crossing place provides vehicular access to Lots 1 & 3, while the secondary crossing 

provides access to Lot 1. This secondary crossing is the original crossing place for this site, 

however sight visibility from this is quite restrictive. As a result a ROW has been sought over 

the crossing place to Lot 3 in favour of Lot 1 to improve safety.  

 

2.3. The ROW area has been formed with a metalled accessway which provides access to the 

dwelling within Proposed Lot 3 and the cleared area within Proposed Lot 1. The topography 

falls away to the east, towards a stream which as mentioned, is located fairly centrally within 

the lots and will form the new dividing boundary.  

 

2.4. The eastern boundary of the sites adjoins an existing metalled right of way (ROW) formed off 

Bentzen Drive. The eastern portion of the site falls west towards the aforementioned stream.  

 

2.5. The majority of the sites are bush covered, which is classified as PNA Russell Forest. This bush 

also covers lots within close proximity to the sites, as will be discussed further in this report. 
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The sites both have distant views of the CMA from the cleared proposed building areas within 

the sites.  

 

2.6. The surrounding environment consists of a range of densities, with the immediate 

surrounding allotments being of similar size to the subject sites as well as similar use - bush 

blocks developed with a residential dwelling. To the west of the site, on the opposite side of 

Manawaora Road are smaller sized allotments zoned Coastal Residential. Russell Forest 

extends further afield to the south. These sites are zoned as General Coastal.  

 

 

 

 

 

Site Photos 
2.7. A site visit was undertaken in August 2024 by Northland Planning when viewing the 

neighbouring development. A subsequent visit was then undertaken by the landscape architect 

in December 2025. Pictures from both visits have been included below.   

 

Oak tree in 537 Manawaora 

Road. Excavated area shown is 

with Lot 4 DP79276.  

Figure 4: FNDC ODP zoning Maps. Figure 5: Aerial image of the site and surrounding environment. 

Figure 6: Image of the sites. 
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Figure 7: View east across building site within Proposed Lot 1 (Dec 2025) 

Figure 8: View towards building site within Proposed Lot 1 (Dec 2025) 

Figure 9: Existing metalled drive which leads to Proposed Lot 1. Image is looking towards 

Manawaora Road from the Lot 1 boundary. Dwelling within Lot 3 is to the left. (Dec 2025) 
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Figure 10: Approved dwelling within Proposed Lot 3 (Dec 2025) 

Figure 11 - Grass Area on Lot 2 (Aug 2024) Figure 12 - Visibility from original crossing to Lot 1 (Aug 

2024) 

Figure 13 - Visibility from original crossing to Lot 1 (Aug 

2024) 

Figure 14 - Visibility from crossing to Lot 3 

(Aug 2024) 
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3. BACKGROUND  

Title 
3.1. Lot 2 DP 190845 is held within Record of Title NA120C/718, with an area of 1.3302 hectares. 

The title is dated 4th December 1998. There are no consent notices registered on the title. There 

are existing easements for rights of way and water rights under Easement Certificate 354688.2. 

Easements B & C are also registered over the title which run through the middle of the site in a 

north-south direction. These easements will remain as part of the proposed subdivision.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

3.2. Lot 4 DP 79276 is held within Record of Title NA36A/780, with a legal area of 9911m2 and title 

date of 22nd December 1976. This title also does not contain any registered consent notices. 

There are existing easements for right of way and water rights held within Transfer Doc 512068 

and Easement Certificate 354688.2. These easements will remain unaffected by the proposal.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 15: DP190845 showing locations of Easements B & C. 

Figure 16: DP79276 showing subject site. 
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Site History 
3.3. RC 2250122-RMALUC was recently approved on 24/02/2025 for the construction of a dwelling 

and associated onsite wastewater disposal system within 537 Manawaora Road, Parekura Bay. 

Consent was sought due to an infringement of the permitted standards for visual amenity and 

fire risk to residential units. Retrospective consent was also sought for excavations and 

indigenous vegetation clearance which had been undertaken on the site to prepare the building 

platform, access areas and areas for onsite servicing. Overall consent was required as a 

Discretionary Activity. 

 

3.4. The application was supported by various Professional Reports which included a Geotechnical 

report, Landscape Assessment, Architectural Plans, Archaeological Report and Erosion and 

Sediment Control Plan. Conditions related to remedial works of the existing earthworks and 

having erosion and sediment controls in place prior to any further earthworks in accordance 

with the provided reports. A natural and recessive colour scheme was proposed for the 

dwelling. Removal of native species with a high flammability within 10-15m of the dwelling was 

recommended and replacement of these with native species of low flammability. 

Implementation of the measures within the FENZ approval are also to be implemented.  

 

3.5. Construction of the dwelling has commenced and is nearly completed as depicted in Figure 10 

earlier in this report.   

 

Site Features  
3.6. The sites are located within the Coastal Living Zone under the Operative District Plan (ODP) and 

zoned Rural Lifestyle within the Proposed District Plan (PDP). The sites are also located within 

the Coastal Environment and High Natural Character Overlay in the PDP.  

 

3.7. Within the Regional Policy Statement for Northland 

(RPSN), the sites are shown to be within the Coastal 

Environment as well as partially covered by an area of 

High Natural Character (HNC). It is worth noting that 

the approved building location within Lot 2 DP 190845 

is located outside of the area noted as HNC. The 

existing cleared areas within Lot 4 DP 79276 

(Proposed Lots 1 & 2) also appear to be located 

outside of these areas.  

 

3.8. As mentioned earlier in this report, PNA Russell 

Forest covers the majority of the sites. The sites 

are also shown to be within an area where kiwi 

are present.  

 

3.9. The sites are not known to previously have had 

or currently have any activities undertaken 

which would be on the HAIL. 

Figure 17: RPS Maps. 

Figure 18: FNDC PNA Maps. 
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3.10. Horizon Archaeology had completed an Archaeological Assessment in support of RC2250122 

for 537 Manawaora Road (Lot 2 DP 190845), which identified the previously recorded single 

terrace (Q05/294) southeast of the high point of the subject site. Horizon Archaeology 

determined that the area which has been excavated for the proposed building platform, 

services and access did not have any evidence of archaeological features and that the proposed 

activity will not affect the recorded terrace Q05/294. Horizon Archaeology recommended that 

an ADP is in place during any future works. A further assessment has been provided by Horizon 

Archaeology for the proposed subdivision (Archaeological Assessment dated 20th September 

2024 and included within Appendix 9). This assessment covered the eastern portions of the 

sites (Lot 2 DP 190845 and Lot 4 DP 79276), with the assessment concluding that there were no 

recorded archaeological sites present on the new lot nor unrecorded sites identified. No 

archaeological authority was determined to be required to support the subdivision and any built 

development on the lots recommended to take place under an ADP.  

 

3.11. The sites contain soils classified as LUC 6e17. These soils are not considered to be highly 

versatile under the RPSN. The sites are not identified as being highly productive land under the 

National Policy Statement for Highly Productive Land (NPS-HPL) and no further assessment will 

be made within the report.  

 

3.12. The sites are not identified as containing any wetlands under the NRC Biodiversity Maps nor are 

any noted within the EcIA attached with this application. 

 

3.13. The sites are not shown to be susceptible to natural hazards under the NRC Hazards Maps. 

 

3.14. The sites are not within an area of benefit for reticulated wastewater, stormwater or water 

supply.  

 

3.15. The sites are not shown to be within or adjoining a Statutory Acknowledgement Area. The 

proposal has been circulated to the relevant Iwi representatives with only one response 

received to date from Ngati Manu which indicated support of the proposal. No other responses 

have been received.  

 

4. WEIGHTING OF PLANS 
4.1. The Council notified its’ PDP on 27 July 2022.  The period for public submissions closed on the 

21 October 2022.  A summary of submissions was notified on the 4 August 2023.  The further 

submission period closed on the 5 September 2023.  

 

4.2. A large number of comprehensive submissions were received across the board such that the 

Council has confirmed that other than the rules which were initially identified as having 

immediate legal effect no additional rules will have legal effect until such time as a decision is 

made on those provisions. This is expected in May 2026.    
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4.3. District Plan hearings on submissions have recently concluded, however no decisions on the 

PDP have been issued.  For this reason, PDP rules which do not have immediate legal effect are 

not considered.  

 

4.4. Recent advice from Council is that objectives and policies of the PDP are now given some 

weighting.   

 

5. ACTIVITY STATUS OF THE PROPOSAL 

Operative District Plan  
5.1. The subject sites are located within the Coastal Living Zone.  An assessment of the relevant 

subdivision, zone and district wide rules of the District Plan is set out in the tables below. The 

proposal will be assessed against the relevant rules.  

 

Subdivision 

Table 1 - Assessment of the applicable Subdivision Rules for the Coastal Living Zone:  

PERFORMANCE STANDARDS 

Plan 

Reference 

Rule Performance of Proposal 

13.7.2.1 

(ix) 

MINIMUM LOT SIZES Discretionary Activity 

The proposal will see one additional allotment created by 

reconfiguring two existing allotments. The proposed lot sizes 

will be 6044m2, 6439m2 and 1.0721ha.  

 

The proposed lot sizes do not comply with the controlled 

provisions of 4ha for the zone or the RDA provisions of 8000m2 

but can meet the Discretionary provisions of 5000m2. 

The subdivision aspect is therefore assessed as a Discretionary 

Activity. 

 

13.7.2.2 ALLOTMENT 

DIMENSIONS 

Permitted  

Proposed Lot 3 contains an existing approved RC for a 

dwelling and as such, is considered to comply with this rule. 

Lots 1 & 2 are also of ample area for future built development 

with concept building locations being detailed within the EcIA.     

13.7.2.3 – 9 Not Applicable for this application.  

 

5.2. The proposal is able to meet the lot size provided for as a Discretionary Activity as per Table 

13.7.2.1 above. 

 

Coastal Living Zone Standards  

5.3. As discussed, RC2250122 approved the construction of a dwelling and associated access and 

servicing within Lot 2 DP 190845. This development will be wholly contained within Proposed 

Lot 3. As such, it is considered necessary to assess the approved development within Lot 3 

against the permitted standards for the zone, given the lot size will be changing. Proposed Lot 

1 will also contain a portion of metalled access as well as provision for a dwelling being included 
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as part of this application. Proposed Lot 2 will be vacant land as a result of the proposed 

subdivision.  

 

5.4. An assessment of Section 10.7.5.1 of the Operative District Plan will be undertaken below.  

 

Table 2 - Assessment of the permitted COASTAL LIVING ZONE RULES:  

PERFORMANCE STANDARDS 

Plan 

Reference 

Rule Performance of Proposal 

10.7.5.1.1  VISUAL AMENITY Restricted Discretionary – Proposed Lot 1 

 

The provision for a dwelling to be constructed 

within Proposed Lot 1 is being applied for as part of 

this application. The indicative floor area will exceed 

50m2. There is not an existing approved building 

envelope within the site. As such, consent is 

triggered under this rule for the proposed new 

dwelling within Lot 1. 

 

Lot 3 has provision to contain the recently approved 

dwelling under RC2250122. As mentioned, consent 

was sought given the breach of the permitted 

standards under this rule and was subsequently 

approved. The proposal is not considered to alter 

the dimensions or location of the dwelling approved 

under the subject consent and all conditions 

imposed on RC2250122 will still apply. As such, it is 

considered that consent has already been provided 

for the dwelling, and no further consent is required. 

  

Lot 2 is not proposed to contain any built 

development as part of this proposal.  

 

10.7.5.1.2  

 

 

RESIDENTIAL INTENSITY Permitted 

 

Proposed Lots 1 & 3 have provision for one 

residential dwelling.  

No new dwellings are proposed within Lot 2 as part 

of this application. 

 

10.7.5.1.3 SCALE OF ACTIVITIES Not applicable  

 

No such activities are proposed.    

 

10.7.5.1.4 BUILDING HEIGHT Permitted. 

 

The maximum height of the proposed dwelling 

within Proposed Lot 1 will be 6.9m which is within 

the permitted height threshold.  



Planning Assessment 

Page | 20  
Combined Land Use and Subdivision Consent  

 

 

10.7.5.1.5 SUNLIGHT Permitted  

 

The new dividing boundaries are located a sufficient 

distance from the proposed dwelling location under 

RC2250122 within Lot 3 as well as the proposed 

dwelling within Lot 1, such that no breach of the 

permitted standards for sunlight are anticipated.  

 

10.7.5.1.6  

 

 

STORMWATER MANAGEMENT Permitted  

 

The permitted threshold for impermeable surfaces 

within the Coastal Living zone is 10% or 600m2, 

whichever is the lesser. 

 

Proposed Lot 3 

As shown on the approved plans within RC2250122, 

the total amount of impermeable surfaces 

consented equates to 499m2, which is less than the 

permitted standard of 600m2, for Lot 3. 

 

Proposed Lot 1 

The impermeable surfaces within the site will be: 

- Metalled access – 196m2 

- Proposed dwelling (excluding car parking 

deck as will be open slated) – 103m2 

Total – 299m2 - complies 

 

Lot 2 will be vacant.  

10.7.5.1.7  

 

 

SETBACK FROM BOUNDARIES Restricted Discretionary – Proposed Lot 1 

 

The proposed lots are greater than 5000m2 and 

therefore the permitted setback distance from 

boundaries is 10 metres. 

 

Proposed Lot 1 

The proposed dwelling within Lot 1 will be located in 

excess of 10 metres from the boundary, however 

the attached car parking deck will be located 

4.546m from the dividing boundary with Lot 3. As 

such, a setback infringement occurs along this 

boundary. Given this is an internal boundary of the 

subdivision, written approval is considered to form 

part of this application such that no formal approval 

form is considered necessary.   

 

Proposed Lot 3 

The new dividing boundaries are located a sufficient 

distance from the proposed dwelling location under 

RC2250122 within Lot 3 such that no breach of the 

permitted standards for setbacks are anticipated.   
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Proposed Lot 2 

Proposed Lot 2 will not contain any built 

development as part of this application.  

  

10.7.5.1.8 SCREENING FOR NEIGHBOURS 

NON-RESIDENTIAL ACTIVITIES 

Not applicable as no non-residential activities are 

proposed. 

 

10.7.5.1.9 TRANSPORTATION A full assessment has been completed in the table 

below. 

 

10.7.5.1.10 HOURS OF OPERATION NON-

RESIDENTIAL ACTIVITIES 

Not applicable as no non-residential activities are 

proposed. 

 

10.7.5.1.11 KEEPING OF ANIMALS Not applicable as no commercial keeping of animals 

are proposed. 

 

10.7.5.1.12 NOISE Permitted 

The proposal can comply with the permitted 

standard. 

 

10.7.5.1.13 HELICOPTER LANDING AREA Not applicable as no helicopter landing is required. 

 

District Wide Matters  

Table 3 – DISTRICT WIDE MATTERS 

Plan 

Reference 

Rule Performance of Proposal 

Chapter 12 – Natural and Physical Resources 

12.1 LANDSCAPES AND 

NATURAL FEATURES 

Not Applicable.  

The sites do not contain any areas of Outstanding Natural 

Features or Outstanding Landscapes. The sites do contain areas 

classified as High Natural Character, however this does not 

trigger assessment under this Chapter.  

 

12.2 

 

 

12.2.6.1.4 

(P) 

 

12.2.6.2.2 

(RDA) 

INDIGENOUS FLORA 

AND FAUNA 

 

Indigenous vegetation 

clearance is other zones 

 

 

Restricted Discretionary – all lots 

 

The sites do not meet the definition of an ‘urban environment’ 
as the sites are not connected to a reticulated water supply or 

sewage system. 

 

Retrospective consent was sought and approved under RC 

2250122 for the vegetation clearance which had occurred 

within Lot 2 DP 190845, such that no further consent is 

triggered for this site. 

 

Retrospective consent is required for the existing clearance 

area within Lot 1 (although some of this area is proposed to be 

revegetated as part of this development).  
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For the purposes of subdivision and accounting for future 

development of the allotments the calculated areas of open 

space for each allotment are noted below. It is noted that these 

areas encompass the areas of historical clearance, some 

retrospective clearance and consented clearance. The total 

amount of clearance (proposed and existing) within the lots are 

as follows: 

 

- Proposed Lot 1 – 1428m2 

- Proposed Lot 2 – 1381m2 

- Proposed Lot 3 – 1573m2  

 

As over 500m2 of indigenous vegetation within each lot will 

occur, resource consent is required.  

12.3 

 

12.3.6.1.2 

(P) 

 

12.3.6.2.1 

(RDA) 

SOILS AND MINERALS Discretionary – Proposed Lot 1 retrospective consent 

 

The permitted volume of excavations for the zone is 300m3 in 

any 12-month period per site and a cut or filled face which does 

not exceed 1.5m in height. 

 

Proposed Lot 3 

Retrospective consent was sought and obtained under RC 

2250122 for excavations which had occurred within Lot 2 DP 

190845, which amounted to a total volume of 495m3 with a 

maximum cut face of 1.8m. Only 5m3 of excavations were 

anticipated for the construction of the dwelling. As such, no 

further consent is triggered for the excavation works consented 

within Lot 2 DP 190845. 

 

Proposed Lot 1 

A topographic survey has been completed for the excavations 

that have occurred within Lot 4 DP 79276 (Proposed Lot 1), with 

this amount anticipated to be 267m3 of cut and 115m3 of fill 

(382m3). Therefore, retrospective consent is sought for the 

excavations which have previously occurred within the site. 

As a result of the proposed dwelling, the excavation volume is 

anticipated to be less than 300m2. Given this will occur in a 

different 12-month period to the previous excavations, consent 

is not triggered for the excavations associated with the dwelling 

and car parking deck.  

 

Retrospective consent is therefore sought for the excavations 

which have taken place within Lot 4 DP 79276 (Proposed Lot 1). 

It has been estimated that these works amounted to a total 

volume of 382m3. These works occurred on a slope with a series 

of banks being cut into the existing slope ranging from RL 29.5 

– RL 40.0. The topo plan attached within Appendix 8 indicates 

the individual cut faces being from RL 40 – RL 39, RL 37 – RL 35, 

RL 35 – RL 32. With fill from RL 32 – RL 29. Consent for 

exceedance of 1.5m cut or fill slope is triggered as a 

Discretionary Activity.  
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12.4 NATURAL HAZRADS Discretionary – Proposed Lot 1 

 

The sites are not located within a coastal hazard zone. 

 

RC2250122 included consent for a breach of the fire risk to 

residential units rule, which will remain unchanged. 

 

The proposed dwelling within Proposed Lot 1 will be located 

within 20 metres of the proposed revegetated firebreak and 

screening vegetation and therefore requires consent under 

12.4.6.1.2. FENZ have been contacted as part of this proposal 

with their approval received as contained within Appendix 10.  

 

12.5 HERITAGE PRECINCTS Not Applicable. 

 

12.6 AIR Deleted Chapter 

 

12.7 LAKES, RIVERS, 

WETLANDS AND THE 

COASTLINE 

Permitted  

The EcIA completed by BEC confirmed that there were no 

known wetlands within the site. The proposed lots are located 

an adequate distance from the CMA and any built development 

will be located in excess of 30 metres from any river such that 

this section does not apply. 

The proposal is considered to be Permitted in terms of this 

chapter.  

 

12.8 HAZARDOUS 

SUBSTANCES 

Not Applicable 

12.9 RENEWABLE ENERGY 

AND ENERGY 

EFFICIENCY 

Not Applicable.  

Chapter 14 – Financial Contributions 

14.6 

14.6.1  

ESPLANADE AREAS Permitted  

(a)(i) & (ii) – Not applicable. While the site includes a stream, 

on average its width where it passes through the site is less 

than 3 metres. Refer to page 46 of the ECIA for pictures of the 

stream.  

(a)(iii) – An esplanade reserve or strip is not considered 

necessary given that the adjoining allotments do not contain 

such legal instruments and the setting aside of this is not 

considered to maintain or enhance the natural functioning of 

water bodies, or water quality, aquatic habitats or mitigate 

natural hazards. The stream is surrounded by native bush 

which is protected. It is considered that an additional legal 

instrument will not provide a superior outcome.  

(a)(iv) – Not applicable. 

(b) & (c) – Not applicable.  

 

Chapter 15 - Transportation 
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Plan 

Reference 

Rule Performance of Proposal 

15.1.6A TRAFFIC Permitted. 

The permitted TIF within the Coastal Living zone is 20, with the 

first residential unit being exempt from this rule. 

The proposal can comply with this section.   

 

15.1.6B  PARKING Permitted  

FNDC is now classified as a Tier 3 Council and as such Policy 

11(a) of the National Policy Statement for Urban Development 

2020 (NPS-UD) clause 3.38 requires the removal of provisions, 

standards and rules that require a minimum number of car 

parks to be provided when undertaking development other 

than for accessible car parks and residential development. The 

proposal does not require the need for accessible car parks and 

adequate parking can be provided on site for each residential 

unit. As such, the proposal is deemed permitted in terms of the 

parking rules.  

  

15.1.6C.1.1 PRIVATE ACCESSWAY 

IN ALL ZONES 

Permitted. 

(a) Easement A will contain a private accessway which will 

service Lots 1 & 3.  

Appendix 3B-1 states that a private accessway servicing 2 

allotments in the CL zone, requires a 5m legal width and 

3m carriageway width. The private accessway will comply 

with this.   

(b) As above. 

(c) The private accessway will not service more than two 

households. 

(d) The subdivision does not serve 9 or more sites. 

 

In terms of the access to Proposed Lot 2, this will be via the 

existing right of way from Bentzen Drive. The two parent lots 

currently have rights to form access off this ROW and as a 

result of the proposed subdivision, the number of lots with 

rights to form access from the ROW will reduce to one, 

therefore decreasing any effects. As such, no assessment will 

be made of the existing private accessway which will service 

Proposed Lot 2 as the proposal is considered to result in a 

improved outcome in terms of access, as the number of users 

of the ROW will reduce from two to one.  

 

15.1.6C.1.2 PRIVATE ACCESSWAYS 

IN URBAN ZONES 

Not applicable. 

 

 

15.1.6C.1.3 PASSING BAYS ON 

PRIVATE ACCESSWAYS 

IN ALL ZONES 

Permitted. 

(a) & (b) In rural and coastal zones, passing bays are required at 

spacings not exceeding 100m. Where passing bays are 

required, they are to be at least 15m long and have a usable 

access width of 5.5 metres. The private accessway is 
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considered to be less than 100m long and therefore no 

passing bay is required.  

(c) There is ample area for passing bays and vehicle queuing 

space at the vehicle crossing to Manawaora Road.   

 

15.1.6C.1.4 ACCESS OVER 

FOOTPATHS 

Not applicable. 

  

15.1.6C.1.5 VEHICLE CROSSING 

STANDARDS IN RURAL 

AND COASTAL ZONES 

Discretionary Activity.  

(a) WJ have assessed the proposed accesses within their 

SSR.  

For Proposed Lot 2 – access will be from the existing 

ROW. WJ have confirmed that there are no existing 

drainage facilities on the shoulder of the ROW at the 

proposed access point. WJ have determined that given 

the operating speeds along the ROW will be low, that 

the available sight distances in both directions are 

therefore considered adequate.  

For Proposed Lots 1 & 3 – the vehicle crossing is 

existing and WJ have recommended that the crossing 

is formed in compliance with FNDC Eng Standards 2009 

Sheet FNDC/S/6B. It is noted that there are no existing 

drainage facilities on the eastern shoulder of 

Manawaora Road at the access point. Given the speed 

limit along Manawaora Road is 100km/hr, the 

minimum sight distance requirements are 170m. WJ 

have determined that the available sight distances 

along the northbound and southbound lanes are 77m 

and 55m respectively, which is less than the required 

sight distances. Given the non-compliance, WJ have 

recommended mitigation measures and are in support 

of the location of the crossing given the operating 

speed is likely to be significantly lower than the posted 

speed limit and is considered to be the best-case 

location along the lot boundaries.  To address the 

inadequate sight distances, WJ have recommended 

that the crossing be extended north, along the eastern 

side of Manawaora Road, to allow additional safe space 

for turning. This will be discussed further in this report, 

as well as being detailed within the SSR. Given the non-

compliance of the sight distances at the vehicle 

crossing to Lots 1 & 3, a technical breach of this rule 

occurs and consent is triggered. Discretionary 

Activity. 

(b) Manawaora Road is a sealed road and therefore, the 

splays will be surfaced as per this rule. Lot 2 will be 

accessed via a metalled ROW and therefore this rule 

does not apply. 

(c) The crossing to Lots 1 & 3 will service two properties 

only. The private accessway will be 6m wide for a 

minimum distance of 6m from the edge of the 

carriageway.  
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15.1.6C.1.6 VEHICLE CROSSING 

STANDARDS IN URBAN 

ZONES 

Not applicable.   

15.1.6C.1.7 GENERAL ACCESS 

STANDARDS 

Permitted 

(a) There will be no need for vehicles to reverse off site. 

(b) There are no bends or corners located within Easement A.  

(c) Areas where legal width exceeds formation width, will be 

grassed.  

(d) Stormwater will be managed on site.   

15.1.6C.1.8 FRONTAGE TO 

EXISTING ROADS 

Permitted. 

(a) Manawaora Road is considered to meet the legal standards.  

(b) As above. 

(c) The configuration of the lots will be such that each lot will 

only have one road frontage. Proposed Lots 1 & 3 will share 

a vehicle crossing and then be accessed via private 

accessway, such that the proposal complies with this rule.  

(d) There are no known carriageway encroachments.    

 

15.1.6C.1.9 

– 11 

Not applicable to this development.  

 

Operative District Plan Overall Status  
 

Subdivision 

5.6 The proposal is determined to comply with the Discretionary provisions for the Coastal Living 

zone as the proposed lot sizes exceed 5000m2 in area.  

 

Land Use  

5.7 The proposal includes development of one dwelling within Lot 1. Both the land use and 

subdivision components trigger consent as detailed below:  

 

10.7.5.1.1 Visual Amenity 

5.7.1 The proposal includes provision for a dwelling within Proposed Lot 1. As the floor area exceeds 

50m2, consent is triggered under this rule. This aspect has been determined to be a Restricted 

Discretionary Activity.   

 

10.7.5.1.7 Setback from Boundaries 

 

5.7.2 The proposed carparking deck within Proposed Lot 1 will be located 4.546m from the dividing 

boundary between Lots 1 & 3. Given this is an internal boundary as part of the combined 

application, it is considered a given that written approval is provided for the proposal and as 

such no formal written approval letter has been obtained. The proposal is assessed as a 

Restricted Discretionary Activity.  
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12.2.6.1.4 Indigenous vegetation clearance 

5.7.3 Consent is sought for the proposed ‘open areas’ within each of the allotments, given these 
areas exceed 500m2. This has been assessed as a Restricted Discretionary Activity.  

 

12.3.6.1.2 Excavations 

5.7.4 Retrospective consent is required for the excavations which have occurred within Lot 1. It is 

estimated that the excavation volume is 382m3 which breaches the permitted threshold of 

300m3 as well as the existing cut and fill faces exceeding 1.5m. The excavations for the 

dwelling are anticipated to meet the permitted threshold given these are anticipated to be 

less than 300m3 and will occur in a different 12-month period to those already undertaken 

within the site. The retrospective consent is assessed as a Discretionary Activity.  

 

12.4.6.1.2 Fire Risk to Residential Units 

5.7.5 The proposed dwelling within Lot 1 will be located less than 20 metres from the proposed 

revegetated firebreak and screening planting. Consultation has been had with FENZ with their 

approval received. This aspect is assessed as a Discretionary Activity.   

 

15.1.6C.1.5 Vehicle crossing standards in rural and coastal zones 

5.7.6 The existing access to Lots 1 & 3 will be upgraded to the required standard as per the SSR, 

however given that the required sight lines cannot be met, consent is triggered. WJ have 

recommended mitigation measures within their SSR to account for this. As such, consent will 

be sought for this as a Discretionary Activity.  

 

Overall Combined Status for Subdivision and Landuse 

5.8 As per Rules 10.7.5.4, 12.2.6.1, 12.3.6.3, 12.4.6.3 15.1.6C.2 and 13.9 Discretionary Activities, 

the combined subdivision and landuse application will be assessed as a Discretionary Activity.  

The relevant sections of Chapter 11, 13 and 15 of the ODP will be assessed as part of this 

application.  

 

Proposed Far North District Plan  
5.9 Under the Proposed Far North District Plan (PDP), the site is zoned ‘Rural Lifestyle’. The sites 

are also within the ‘Coastal Environment’ and ‘High Natural Character’ overlays. The sites are 

within an area defined as Significant Natural Area based on the EcIA and the classification 

criteria in Appendix 5 of the RPSN as detailed earlier in this report.  

 

5.10 Ana assessment against the PDP rules that have had immediate legal effects is set out in the 

table below. 

 

Table 4 - ASSESSMENT AGAINST THE PDP RULES THAT HAVE IMMEDIATE LEGAL EFFECT 

Chapter Rule Reference Compliance of Proposal 

Hazardous 

Substances 

The following rules have immediate 

legal effect: 

Not applicable. 



Planning Assessment 

Page | 28  
Combined Land Use and Subdivision Consent  

 

Rule HS-R2 has immediate legal 

effect but only for a new significant 

hazardous facility located within a 

scheduled site and area of 

significance to Māori, significant 
natural area or a scheduled heritage 

resource 

 

Rules HS-R5, HS-R6, HS-R9 

The site does not contain any hazardous 

substances to which these rules would 

apply.  

Heritage Area 

Overlays 

All rules have immediate legal 

effect (HA-R1 to HA-R14) 

All standards have immediate legal 

effect (HA-S1 to HA-S3) 

Not applicable. 

The site is not located within a Heritage 

Area Overlay. 

Historic 

Heritage 

All rules have immediate legal 

effect (HH-R1 to HH-R10) 

 

Permitted. 

The archaeological report completed for 

RC 2250122 identified one terrace within 

Lot 2 DP 190845. The site is not within 

Schedule 2 of PDP nor is it within the PDP 

Maps. The proposal is not considered to 

have any effect on the recorded 

archaeological site. Therefore, the 

proposal is considered to comply with this 

rule.  

Notable Trees All rules have immediate legal 

effect (NT-R1 to NT-R9) 

All standards have legal effect (NT-

S1 to NT-S2) 

Schedule 1 has immediate legal 

effect 

Not applicable. 

The site does not contain any notable trees. 

Sites and 

Areas of 

Significance to 

Māori 

All rules have immediate legal 

effect.  

 

Not applicable.  

The site does not contain any scheduled 

sites and areas of significance to Māori. 

Ecosystems 

and 

Indigenous 

Biodiversity 

All rules have immediate legal 

effect (IB-R1 to IB-R5) 

Discretionary  

The sites are covered in mixed regenerating 

indigenous and exotic vegetation as 

detailed in the EcIA.  

Each allotment will have designated areas 

of ‘open space’ which will include provision 
of new open areas and historically cleared 

areas. 

Vegetation clearance proposed is not able 

to comply with the standards in IB-R1. As 

drafted non-compliance with IB-R1 is a 

Discretionary Activity. In the most recent 

s42A ROR it is clarified that where there is 
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a non-compliance with IB-R1 the activity 

moves to assessment under IB-R2 & IB-R3. 

In our case Rule IB-R3 is applicable. The 

EcIA has confirmed that the sites qualify as 

SNA.  

Permitted indigenous vegetation clearance 

within an SNA is limited to 100m2 in any 

calendar year.    

The proposed development will breach 

Rule IB-R3 (PER-1) based on the areas 

sought.   

Subdivision The following rules have immediate 

legal effect: 

SUB-R6 - Environmental Benefit 

Subdivision. 

SUB-R13- Subdivision of a site 

within a heritage area overlay. 

SUB-R14 - Subdivision of a site that 

contains a scheduled heritage 

resource. 

SUB-R15 - Subdivision of a site 

containing a scheduled site and 

area of significance to Māori.   
SUB-R17 - Subdivision of a site 

containing a scheduled SNA 

Permitted.  

The site is not an environmental benefit 

subdivision; the site does not contain any 

heritage overlays; scheduled heritage 

resources; a scheduled site and area of 

significance to Māori or; any SNA’s. 

Activities on 

the Surface of 

Water 

All rules have immediate legal 

effect (ASW-R1 to ASW-R4) 

Not applicable. 

The proposal does not involve activities on 

the surface of water.  

Earthworks 

 

The following rules have immediate 

legal effect: 

EW-R12, EW-R13 

 

The following standards have 

immediate legal effect: 

EW-S3, EW-S5 

Permitted. 

Any new earthworks will comply with the 

Erosion and Sediment Control Guidelines 

for Land Disturbing Activities in the 

Auckland Region 2016 (Auckland Council 

Guideline Document GD2016/005).  

Signs The following rules have immediate 

legal effect: 

SIGN-R9, SIGN-R10 

 

All standards have immediate legal 

effect but only for signs on or 

attached to a scheduled heritage 

resource or heritage area 

Not applicable. 

No signs are proposed as part of this 

application.  

Orongo Bay 

Zone 

Rule OBZ-R14 has partial immediate 

legal effect because RD-1(5) relates 

to water 

Not applicable. 

The site is not located in the Orongo Bay 

Zone.  
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5.11 The proposed development is a Discretionary Activity for vegetation clearance within a 

significant natural area under the notified PDP Ecosystems and indigenous biodiversity Rule 

IB-R3. 

 

5.12 Since notification, submissions on the notified ‘Ecosystems and Indigenous Biodiversity’ 
provisions have been heard (Hearing 4 – August 24). It is noted that following that hearing, 

officers’ recommendations are to modify and consolidate the Indigenous Biodiversity rules as 

they relate to vegetation clearance to better reflect National Policy Statement – Indigenous 

Biodiversity. The proposed changes would remove from the Indigenous Biodiversity chapter 

policies references to ‘significant natural areas’ as defined by the PDP and replace this term 

with ‘areas of significant indigenous vegetation and significant habitat of indigenous fauna’ 
(Policies IB-P2(a), IB-P5, IB-PX). IB-P10 would remain the list of matters to consider when 

resource consent is required under IB vegetation clearance rules. Within the policy framework 

for the protection of indigenous vegetation, Rule IB-R2 provides for some clearance and land 

disturbance for specified activities. In all zones, this includes clearing a 20m setback from a 

building used for a vulnerable activity or up to 1,000m2 for a single residential unit and 

associated infrastructure on an existing title.  

 

5.13 For clearance activities not listed in IB-R2, the notified IB-R3 permitted rule standard limits 

indigenous vegetation and associated land disturbance within any calendar year, to 100m2 

within a Significant Natural Area (SNA) as defined by the PDP. The officer’s recommended rule 
amendment would remove the reference to SNA and apply limits to indigenous vegetation 

clearance regardless of its significance. Within the Rural Lifestyle zone, the clearance area limit 

would be 250m2. An application to exceed this limit in any calendar year is a Discretionary 

Activity and would be assessed against the redrafted matters listed in IB-P10 and where 

relevant IB-P2(a), IB-P4 and IB-PX. 

 

National Environmental Standards 

National Environmental Standards for Assessing and Managing Contaminants in Soil to 

Protect Human Health 2011 

5.14 After review of aerials and a site visit, it has been concluded that there are no known activities 

listed on the HAIL which have previously been or are currently being undertaken on the sites. 

As such, it is considered that the proposal is deemed Permitted under the National 

Environmental Standards for Assessing and Managing Contaminants in Soil to Protect Human 

health (NESCS).  

 

National Environmental Standards for Freshwater 2020 

5.15 As determined within the EcIA, there are no natural inland wetlands associated with the 

watercourse or elsewhere on the lots. The proposal is not considered to divert hydrology; there 

are no proposed activities in the bed of any river and no obstructions to fish passage or 

diversion. It is therefore considered that the proposal does not trigger consent under the NES-

F. The proposal is determined to be Permitted in terms of this regulation.  
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5.16 No other National Environmental Standards are considered applicable to this development. The 

activity is considered permitted in terms of these above-mentioned documents.  

 

6.      STATUTORY ASSESSMENT  

Section 104B of the Act 
6.1. Section 104B governs the determination of applications for Discretionary and Non-Complying 

Activities. With respect to both Discretionary and Non-Complying Activities, a consent 

authority may grant or refuse an application and impose conditions under section 108.  

 

Section 104(1) of the Act 
6.2. Section 104(1) of the Act states that when considering an application for resource consent- 

 

“the consent authority must, subject to Part II, have regard to –  

(a) Any actual and potential effects on the environment for allowing the activity; and 

(ab) any measure proposed or agreed to by the applicant for the purpose of ensuring positive 

effects on the environment that will or may result from allowing the activity; and 

(b) Any relevant provisions of –  

(i) A national environmental standard 

(ii) Other regulations 

(iii) A national policy statement 

(iv) A New Zealand Coastal Policy Statement 

(v) A regional policy statement or proposed regional policy statement 

(vi) A plan or proposed plan; and 

(c) Any other matter the consent authority considers relevant and reasonable necessary to 

determine the application.’ 
 

6.3. Actual and potential effects arising from a development as described in 104(1)(a) can be both 

positive and adverse (as described in section 3 of the Act). As will be discussed below, the 

proposal will have actual and potential effects that are acceptable. In addition, the proposal 

will also have positive effects on the environment as the proposal will create additional 

allotments which are consistent with what is anticipated in this zone and which is of high 

demand in the area, especially for coastal/rural lifestyle sections. Areas of significance will be 

set aside for formal protection as well as areas of historic heritage remaining unaffected. The 

proposal will result in an increase in indigenous floral diversity, restoration of pattern and 

integrity as detailed within the EcIA via revegetation and supplement planting.  

 

6.4. Section 104(1)(ab) requires that the consent authority consider ‘any measure proposed or 
agreed to by the applicant for the purposes of ensuring positive effects on the environment to 

offset or compensate for any adverse effects on the environment that will or may result from 

allowing the activity’. The proposed open areas which result in an area of approximately 

3117m2 is offset via revegetation of areas amounting to 3899m2, which results in a net gain. 

Pest and weed management is also proposed as well as formally protecting large areas within 
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each of the sites.   The proposal is considered to adequately offset the proposed vegetation 

clearance as detailed within the EcIA and as will be discussed further in this report.  As noted 

above, the proposed development itself will generate positive effects that are consistent with 

the intent of the Coastal Living zone and surrounding environment.  

 

6.5. Section 104(1)(b) requires the consent authority to consider the relevant provisions of the 

above listed documents. An assessment of the relevant statutory documents that corresponds 

with the scale and significance of the effects that the activity may have on the environment 

has been provided below. 

 

6.6. Section 104(1)(c) states that consideration must be given to ‘any other matters that the 
consent authority considers relevant and reasonable, necessary to determine the application.’ 
There are no other matters relevant to this application. 

 

7. ENVIRONMENTAL EFFECTS ASSESSMENT  
7.1. Having reviewed the relevant plan provisions and taking into account the matters that must 

be addressed by an assessment of environmental effects as outlined in Clause 7 of Schedule 4 

of the Act, the following environmental effects warrant consideration as part of this 

application. 

 

Subdivision 
7.2. The proposal is assessed as being a Discretionary Activity as per Section 13.9 of the ODP. In 

considering whether to impose conditions on applications for discretionary subdivision 

activities, the Council has full discretion. An assessment has been provided based on following 

matters listed in 13.10 Assessment Criteria.   

 

ALLOTMENT SIZES AND DIMENSIONS 

7.2.1. The intended purpose of the lots is for rural lifestyle living within close proximity to the coast 

as well as small town amenities, whilst ensuring the indigenous flora and fauna within the sites 

are protected and enhanced. Each lot is of sufficient area to enable this and with defined 

cleared areas for future built development, this will ensure that each lot can be developed 

without adversely affecting the indigenous flora and fauna within the site. Given the extent of 

the indigenous vegetation within the site, it is considered that any future development within 

Lot 2 would most likely trigger resource consent for fire risk, however mitigation measures 

can be easily incorporated into the design of the dwelling and water supply to ensure fire risk 

is mitigated. Furthermore, it is proposed that the 10m buffer around the existing cleared areas 

is planted in indigenous low flammable vegetation to further mitigate effects from fire risk. 

Operational and maintenance requirements can easily be undertaken within the lots. 

 

7.2.2. As detailed earlier in this report, the subject sites are effectively split into two, given the 

existing topography of the site which converges in the middle and then increases in elevation 

on either side. This ultimately provides a barrier for access between the western and eastern 

sides of the sites. The proposal will see Lot 2 created within the eastern portion of the site, 
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with the dividing boundary between all lots being the stream. This will enable lots which are 

of a more manageable size and more easily accessed. Pest and weed management is offered 

as part of this application and with the proposed lot sizes, it is considered that the lots will be 

of a size where this can be easily managed and implemented. Pest and weed management can 

become overwhelming within large lots such that it becomes hard to keep on top of the 

requirements, whereas lots of the proposed size will ensure management can be undertaken 

easily and will encourage future landowners to ensure this is undertaken on an ongoing basis. 

 

7.2.3. In terms of compatibility with the pattern of the adjoining subdivision and land use activities, 

it is considered that the proposed lot sizes fall within the existing range of lot sizes in the 

immediately surrounding area. Directly adjoining Lot 2 DP 190845 is Lot 1 DP 190845, which 

is a 3158m2 lot and contains a residential dwelling. Many other allotments to the east and 

south fall within the range of 5000m2 to 9000m2, with lots to the west being smaller allotments 

of around 1000m2. There are some allotments to the north which are slightly larger of around 

9000m2. Therefore, the subject sites fall in an area of medium residential intensity, with many 

lots containing a residential dwelling and area of bush. This provides a buffer between the 

smaller more intense Coastal Residential zone and the larger lots. Given that the sites are 

located in proximity to the higher intensity development to the west, the sites provide a 

transitional zone. As the proposed lot sizes will be within the existing range in the surrounding 

environment, it is considered that the proposal is compatible with the existing subdivision 

patterns and land use activities in the area. No reverse sensitivity or incompatible land use 

effects are anticipated as the intended use of the proposed allotments will be consistent with 

the surrounding environment.  

 

 

 

7.2.4. Access arrangements will see Lots 1 & 3 sharing the existing crossing from Manawaora Road. 

Lot 1 has a secondary crossing which was the original crossing place to the site, which has very 

restrictive sight lines. It remains in use when needed for manoeuvrability within Lot 1, 

however with the introduction of the new ROW its use is now limited. 

 

Figure 19: Subject sites and surrounding environment showing lot sizes. 
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7.2.5. Both Lot 2 DP 190846 and Lot 4 DP 79276 have access rights to the right of way from Bentzen 

Drive, along the eastern boundary of the site. The proposal will see Lot 2 accessed from 

Bentzen Drive, therefore decreasing the numbers of users by one. The proposal is therefore 

not considered to have adverse effects on access arrangements as existing provisions will be 

utilised as will be detailed further in this report. 

 

7.2.6. In terms of cumulative and long-term implications for the coastal environment and its 

preservation, it is considered that these implications are positive and superior compared to 

what is currently in existence. The proposal will see one additional lot created, which has an 

existing cleared area within the site suitable for built development. The EcIA has 

recommended formal protection of the vegetated areas within each of the proposed 

allotments, outside of the designated building areas, as well as revegetation of some areas of 

the site and pest and weed management. This will provide a superior outcome by enhancing 

and supporting the indigenous vegetation and habitats within the sites and downstream 

environment. The sites are of a size where any future development can be adequately serviced 

to ensure no adverse effects are created from stormwater or wastewater. Given the existing 

topography of the sites, the proposal is not considered to create an environment which is 

objectionable to what is currently existing. The proposed additional allotment will be largely 

indiscernible from what is currently perceived, given the physical constraints of the sites. 

 

7.2.7. Overall, it is considered that the proposal provides allotments which are suitable and 

consistent within the surrounding environment. The cumulative and long-term implications of 

the proposal are considered to be less than minor, with the preservation of the coastal and 

rural environment remaining intact.  

 

NATURAL AND OTHER HAZARDS 

7.2.8. The sites are not shown to be affected by flood susceptibility or coastal erosion under the NRC 

Hazard Maps.  

 

7.2.9. As mentioned earlier in this report, it has been determined that the subject sites are not 

classified as containing activities listed on the HAIL and therefore, is deemed to be permitted 

in terms of the NESCS. 

 

7.2.10. In regard to s106 of the Act, it is considered that there is no significant risk from natural 

hazards applicable, which would allow Council to refuse subdivision consent. The proposal is 

not considered to accelerate, worsen or result in material damage of any kind.  

 

WATER SUPPLY  

7.2.11. The sites are not within an area which are serviced by reticulated water supply and therefore 

water supply will be via harvesting of rainwater to water tanks on site. 

 

7.2.12. The dwelling on Lot 3 and approved under RC 2250122 has approved provisions for water 

supply which will remain unchanged as part of this proposal. There is an existing condition 

within RC 2250122 approved decision document which requires the recommendations 

provided from FENZ for RC 2250122 are adhered to prior to the occupation of the dwelling. 
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This condition will remain in place and will be required to be implemented as part of RC 

2250122. It is anticipated that the construction of the dwelling as part of RC2250122 will be 

completed prior to titles being issued for the new lots. 

 

7.2.13. In terms of Lot 1 and the proposed dwelling within this allotment, the Applicant has not 

advised of the volume of water tank storage yet. FENZ were contacted as part of the pre-

application process and advised that 10,000L of water storage for firefighting purposes would 

be required for any future dwelling. The Applicant is aware of this and will provide this in 

addition to potable water supply. 

 

7.2.14. Lot 2 will be vacant as part of the proposal and therefore water supply will be provided for at 

the time of built development on the lot. 

 

7.2.15. The following consent notice condition is offered in terms of water supply for firefighting 

purposes for Lots 1 & 2: 

 

‘Upon construction of any habitable building, sufficient water supply for firefighting purposes 

is to be provided and be accessible by firefighting appliances in accordance with current 

Council’s engineer standards and more particularly with the New Zealand Fire Service 

Firefighting Water Supplies Code of Practice SNZ PAS 4509:2008’. An alternative means or 

volume of water storage will require written approval from Fire and Emergency NZ.’ 
[Lots 1 & 2] 

 

STORMWATER DISPOSAL 

7.2.16. Councils’ infrastructure is not available to this site. Therefore, stormwater must be managed 
on site.  

 

7.2.17. As with water supply, the dwelling on Lot 3 and approved under RC 2250122 has provided 

existing provisions for stormwater which will remain unchanged as part of this proposal. The 

impermeable surface coverage remains permitted in terms of the District Plan rules for the 

Coastal Living Zone. 

 

7.2.18. Given the above, it is considered that the standard stormwater condition will be imposed as a 

consent notice condition for Lots 1 & 2. The standard consent notice condition can also be 

imposed on the title for Lot 3 to account for any future development not approved under RC 

2250122. 

 

7.2.19. The EcIA has also provided recommendations to ensure there are no adverse effects from 

increased runoff from future built development within the lots, on the stream which passes 

through the central gully of the site. The EcIA has recommended: 

• Stormwater roof runoff conveyed to potable water tanks on the correspodneing lot with 

discharge and overflow from the potable water tanks directed to a dispersal device. 

• Hardstand areas sheetflow runoff to low-lying grassed areas. Where sheet flow is not 

practicable, concentrated flows must be managed with swales to direct runoff to silt traps 

with suitably sized grate/scruffy dome inlets, piped to a dispersal device. Alternatively, the 



Planning Assessment 

Page | 36  
Combined Land Use and Subdivision Consent  

 

driveways may be formed to shed runoff to catchpits directed to an outlet as specified 

below via sealed pipes. 

• It should be noted that the creek with threatened receptors sensitive to sediment and 

turbidity should be a primary consideration in moderation of point source inputs.  

 

7.2.20. The recommendations within the EcIA are consistent with the recommendations within the 

SSR. As such, a consent notice condition with reference back to the SSR is considered suitable 

in this instance for Lots 1 & 2. The stormwater attenuation for Lot 3 has been approved under 

RC 2250122 and is not considered to have adverse effects on the creek within the site.  

 

7.2.21. It is considered that the allotments have adequate area for stormwater disposal and 

therefore, no effects will be created that are more than minor.  

 

SANITARY SEWAGE DISPOSAL  

7.2.22. Councils’ infrastructure is not available to the sites. WJ have completed a wastewater 

assessment within the SSR.  

 

7.2.23. An effluent system has been designed for the dwelling to be contained within Lot 3, approved 

under RC 2250122, which will remain unchanged as part of this proposal.  

 

7.2.24. The proposed built development on Lot 1 has not had an effluent system designed yet and Lot 

2 will be vacant, with no existing wastewater management system present. As such, a new 

site-specific design will be required for future development within these lots. WJ have 

completed a concept design for the lots, which found that they would be suitable for a future 

onsite wastewater management system. It is noted that wastewater disposal will be located 

within the protected bush areas. 

 

7.2.25. It is therefore considered that the proposal will not create any adverse or cumulative effects 

in relation to wastewater disposal. It is anticipated that a consent notice condition will be 

imposed for Lots 1 & 2 which will require a site specific TP58 report to be submitted at the 

Building Consent Stage, for any building that requires effluent disposal.  

 

ENERGY SUPPLY, TOP ENERGY TRANSMISSION LINES, & TELECOMMUNICATIONS 

7.2.26. Energy supply and telecommunications are not a requirement for the Coastal Living zone.  

 

7.2.27. The site is not located within 20 metres of an electrical transmission line designed to operate 

at or above 50kV.  The provision of energy supply and telecommunications is not anticipated 

to be a condition of consent for this proposal. 

 

EASEMENTS FOR ANY PURPOSE 

7.2.28. The scheme plan details the proposed and existing easements. All existing easements 

currently registered on the titles will remain. There is only one proposed easement which is 

shown as Easement A which provides right of way over Lot 3 to service Lot 1. This will 

encapsulate the existing metalled drive which crosses through Lot 3.  
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PROVISION OF ACCESS 

7.2.29. Access to Lot 2 will be via the existing ROW from Bentzen Drive and access to Lots 1 & 3 will 

be via the existing crossing place from Manawaora Road. WJ have completed an assessment 

of the proposed access and vehicle crossings which are detailed below. 

 

Proposed Lot 2 

7.2.30. Lot 2 is to be accessed via the existing right of way from Bentzen Drive. Both of the parent lots 

currently have rights of access to the right of way, such that the proposal will see a decrease 

in the total number of users. The existing right of way is considered to be 5 metres wide and 

of metal formation. A new vehicle crossing place will be required to be formed to access the 

site, as indicated in Figure 16 below (taken from WJ report).  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 20: Existing ROW to service Proposed Lot 2 and proposed access location. 
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7.2.31. Given that the proposal will see a decrease in the number of allowable users from the ROW, 

it is considered no adverse effects in terms of traffic are anticipated. Access to the site from 

the ROW can be formed within the right of way boundaries, without adversely affecting other 

users of the ROW. Other users can be notified when works for the crossing are to be 

undertaken such that there will be minimal effects to users.   

 

Proposed Lots 1 & 3 

7.2.32. Access to Lots 1 & 3 will be via the existing crossing place from Manawaora Road. As detailed 

earlier in this report, the crossing location cannot meet the required sight distances. As a 

result, WJ have recommended that ‘to address inadequate visibility of oncoming vehicles for 

vehicles turning into the vehicle crossing from the northbound lane, the crossing be extended 

to the north, along the eastern side of Manawaora Road, to allow additional space for turning 

vehicles.’  
 

7.2.33. An image of the proposed vehicle crossing is shown below, as per WJ’s SSR.  

 

7.2.34. WJ have noted that in support of the proposed access layout, the operating speed of the road 

is likely to be much lower than the posted speed limit of 100km/h given the winding nature of 

the road, mitigating the effects of the limited sight distance. The access point as located is also 

the best-case location for the proposed lots along the lot boundaries, such that there is not 

considered to be an any better locations for a crossing place. 

 

Figure 21: Proposed vehicle crossing design to Lots 1 & 3. 
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7.2.35. Given WJ have provided a crossing design which can aid in mitigating effects from the non-

compliant sight distances, it is considered that with this construction being imposed as a 

condition of consent, the proposed access will not create adverse traffic effects.  

 

Private accessway to Lots 1 & 3 

7.2.36. A right of way is to be located over the existing access to Lot 1 over Lot 3. A right of way 

agreement has already been drawn up by the owner of the parent lot for Lot 3, with the ROW 

being created as part of this application.  As can be seen on the aerial images and approved 

plans under RC 2250122, access to the dwelling within Lot 3 veers to the right from the 

crossing place, with access to Lot 1 veering to the left, such that ultimately there will only be 

one user (Lot 1) of the proposed right of way. Nonetheless, Appendix 3B-1 requires a 5 metre 

legal width and a carriageway width of 3 metres for private accessways that service 2 HEs. This 

is provided for. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 22: Snip of the approved plans of RC2250122 which shows the access to the approved dwelling 

within Lot 3 veering to the right with the access to Lot 1 veering to the left. 

Figure 23: Driveway to Lot 3 veers to the right, with 

driveway to Lot 1 veering to the left. 

Figure 24: Existing accessway within right of way. 
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7.2.37. The accessway is of metal formation and the Geotechnical Memo by Soil and Rock Consultants 

provided as part of RC 2250122 stated that ‘we understand from the contractor that the 

ground was stripped and benched before fill was placed in 150 – 200mm layers and compacted 

with an 18 tonne padfoot roller.’ Soil & Rock Consultants carried out Scala Penetrometer and 

hand auger hole testing to assess the characteristics of the fill material insitu. A recommended 

minimum setback distance of 1.5m from the edge for vehicles traversing the area was 

recommended, where the slope is greater than 1V:3H. This was understood to not affect the 

formed portion of the accessway as the slope with 1.5m of the formed driveway does not 

exceed 1V:3H. No further works were therefore considered to be required. 

 

7.2.38. As such, it is considered that the existing accessway to be contained within the proposed ROW 

meets the requirements under Appendix 3B-1 and no further works for this accessway are 

anticipated. 

 

Conclusion 

7.2.39. Overall, it is considered that with the proposed access design for Lots 1 & 3, effects from access 

and traffic will be less than minor. Access to Lot 2 will be from the existing ROW, with a 

decrease in allowable traffic volumes as a result of the proposal on the ROW. Internal access 

to Lots 1 & 3 is provided for via existing measures, with construction of the crossing to Lot 2 

required and upgrading of the crossing to Lots 1 & 3. The proposed access arrangements are 

supported by Wilton Joubert as detailed within the SSR.  

 

EFFECT OF EARTHWORKS AND UTILITIES 

7.2.40. Some earthworks are required and conditioned under RC 2250122 which do not form part of 

this consent application. Retrospective consent is also being sought for earthworks that have 

previously been undertaken within Lot 4 DP 79276, which will be assessed further in this 

report. Earthworks that form part of the subdivision application are limited to the construction 

of the crossing to Lot 2 and the upgrading of the crossing to Lots 1 & 3. No additional 

earthworks are anticipated, given the right of ways are already constructed.  

 

7.2.41. The required earthworks can be managed via standard practice and compliance with the 

required guidelines/standards. Given the minor extent of excavations required, it is not 

considered additional reports or plans are required to support the application.  

 

BUILDING LOCATIONS 

7.2.42. Proposed Lot 3 will contain the dwelling approved under RC 2250122. The dwelling on Lot 1 is 

provided for as part of this application, with Lot 2 being vacant. There are existing cleared 

areas and proposed open areas within each of the sites which will be designated for built 

development, access and associated servicing. As supported by the Landscape Assessment, 

EcIA and SSR, these building sites are considered suitable from a visual and ecological 

viewpoint for built development. The remainder of the vegetation on the sites will be formally 

protected as per the EcIA, with landscaping incorporated into the design of future buildings as 

detailed within the Landscape Assessment. 
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7.2.43. Soil and Rock Consultants have completed a Geotechnical Assessment of the building locations 

within Lots 1 & 2 (see Appendix 15). Stability analysis of the sites was undertaken and it was 

concluded that ‘the proposed/nominated building platforms were suitable from a deep seated 

‘global’ land stability perspective contingent upon the recommendations of this report being 

adopted.’ Soil & Rock have recommended that any future earthworks or 

development/construction should be subject of proposal-specific geotechnical assessment 

and advice including further quantitative stability analysis. Any future earthworks would also 

require geotechnical analysis and any future retaining structures would be required to be 

Engineer designed. This can be offered as a consent notice condition on the titles of the 

proposed lots.  

 

7.2.44.  The sites are not shown to be subject to inundation. Passive solar gain can be achieved within 

the lots.  

 

PRESERVATION AND ENHANCEMENT OF HERITAGE RESOURCES, VEGETATION, FAUNA 

AND LANDSCAPE, AND LAND SET ASIDE FOR CONSERVATION PURPOSES 

 

Vegetation and fauna 

7.2.45. The information provided within the EcIA is accepted and adopted as part of this application 

and is recommended that the EcIA is referred to encapsulate the scope of the superior 

outcomes achieved by the proposal. A summary of the EcIA in terms of effects on indigenous 

vegetation clearance, protection and revegetation will be provided for below. 

 

7.2.46. The areas outside of the proposed ‘open areas’ within each lot are to be formally protected. 

There is a 10m fire buffer zone to be created around the open areas within each lot which will 

have manual selective removal of high flammability vegetation and replacement with low 

flammability vegetation. The fire buffer planting is stated to contribute to formal effects 

management for the residential clearance.  

 

7.2.47. The total new vegetation clearance across the sites (3117m2) will be offset by 3899m2 net gain 

of revegetation, which will increase indigenous floral diversity, restoration of pattern and 

integrity. Further revegetation areas, formal pest and weed management and formal 

protection of vegetation within each of the sites will encompass the higher value vegetation 

on the lower contours of the sites.  

 

7.2.48. The EcIA concluded that ‘implementation of effects management has been determined to be 
sufficient mitigation for progression of the proposal with a less than minor level of impact.’ 
The EcIA lists an array of controls which are anticipated to be included within the conditions 

of consent and/or consent notice conditions on the decision document. These controls are 

summarised on Pages 6 & 7 of the EcIA.  

 

7.2.49. The EcIA has noted that there is potential for weka and kiwi to be present in the areas of 

clearance however this is unlikely to affect any of the species in an adverse way. Pre works 

site check for daytime sheltering birds has been recommended. A full restriction on cats and 
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mustelids are proposed, with restrictions being placed on dogs on site as per Council’s 
standard requirements for kiwi present zones. This will ensure that bird species on site are not 

adversely affected. Pest management will also contribute to the protection of bird species.  

 

7.2.50. The combination of effects management recommendations to be included in an Offset 

Management Plan (OMP) has been assessed as sufficient to reduce potential adverse 

ecological effects to less than minor. The preparation of an OMP that references the EcIA is 

expected to be a condition of consent.  

 

7.2.51. Overall, it has been concluded within the EcIA that offset is considered the practicable primary 

form of effects management. The open spaces have been considered as the most suitable for 

each of the sites given these areas are partially cleared already and contain reduced 

representation of site vegetation as well as access already being provided to these areas of 

the site, reducing the need for larger vegetation clearance. Protection and restoration will 

ensure that the functionality and integrity of the fauna and flora within the site are maintained 

and enhanced for future generations. The effects of the proposal, provided the 

recommendations within the EcIA are adhered to, are therefore concluded to be less than 

minor in terms of effects on vegetation, fauna and landscape. The proposal is considered to 

result in the significant enhancement of biodiversity values and ongoing management.  

 

Landscape 

7.2.52. A Landscape Assessment (LA) has been completed in support of the proposal. This is attached 

within Appendix 8. The conclusions and recommendations within the Landscape Assessment 

are accepted and adopted as part of this application. A summary of the findings and the effects 

will be summarized below. 

 

7.2.53. The Landscape Assessment has supported the recommendations within the EcIA. It has been 

stated with the LA that ‘the progressive management of the fire buffers will allow the 

establishment and growth of replacement species that will maintain the shelter and 

containment/screening afforded by the existing vegetation.’ Supplement planting will also be 

provided within Lots 2 & 3 to enhance the existing vegetation within the lots.  

 

7.2.54. Design controls have been recommended for future built development which will control 

building height, external finishes and lightings. Details on these controls is provided for within 

Section 2(Pages 5 & 6) of the LA.  

 

7.2.55. The LA assessed the effects on the landscape values of the site and surrounding environment 

and found that the change of biophysical attributes of the site will be small, with the resulting 

level of effects low. The proposal will enable built development which is consistent with the 

existing character of the surrounding environment, with the design controls proposed limiting 

the scale and external finish of the buildings. This will result in an effect of experiential 

attributes as low. The LA concluded that overall, the potential landscape effects will be low as 

well as effects on natural character.  
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Heritage  

7.2.56. Horizon Archaeology had completed an Archaeological Assessment in support of RC2250122 

for 537 Manawaora Road (Lot 2 DP190845), which identified the previously recorded single 

terrace (Q05/294) southeast of the high point of the subject site. Horizon Archaeology 

determined that the area which has been excavated for the proposed building platform, 

services and access did not have any evidence of archaeological features and that the 

proposed activity will not affect the recorded terrace Q05/294. Horizon Archaeology 

recommended that an ADP is in place during any future works. A further assessment has been 

provided by Horizon Archaeology for the proposed subdivision (Archaeological Assessment 

dated 20th September 2024 and included within Appendix 9). This assessment covered the 

eastern portions of the sites (Lot 2 DP 190845 and Lot 4 DP 79276), with the assessment 

concluding that there were no recorded archaeological sites present on the new lot nor 

unrecorded sites identified. No archaeological authority was determined to be required with 

the subdivision and any built development on the lots recommended to take place under an 

ADP. It is anticipated that an advice note will be placed on the decision document advising 

that the subdivision is to proceed under the guidance of an Accidental Discovery Protocol. 

 

Conclusion 

7.2.57. The EcIA and LA have provided detailed assessment of the effects of the proposal and have 

included recommendations to ensure that effects are maintained to a less than minor level. 

Design controls, revegetation, protection of vegetation, pest and weed management and 

more have been offered to offset the effects of the open spaces within the site. The proposal 

has taken into account the effects of the proposal and provided pathways to ensure that a 

superior outcome is achieved whilst also considering the effect of future built development 

and providing controls to ensure the character and value of the surrounding environment is 

maintained and enhanced. Overall, the proposal is considered to have a positive effect on 

vegetation, fauna and landscape.  

 

SOIL 

7.2.58. The subdivision will create a total of one additional lifestyle allotment. The soils within the 

sites are not considered to be highly versatile under the RPS and NPS for HPL. The site is zoned 

Coastal Living and proposed to be rezoned as Rural Lifestyle. As such, assessment of the 

proposal against the NPS for HPL is not considered a requirement.  

 

7.2.59. The proposed lot sizes are of ample area to ensure the life supporting capacity of soils are not 

jeopardized.  

 

ACCESS TO WATERBODIES 

7.2.60. The site does not adjoin the CMA or any rivers or lakes. 

 

LAND USE INCOMPATIBILITY 

7.2.61. The proposed allotments are being created in an area where there is already a number of rural 

residential and rural lifestyle allotments. These proposed allotments are generally consistent 
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with other lifestyle allotments in the vicinity. No reverse sensitivity effects are anticipated as 

the proposed allotments are of sufficient size to accommodate a residential dwelling without 

adversely affecting the indigenous vegetation or biodiversity within the sites. Furthermore, 

design controls have been recommended which will ensure that effects on adjoining 

properties will be less than minor. Given the spatial and vegetated separation between the 

proposed dwelling location and adjoining properties, cumulative effects are considered to be 

less than minor. 

 

7.2.62. The proposal will see opportunity for activities within each of the lots which is consistent with 

other activities in the surrounding environment. Each lot has a suitable building area which 

enables built development to comply with the permitted bulk scale and location rules for the 

underlying zone. As has been discussed within this report, the proposed allotments are 

considered to be consistent with existing subdivision patterns and land use activities in the 

area. 

 

PROXIMITY TO AIRPORTS 

7.2.63. Not applicable as the subject site is not located in close proximity to an airport.  

 

NATURAL CHARACTER OF THE COASTAL ENVIRONMENT 

7.2.64. The proposal is considered to enhance the natural character of the coastal environment via 

formal protection of the remainder of the indigenous vegetation within the sites, pest and 

weed management controls, revegetation of some areas as well as imposing landscaping and 

natural recessive colours of future built development within the sites. These controls currently 

do not exist for the sites and will provide a positive outcome for not only the biodiversity 

within the sites but within the downstream and surrounding environment. This has been 

detailed in depth within the LA and EcIA as well as within earlier sections of this report.  

 

7.2.65. The proposed subdivision is not considered to be objectional within the surrounding 

environment and is not considered to result in adverse effects on the character of the Coastal 

Environment.  An assessment of the objectives and policies within the New Zealand Coastal 

Policy Statement will be undertaken further in this report.  

 

ENERGY EFFICIENCY AND RENEWABLE ENERGY DEVELOPMENT/USE 

7.2.66. The proposal promotes energy efficiency and renewable energy, which can be accommodated 

on the sites. This is at the discretion of the new owners.  

 

NATIONAL GRID CORRIDOR 

7.2.67. The site is not located within the national grid corridor.  
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Land Use  
7.3. The land use component is to be assessed as a Discretionary Activity. The relevant criteria 

within Chapter 11, 12 and 15 of the District Plan are utilised in assessing the environmental 

impacts of this development. An assessment that corresponds with the scale and significance 

of the effects on the environment is provided below:  

 

Visual Amenity 

7.4. The proposal includes provision for a dwelling within Lot 1. A concept design has been provided 

by Herbst Architects, however it is noted that the design is conceptual only but is intended to 

convey the character and general scale of the proposed building.  

 

7.5. A Landscape Assessment (LA) has been prepared by Simon Cocker Landscape Architects in 

support of the application. Although the building design may slightly change to what has been 

shown within the Plan Set from Herbst Architects, the integration of the built form into the site 

will be governed by a suite of design controls provided within the Landscape Assessment 

prepared by Mr Cocker. These controls include restrictions on building height, external 

finishes, design controls, infrastructure and building curtilage controls and external lighting. 

The design controls will ‘assist with the reduction of the potential prominence of built form and 
infrastructure in relation to neighbouring residential properties and within the wider 

landscape’, as detailed within the Landscape Assessment.  

 

7.6. The assessment criteria within Section 11.5 Visual Amenity in the General Coastal, South 

Kerikeri Inlet and Coastal Living Zones of the ODP has been provided below.  

 

(a) The size, bulk, height and siting of the building or addition relative to skyline, ridges, areas 

of indigenous vegetation and habitat of indigenous fauna, or outstanding landscapes and 

natural features.  

(b) The extent to which landscaping of the site, and in particular the planting of indigenous 

trees, can mitigate adverse visual effects.  

(c) The location and design of vehicle access, manoeuvring and parking areas.  

(d) The means by which permanent screening of the building from public viewing points on a 

public road, public reserve, or the foreshore may be achieved.  

(e) The degree to which the landscape will retain the qualities that give it naturalness and 

visual value as seen from the coastal marine area.  

(f) Where a building is in the coastal environment and it is proposed to be located on a 

ridgeline, whether other more suitable sites should be used and if not, whether landscaping, 

planting or other forms of mitigation can be used to ensure no more than minor adverse visual 

effects on the coastal environment.  

(g) The extent to which the activity may cause or exacerbate natural hazards or may be 

adversely affected by natural hazards, and therefore increase the risk to life, property and the 

environment.  

(h) the extent to which private open space can be provided for future uses;  

(i) the extent to which the siting, setback and design of building(s) avoid visual dominance on 

landscapes, adjacent sites and the surrounding environment;  
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(j) the extent to which non-compliance affects the privacy, outlook and enjoyment of private 

open spaces on adjacent sites. 

 

7.7. The matters within the above-mentioned criteria have been discussed in detail within the 

accompanying Landscape Assessment and we accept and adopt the assessment made by Mr 

Cocker. 

 

7.8. The combination of the recommended design controls as well as the proposed revegetation, 

replacement vegetation and progressive management of the vegetated areas will ensure that 

the building is integrated into a vegetative setting. This will ensure that the visual effects as 

seen from neighbouring properties and public areas will be less than minor. The effects on 

landscape and natural character values are also assessed as being less than minor as well as 

visual amenity effects. Given the spatial and vegetated separation between the proposed 

dwelling location and adjoining properties, cumulative effects are considered to be less than 

minor. Overall, it is considered that effects from the proposal will be less than minor subject 

to the recommendations within Mr Cocker’s Landscape Assessment being adhered to.  
 

Setback from Boundaries 

7.9. The proposed dwelling itself will be located in excess of 10metres from the proposed and 

existing boundaries, however the attached car parking deck will be located 4.546m from the 

proposed dividing boundary between Lots 1 & 3. As this boundary is a proposed dividing 

boundary as part of the subdivision application, written approval is considered to have been 

obtained as part of this process and as such no formal written approval has been included. The 

owners of this allotment form part of this subdivision and land use application and are aware 

of the proposed dwelling plans and have designed the subdivision accordingly. As such, effects 

can be discounted to a certain degree. Nonetheless, assessment of the relevant criteria within 

Chapter 11 has been undertaken below.  

 

(a) Where there is a setback, the extent to which the proposal is in keeping with the existing 

character and form of the street or road, in particular with the external scale, proportions and 

buildings on the site and on adjacent sites.  

(b) The extent to which the building(s) intrudes into the street scene or reduces outlook and 

privacy of adjacent properties.  

(c) The extent to which the buildings restrict visibility for vehicle manoeuvring.  

(d) The ability to mitigate any adverse effects on the surrounding environment, for example by 

way of street planting.  

(e) The extent to which provision has been made to enable and facilitate all building 

maintenance and construction activities to be contained within the boundaries of the site 

7.10. The proposed dwelling is to be constructed on an existing cleared area of the site. Given the 

elevation, the proposed dwelling is not anticipated to be visible from Manawaora Road and no 

setback infringement occurs along the road boundary, such that the proposal is not considered 

to adversely affect the character and form of the road. The scale and proportion of the 
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proposed dwelling is considered consistent with other built development in the area. The 

proposed dwelling is not considered to intrude on to the street scene given it is setback in 

excess of 73 metres from the road boundary. Outlook and privacy of adjacent properties is not 

considered to be affected given the dwelling is orientated to the north, with the adjacent 

dwelling being located to the south of the dwelling. Given the physical constraints on the site 

(vegetation, topography and the restrictions on clearance), it is considered that it was always 

anticipated built development would occur within this portion of the site. Vehicle manoeuvring 

will not be restricted. A Landscape Assessment and EcIA has been completed for the site which 

have incorporated adequate measures to visually mitigate the dwelling. Maintenance and 

construction activities can easily be contained within the site boundaries.  

 

7.11. Overall, it is considered that the proposed setback infringement will not create any adverse 

effects on adjacent landowners and is suitable given the constraints of the site.  

 

Indigenous Vegetation Clearance 

7.12. As detailed earlier in this report, total vegetation clearance within each of the lots will exceed 

the permitted allowance of 500m2 under the ODP. Consent is being sought both for some 

retrospective clearance, and clearance associated with subdivision activities and future 

development. A total of 1428m2 is proposed within Lot 1, 1381m2 within Lot 2 and 1573m2 

within Lot 3 (this includes the already consented 515m2 as part of RC2250122). Consent is also 

sought for infringements of PDP rules IB-R1 and IB-R4. The infringements under the ODP ad 

PDP have been assessed as a Discretionary Activity.  

 

7.13. It is worth noting that the clearance required for fire risk mitigation which consists of removing 

highly flammable native vegetation over a 5-6 year period and replanting with low to 

moderate-low flammability native species, is exempt under both the ODP and PDP.  

 

7.14. An assessment of Section 12.2.7 has been undertaken below. It is noted that there is no 

assessment criteria listed within the PDP for the infringements and as such, the PDP 

assessment will form part of the below assessment.  

 

(a) the significance of the area assessed using the criteria listed in Method 12.2.5.6;  

7.14.1. The above criterion refers to a version of criteria that has been superseded by Appendix 5 of 

the RPSN. The vegetation and its endemic and fauna habitat values are described within the 

EcIA. The areas of open space within the proposed allotments has been determined to be of 

low or negligible value. The areas to be cleared tend to include lower value, highly flammable 

shrubs and trees. There may be potential for weka and kiwi to be present within the footprint 

of the clearance areas, however they can be relocated prior to clearance. Additional offset 

revegetation planting will increase ecological value around the development areas by 

reintroducing species more appropriate to this coastal location.  

 

(b) the location and scale of any activity and its potential to adversely affect the natural 

functioning of the ecosystem;  
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7.14.2. The proposal will result in open areas designated for residential development. The offered 

locations have been assessed as areas with the least valuable vegetations on each of the sites 

and include an area already consented for a dwelling and associated access and infrastructure 

within Proposed Lot 3. Resident fauna, such as kiwi can be successfully relocated within each 

of the sites. The overall natural functioning of the site is unlikely to be affected. Revegetation 

planting will enhance ecological values by introducing a greater variety of indigenous species 

that also better support native fauna.  

 

(c) the potential effects on the biodiversity and life supporting capacity of the area; 

 

7.14.3. The development within each of the sites is expected to have a less than minor adverse effect 

on biodiversity and life supporting capacity of the area. The site vegetation forms part of the 

wider PNA Russell Forest. The remainder of the sites outside of the open areas will remain 

intact, with the higher value creek and lower elevation areas being avoided. Revegetation and 

the removal of the weed and pest species will improve biodiversity on the sites.  

 

(d) the extent to which the activity may adversely affect cultural and spiritual values;  

 

7.14.4. The proposal is not expected to affect Māori cultural or spiritual values. The archaeological 

report did not identify any sites that would be potentially affected. The identified 

archaeological site within Proposed Lot 3 will remain unaffected. The proposal has been sent 

through to representatives of the relevant Iwi. At the time of lodgement, Ngati Manu had 

responded with no objections raised.  

 

(e) the extent to which the activity may impact adversely on visual and amenity values;  

7.14.5. Potential adverse effects on visual and amenity values have been assessed throughout this 

report. These effects are considered to be less than minor. The development areas only have 

distant views of the CMA and the proposed revegetation and design controls will ensure visual 

effects from future built development are less than minor.  

 

(f) the extent to which adverse effects on areas of significant indigenous vegetation and 

significant habitats of indigenous fauna are avoided, remedied or mitigated; 

7.14.6. The indigenous vegetation within the proposed open areas has been determined to be of low 

or negligible value. The lower gully and creek have higher value and have been avoided. Fauna 

habitat may potentially be within the clearance areas, however kiwi or weka can be relocated 

in accordance with protocols prior to development. The overall significance of the sites in 

terms of the higher value lower gully and creek and as a fauna habitat will not be diminished. 

Proposed revegetation will further improve the sites ecological value.  

 

(g) the extent to which any proposed measures will result in the permanent protection of the 

area, and the long term sustainability of revegetation and enhancement proposals;  

7.14.7. The proposal includes permanent protection of the areas outside of the proposed open areas 

within each of the lots. Revegetation is proposed to offset the loss of vegetation within each 
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of the lots. The offered revegetation and protection areas will improve biodiversity within the 

sites and surrounding environment.  

 

(h) whether a voluntary agreement by a landowner to protect indigenous vegetation and/or 

habitats is registered with the Council;  

7.14.8. The proposal does include provision to register protected indigenous vegetation within the 

balance areas of each of the lots. Protection will also be managed in accordance with the OMP 

and ongoing restriction and/or eradication of potential fauna predator.  

 

(i) whether dogs, cats or mustelids will be excluded;  

7.14.9. Dogs, cats and mustelids are to be managed through the OMP offered as a condition of 

consent.  

 

(j) proposals for the re-establishment of populations of threatened species, either in areas 

where the species previously inhabited or other suitable habitat, and/or replanting or 

restoration of habitats and indigenous vegetation;  

7.14.10. The proposal includes the removal of weed and other highly flammable vegetation species 

to be replaced with higher value native vegetation of low flammability as well as supplement 

planting areas in Lots 2 & 3. This will result in an overall improvement of biodiversity within 

the sites. Where present, kiwi can be successfully relocated.   

 

(k) the environmental effect of the increase in residential intensity and/or extra lots in relation 

to the benefits of achieving permanent legal protection of areas of significant indigenous 

vegetation and/or significant habitats of indigenous fauna;  

7.14.11. The addition of one allotment is enabled by the ODP. The proposed development areas avoid 

higher value ecological areas on the sites and will include offset planting to  compensate for 

the loss of vegetation and fauna habitat within the proposed open areas. Permanent 

protection of the balance areas within each of the lots has been provided for, providing a 

superior outcome.  

 

(l) the value of vegetation in protecting the life supporting capacity of soil, maintaining or 

improving water quality and reducing the potential for downstream siltation and flooding;  

7.14.12. The vegetation within the open areas is of low value. The higher value areas are being 

retained and are not adversely affected by the proposal. The development consent will 

formalise restrictions on predator species being introduced to the site, thereby contributing 

to fauna habitat value. The ecological environment immediately surrounding the lower gully 

and creek will not be impacted. In contrast, revegetation and supplement planting will 

provide a more diverse and robust variety of native plants and will strengthen the vegetative 

buffer between the designated open areas and the lower gully and creek area.  

 

(m) the extent to which the activity may adversely affect areas of known high density kiwi 

habitat;  
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7.14.13. The sites are identified as a kiwi-present kiwi habitat environment. Potential effects on kiwi 

habitat can be mitigated through the authorised relocation of kiwi from within the 

development area prior to clearance and ensuring the predator species are not introduced 

to the site by residents or visitors to the properties.  

 

(n) the environmental effects of a proposed development in relation to the benefits of 

achieving permanent protection and/or management of areas of significant indigenous 

vegetation or significant habitats of indigenous fauna;  

7.14.14. As detailed in (k) above, mitigation includes permanent protection of the balance areas of 

the lots as well as offsetting loss of vegetation in the development areas with revegetation 

of more appropriate and higher value indigenous species. The sites will be actively managed 

on an ongoing basis in terms of weed and pest management as well as provide habitat for 

kiwi, weka and herpetofauna.  

 

(o) the extent to which there are reasonable alternatives to provide for sustainable 

management;  

7.14.15. Development opportunities are limited both in terms of ecological values and also practical 

access and cost. The proposed open areas area in existing cleared areas of the sites as well 

as close to existing access points, which lessens the impact of construction activity and 

vehicles needing to access the site. The proposed open areas are considered the best 

locations to avoid higher value ecological features and reduce visual impacts of buildings in 

the landscape.  

 

(p) the extent to which the habitat policies of any national policy statement, the Regional Policy 

Statement for Northland and the District Plan are implemented;  

7.14.16. The RPSN and the NPS-IB are relevant to this application. These have been discussed further 

in this report. 

 

(q) the extent to which other animals or plants that will be introduced as a result of the 

application and may have a significant adverse effect on indigenous ecosystems are excluded 

or controlled;  

7.14.17. Predator species that potentially endanger kiwi will be excluded from the site, The 

development of the curtilage areas within the sites will introduce domestic landscape 

planting including lawn grass and garden areas. With an OMP in place that includes weed 

control, this is unlikely to result in significant adverse effects.  

 

(r) the effectiveness of any proposed pest control programme 

7.14.18. Pest control will form part of the OMP requirements and will complement existing pest 

control activities.  
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7.15. Overall, the LA and EcIA have determined that the effects of the open areas will be less than 

minor, given these will be offset by revegetated areas, supplement planting and formal 

protection of the majority of each of the lots. The coastal hillside is fragmented with 

development with a bush setting and the proposal achieves a superior outcome by mitigating 

visual effects to a less than minor degree. The naturalness, character and amenity of the site 

and surrounding environment will be maintained and a superior outcome achieved compared 

to what is currently in existence.   

 

Earthworks 

7.16. It is estimated that 382m3 of excavations have occurred within Lot 1 with a cut height 

exceeding 1.5m. As part of the construction of the proposed dwelling within Lot 1, there will 

be only minimal excavations required for the foundations and drainage.  

 

7.17. Soil & Rock Consultants have completed a Geotechnical Investigation (see Appendix 15) for 

the proposed subdivision and have provided detail on the works that have occurred within Lot 

1. It is stated that ‘two near-level benches by way of fill batters inclined at approximately 25 

degrees on the downslope benches, and a cut batter inclined at approximately 28 degrees on 

the upslope side of the upper bench’ have been formed. It is understood that the ‘works were 
undertaken by an experienced contractor and some degree of compaction was applied to the 

material during placement.’ 
 

7.18. Soil & Rock have also noted that the existing fill batters were covered in geotextile at the time 

of the investigation and has recommended that these remain until the site is developed. 

Small/low vegetation planting was also recommended to protect the slopes. Shallow surface 

drains or small bunds were recommended to intercept surface runoff and protect the benches 

from saturation and erosion.  

 

7.19. Due to the volume of excavations and height of the existing cut and fill faces, retrospective 

consent is required. Assessment of Section 12.3.7 has been undertaken below.  

 

(a) the degree to which the activity may cause or exacerbate erosion and/or other natural 

hazards on the site or in the vicinity of the site, particularly lakes, rivers, wetlands and the 

coastline; 

(b) any effects on the life supporting capacity of the soil;  

(c) any adverse effects on stormwater flow within the site, and stormwater flow to or from 

other properties in the vicinity of the site including public roads;  

(d) any reduction in water quality;  

(e) any loss of visual amenity or loss of natural character of the coastal environment;  

(f) effects on Outstanding Landscape Features and Outstanding Natural Features (refer to 

Appendices 1A and 1B in Part 4, and Resource Maps);  

(g) the extent to which the activity may adversely affect areas of significant indigenous 

vegetation or significant habitats of indigenous fauna;  

(h) the extent to which the activity may adversely affect heritage resources, especially 

archaeological sites;  
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(i) the extent to which the activity may adversely affect the cultural and spiritual values of 

Maori, especially Sites of Cultural Significance to Maori and waahi tapu (as listed in Appendix 

1F in Part 4, and shown on the Resource Maps);  

(j) any cumulative adverse effects on the environment arising from the activity;  

(k) the effectiveness of any proposals to avoid, remedy or mitigate any adverse effects arising 

from the activity;  

(l) the ability to monitor the activity and to take remedial action if necessary;  

(m) the criteria in Section 11.20 Development Plans in Part 2.  

(n) the criteria (p) in Section 17.2.7 National Grid Yard. 

 

7.20. The site is not shown to be susceptible to natural hazards, and the proposal is not considered 

to exacerbate any hazards. The life supporting capacity of soils is not anticipated to be affected, 

due to nature of the works and the purpose being for residential activities. The site consists of 

dense bush which will act as a buffer for absorption of stormwater runoff from the excavated 

areas. A consent notice condition has been offered for a site-specific stormwater report to be 

provided for at the time of a building consent application for the site. There are existing swale 

drains which run along the cut face adjoining the access. These swale drains collect runoff from 

the cut faces as well as the impermeable access areas. As a result of this proposal, no adverse 

effects are anticipated in regard to stormwater flow to or from other properties. The road is 

located upslope of the site, and no effects are therefore anticipated on the road regarding 

runoff.  

 

 

 

7.21. No reduction in water quality is anticipated. The excavated area covers the proposed building 

platform, areas for servicing, access and parking. As has been assessed earlier in this report, 

no adverse effects regarding visual amenity are considered to be created. The area which has 

been subject to excavation was a previously cleared area. The area where the excavation has 

Figure 25: Existing cut face (left) within Proposed Lot 1. Right image shows existing driveway to Lot 1 

building area (Dec 2025) 
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occurred appears to be located outside of the areas of HNC within the site. The excavated area 

is not considered to have adverse effects on areas of significant vegetation or habitats, as it is 

relatively small compared to the large amount of indigenous bush existing on the site. 

Furthermore, this excavated area is for the purpose of the first residential dwelling on the site 

and as there is no approved building envelope within the site, some excavation and indigenous 

vegetation clearance would be required in any instance, as has occurred on many sites in the 

surrounding environment. 

 

7.22. As determined by Horizon Archaeology, there were no archaeological features found within 

the excavated area. No effects on the cultural and spiritual values of Māori are anticipated. 
Applicable cumulative effects could arise from sediment and stormwater runoff. However, as 

previously explained, the majority of the excavated area will be covered with the proposed 

development, such that sediment and stormwater runoff will be contained. A silt and sediment 

erosion control plan can be provided to Council prior to construction of a dwelling. With the 

mitigation methods existing on site as well as the requirement of sediment and erosion control 

as part of the build, it is considered that adverse effects will be mitigated to a less than minor 

degree. Monitoring of the activity can easily be undertaken on site and as part of the build.  

 

7.23. In regards to 11.20 Development Plans, all machinery can be contained within the site 

boundaries and due to the existing bush on site as well as the topography, visual impact would 

be considered to be low. Vehicular access is existing. Hours of operation and noise generation 

would be within normal limits for this area. Criteria relating to mining is not applicable to this 

proposal. The site is not located within the National Grid Yard.  

 

Fire Risk to Residential Units 

7.24. Due to the existing vegetation and topography of the site, the proposed development within 

Lot 1 will be located within the 20m buffer to the tree dripline. An assessment of the relevant 

assessment criteria within 12.4.7(f) has been carried out below; 

 

(j) in respect of fire risk to residential units:  

(i) the degree of fire risk to dwellings arising from the proximity of the woodlot or forest 

and vice versa; and  

(ii) any mitigation measures proposed to reduce the fire risk; and 

(iii) the adequacy of the water supply; and  

(iv) the accessibility of the water supply to fire service vehicles 

 

7.25. Fire and Emergency NZ (FENZ) have been contacted as part of this application process, with 

their written approval provided within the application. The EcIA recommended that the 

designated building area and access be encompassed by a 10m fire buffer replanted in low 

flammability native vegetation. A minimum of 5 metre clearance is to be provided to the 

revegetated fire buffer. No water storage has yet been designed for the proposed dwelling. 

 

7.26. FENZ advised that their minimum water storage volume requirement is 10,000L. A consent 

notice condition has been offered to be issued on the new title for Proposed Lot 1 which 
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requires sufficient water storage volume for firefighting purposes to be provided for at the 

time of a dwelling constructed on the lot. This can be addressed as part of the BC for such a 

development. Access to and within the site is easily achieved for fire appliances. As such, it is 

considered that with the proposed mitigation measures, the degree of fire risk to the dwelling 

will be mitigated to a less than minor degree. 

 

7.27. The Landscape Assessment prepared by Simon Cocker Landscape Architects, recommended 

that – ‘these buffer areas – generally 10m in width – shall be subject to progressive replacement 

of very high, high and moderate to high flammability species, and infill planting with low and 

low to moderate flammability species.  

The replacement / infill planting will be undertaken such that the final density of planting / 

existing vegetation is 1.4m spacings. The proposed management of this area, and the 

replacement with lower flammable species will be undertaken over a 5–6 year period, with 

initially selective thinning of the existing kanuka to create ‘light well’ gaps, some 6–8m apart. 

These gaps will be planted with the replacement species.  

In subsequent years, additional kānuka will be removed and replaced, with a view to eventually 
removing and replacing all of the kānuka within the identified fire-safe zone.  

The progressive management is proposed to allow the establishment and growth of 

replacement species that will maintain the shelter and containment / screening afforded by the 

existing vegetation.’ 
 

7.28. It is considered that the above recommendation will be issued as a condition of consent to 

ensure the works are undertaken within the 5-6 year period.  

 

7.29. Overall, given approval has been obtained by FENZ, the offered consent notice condition and 

the implementation of selective manual removal of high flammability vegetation and 

replacement with low flammability vegetation within the designated 10m fire buffer, effects 

of fire risk are mitigated to a less than minor degree.  

 

Vehicle Crossing 

7.29.1. Property Access has been detailed earlier within this report as well as within the SSR from WJ. 

It is not considered necessary to revisit the previous comments made. As previously 

determined, the dispensations required are not considered to create more than minor effects 

on the surrounding environment.  

 

Summary 
7.29.2. The development is not considered out of the ordinary within the surrounding environment 

or within the Coastal Living zone in general. The proposal is supported by an array of 

Professional Reports which provide adequate mitigation measures to ensure that all effects 

are less than minor. No cumulative effects or effects on adjoining properties are anticipated, 

as all effects will be managed within the site boundaries. 

 

7.29.3. It is therefore considered that the proposal will not create any effects that are more than 

minor. 
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8. POLICY DOCUMENTS 
8.1. In accordance with section 104(1)(b) of the Act the following documents are considered 

relevant to this application.  

 

National Environmental Standards 

National Environmental Standards for Assessing and Managing Contaminants in Soil to 

Protect Human Health 2011 

8.2. As discussed in the sections above the proposal is permitted in terms of the relevant National 

Environmental Standard documents.  

 

8.3. No other National Environmental Standards are considered applicable to this development. 

The proposal is permitted in terms of the above-mentioned documents.  

 

National Policy Statements 
8.4. There are currently 10 National Policy Statements in place. These are as follows: 

• National Policy Statement on Urban Development 

• National Policy Statement for Freshwater Management 

• National Policy Statement for Renewable Electricity Generation 

• National Policy Statement for Electricity Networks 

• New Zealand Coastal Policy Statement 

• National Policy Statement for Highly Productive Land 

• National Policy Statement for Indigenous Biodiversity. 

• National Policy Statement for Greenhouse Gas Emissions from Industrial Process 

Heat 2023 

• National Policy Statement for Infrastructure 2025 

• National Policy Statement for Natural Hazards 2025 

 

8.5. The following NPS are considered applicable to this proposal.  

 

National Policy Statement for Indigenous Biodiversity 

8.6. The NPS-IB is considered applicable to the proposal given the indigenous vegetation within the 

sites. An assessment of the one objective and 17 policies of the NPS-IB have been undertaken 

below.  

 

2.1  Objective  

The objective of this National Policy Statement is:  

(a) to maintain indigenous biodiversity across Aotearoa New Zealand so that there is at least 

no overall loss in indigenous biodiversity after the commencement date; and   

(b) to achieve this:  

• through recognising the mana of tangata whenua as kaitiaki of indigenous 

biodiversity; and   

• by recognising people and communities, including landowners, as stewards of 

indigenous biodiversity; and  
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• by protecting and restoring indigenous biodiversity as necessary to achieve the overall 

maintenance of indigenous biodiversity; and   

• while providing for the social, economic, and cultural wellbeing of people and 

communities now and in the future. 

 

8.6.1. The EcIA concludes that ‘These integrated mechanisms will serve to commend persistent 

indigenous habitat and character within the proposal, with a level of effects that can be 

addressed through the EMH to obtain a VERY LOW impact (EIANZ 2018) or less than minor 

level of effect.’  
 

8.6.2. It is therefore considered that with the recommendations within the EcIA adhered to in 

conjunction with the recommendations of the Landscape Assessment, the effects of the 

proposal on indigenous biodiversity will be less than minor. Iwi have been advised of the 

application, with only one response received from Ngati Manu, which indicated support of the 

proposal in principle. No other responses have been received at the time of lodgement of this 

application. Formal protection has been offered, recognising that the landowners are 

stewards of indigenous biodiversity. Protection and restoration have been proposed to 

achieve the maintenance and enhancement of indigenous biodiversity within the sites. Social, 

economic and cultural wellbeing is provided for.  

 

Policy 1: Indigenous biodiversity is managed in a way that gives effect to the decisionmaking 

principles and takes into account the principles of the Treaty of Waitangi.  

 

8.6.3. The principles of the Treaty of Waitangi have been a consideration of this proposal, and the 

proposal is not considered to be objectionable to these principles.  

 

Policy 2: Tangata whenua exercise kaitiakitanga for indigenous biodiversity in their rohe, 

including through:   

(a) managing indigenous biodiversity on their land; and  

(b) identifying and protecting indigenous species, populations and ecosystems that are 

taonga; and   

(c) actively participating in other decision-making about indigenous biodiversity.  

 

8.6.4. Iwi have been advised of the application, with only one response received from Ngati Manu, 

which indicated support of the proposal in principle. No other responses have been received 

at the time of lodgement of this application. 

 

Policy 3: A precautionary approach is adopted when considering adverse effects on indigenous 

biodiversity.  

 

8.6.5. A precautionary approach is not considered necessary given the EcIA and Landscape 

Assessment have assessed the effects of the proposal and recommended mitigation measures 

which will ensure the proposal has a less than minor effect on the indigenous biodiversity 

within the site.  
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Policy 4: Indigenous biodiversity is managed to promote resilience to the effects of climate 

change.  

 

8.6.6. The sites are not shown to be adversely affected by climate change, given the elevation of the 

sites and the distance from the CMA. Resilience will be promoted by enhancing the indigenous 

biodiversity within the site via the measures proposed within the EcIA.  

 

Policy 5: Indigenous biodiversity is managed in an integrated way, within and across 

administrative boundaries.   

 

8.6.7. Indigenous biodiversity within the site will be managed as per the EcIA.  

 

Policy 6: Significant indigenous vegetation and significant habitats of indigenous fauna are 

identified as SNAs using a consistent approach. 

Policy 7: SNAs are protected by avoiding or managing adverse effects from new subdivision, 

use and development.   

Policy 8: The importance of maintaining indigenous biodiversity outside SNAs is recognised and 

provided for.  

Policy 9: Certain established activities are provided for within and outside SNAs.   

8.6.8. SNAs are considered applicable to this proposal as identified in the ECIA. The area located 

outside of the ‘open space’ areas will be formally set aside for protection. These areas have 

been identified as having the highest value.  

 

Policy 10: Activities that contribute to New Zealand’s social, economic, cultural, and 
environmental wellbeing are recognised and provided for as set out in this National Policy 

Statement.   

 

8.6.9. The proposal is considered to contribute to the social, economic and cultural well-being as the 

proposal will enable one additional allotment, where all lots have suitable areas which can be 

developed for residential use. The subdivision process will provide professionals within the 

Northland area employment to undertake the subdivision process, as well as attracting people 

to the area via providing the availability of one additional allotment, contributing to economic 

wellbeing. Social wellbeing will be provided for by providing an allotment in an area which is 

already developed with residential development, providing opportunity for social and cultural 

activities.  

 

Policy 11: Geothermal SNAs are protected at a level that reflects their vulnerability, or in 

accordance with any pre-existing underlying geothermal system classification.  

Policy 12: Indigenous biodiversity is managed within plantation forestry while providing for 

plantation forestry activities.   

 

8.6.10. Not applicable as the sites are not known to contain geothermal SNAS nor areas of plantation 

forestry.  

 

Policy 13: Restoration of indigenous biodiversity is promoted and provided for.   
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Policy 14: Increased indigenous vegetation cover is promoted in both urban and nonurban 

environments.   

 

8.6.11. As detailed within this report, restoration is provided for as per the EcIA.  

 

Policy 15: Areas outside SNAs that support specified highly mobile fauna are identified and 

managed to maintain their populations across their natural range, and information and 

awareness of highly mobile fauna is improved.  

 

8.6.12. The site is identified as having kiwi and other fauna present and restrictions have been offered 

as per the EcIA. This is considered to ensure maintenance of their populations.  

 

Policy 16: Regional biodiversity strategies are developed and implemented to maintain and 

restore indigenous biodiversity at a landscape scale.  

Policy 17: There is improved information and regular monitoring of indigenous biodiversity. 

 

8.6.13. Indigenous biodiversity will be maintained and restored by implementing the 

recommendations within the EcIA. Monitoring can be undertaken as part of the weed and 

pest management plan.  

 

Summary 

8.6.14. The proposal is therefore considered consistent with the NPS-IB, given the recommendations 

and conclusions stated within the EcIA and Landscape Assessment.  

 

New Zealand Coastal Policy Statement 2010 

8.7. The New Zealand Coastal Policy Statement 2010 is considered to be relevant to the application 

as the application site is located within the coastal environment under the NRC Regional Policy 

Statement. The site is also partially covered by the High Natural Character Overlay which 

coincides with the area of PNA across the sites. Assessment of the relevant objectives and 

policies of the NZCPS has been undertaken below: 

 

Objectives 

 

Objective 1: To safeguard the integrity, form, functioning and resilience of the coastal 

environment and sustain its ecosystems, including marine and intertidal areas, estuaries, dunes 

and land, by: 

• maintaining or enhancing natural biological and physical processes in the coastal 

environment and recognising their dynamic, complex and interdependent nature; 

• protecting representative or significant natural ecosystems and sites of biological 

importance and maintaining the diversity of New Zealand’s indigenous coastal flora 
and fauna; and 

• maintaining coastal water quality, and enhancing it where it has deteriorated from 

what would otherwise be its natural condition, with significant adverse effects on 

ecology and habitat, because of discharges associated with human activity. 

 



Planning Assessment 

Page | 59  
Combined Land Use and Subdivision Consent  

 

8.7.1. The sites do not include any marine or intertidal areas, estuaries or dunes. The proposal is 

considered to maintain as well as enhance the natural and biological and physical processes 

in the coastal environment by ensuring formal protection of the indigenous vegetation located 

outside of the proposed residential envelopes on each of the sites. This will ensure that runoff 

from the residential sites is filtered through natural process prior to reaching the stream 

located at the base of the gully which then leads to the CMA. Ecosystems on site will be 

formally protected as well as weed and pest management implemented which will enhance 

these natural ecosystems, providing a superior outcome for the ecosystems not just within 

the site but the surrounding areas as well.  

 

Objective 2: To preserve the natural character of the coastal environment and protect natural 

features and landscape values through: 

 

• recognising the characteristics and qualities that contribute to natural character, 

natural features and landscape values and their location and distribution; 

• identifying those areas where various forms of subdivision, use, and development 

would be inappropriate and protecting them from such activities; and 

• encouraging restoration of the coastal environment. 

 

8.7.2. The EcIA recognised and identified the characteristics and qualities of the sites and how these 

contribute to natural character, natural features and landscape values. The Landscape 

Assessment also prepared for the proposal has touched on these as well. Both of the 

supporting reports determined that the proposal will not have a more than minor effect on 

these features, so long as the recommendations with the reports are adhered to. As a result, 

the proposal will result in a superior outcome via the measures proposed and discussed 

throughout this report. The proposal will result in preservation as well as restoration of the 

natural areas within the sites.  

 

Objective 3: To take account of the principles of the Treaty of Waitangi, recognise the role of 

tangata whenua as kaitiaki and provide for tangata whenua involvement in management of 

the coastal environment by: 

• recognising the ongoing and enduring relationship of tangata whenua over their lands, 

rohe and resources; 

• promoting meaningful relationships and interactions between tangata whenua and 

persons exercising functions and powers under the Act; 

• incorporating mātauranga Māori into sustainable management practices; and 

• recognising and protecting characteristics of the coastal environment that are of 

special value to tangata whenua. 

 

8.7.3. Iwi have been advised of the application, with only one response received from Ngati Manu, 

which indicated support of the proposal in principle. No other responses have been received 

at the time of lodgement of this application. 

 

Objective 4: To maintain and enhance the public open space qualities and recreation 

opportunities of the coastal environment by: 
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• recognising that the coastal marine area is an extensive area of public space for the 

public to use and enjoy; 

• maintaining and enhancing public walking access to and along the coastal marine area 

without charge, and where there are exceptional reasons that mean this is not 

practicable providing alternative linking access close to the coastal marine area; and 

• recognising the potential for coastal processes, including those likely to be affected by 

climate change, to restrict access to the coastal environment and the need to ensure 

that public access is maintained even when the coastal marine area advances inland. 

 

8.7.4. The sites do not directly adjoin the CMA and there are no existing or proposed public walking 

access within the sites as part of this application, nor are these considered necessary given 

the location of the sites from the CMA. The subject sites are not considered to be adversely 

affected from climate change in terms of coastal processes, given the distance from the CMA 

as well as the higher elevation of the residential envelopes within the sites.  

 

Objective 5: To ensure that coastal hazard risks taking account of climate change, are managed 

by: 

• locating new development away from areas prone to such risks; 

• considering responses, including managed retreat, for existing development in this 

situation; and 

• protecting or restoring natural defences to coastal hazards. 

 

8.7.5. The sites are not shown to be affected by coastal hazard risks.  

 

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; 

• some uses and developments which depend upon the use of natural and physical 

resources in the coastal environment are important to the social, economic and cultural 

wellbeing of people and communities; 

• functionally some uses and developments can only be located on the coast or in the 

coastal marine area; 

• the coastal environment contains renewable energy resources of significant value; 

• the protection of habitats of living marine resources contributes to the social, economic 

and cultural wellbeing of people and communities; 

• the potential to protect, use, and develop natural and physical resources in the coastal 

marine area should not be compromised by activities on land; 

• the proportion of the coastal marine area under any formal protection is small and 

therefore management under the Act is an important means by which the natural 

resources of the coastal marine area can be protected; and 

• historic heritage in the coastal environment is extensive but not fully known, and 

vulnerable to loss or damage from inappropriate subdivision, use, and development. 
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8.7.6. The EcIA and Landscape Assessment have determined suitable areas for residential 

development within the subject sites which will not have a more than minor effect on the 

coastal environment and natural values within the sites and surrounding environment. This is 

consistent with Point 1 of this Objective, as a suitable area for residential development has 

been found within each of the sites, whilst enabling the protection of the values of the coastal 

environment. The sites are zoned as Coastal Living and the proposed subdivision is not 

considered out of character within the zone or surrounding environment in general. The 

proposal will result in one additional allotment, which is consistent with adjoining sites and 

the proposed land use activities are also existing within the surrounding environment. The 

proposal is considered to enable functional use of the site whilst providing for social, economic 

and cultural wellbeing by enabling the opportunity to build on the sites and provide a better 

use for an underutilised portion of land. No renewable energy resources are proposed. No 

protection of living marine resources are proposed. The proposal does not include activities 

within the CMA. An Archaeological Assessment has been completed for the proposal, with no 

sites found to be adversely affected. Heritage NZ have also provided approval to the proposal, 

such that effects on historic heritage are considered to be less than minor.  

 

Objective 7: To ensure that management of the coastal environment recognises and provides 

for New Zealand’s international obligations regarding the coastal environment, including the 
coastal marine area 

 

8.7.7. The proposal will not affect NZ international obligations regarding the coastal environment, 

including the CMA.  

 

Policies 

Policy 1: Extent and characteristics of the coastal environment 

1. Recognise that the extent and characteristics of the coastal environment vary from region to 

region and locality to locality; and the issues that arise may have different effects in different 

localities. 

2. Recognise that the coastal environment includes: 

• the coastal marine area; 

• islands within the coastal marine area; 

• areas where coastal processes, influences or qualities are significant, including coastal 

lakes, lagoons, tidal estuaries, saltmarshes, coastal wetlands, and the margins of 

these; 

• areas at risk from coastal hazards; 

• coastal vegetation and the habitat of indigenous coastal species including migratory 

birds; 

• elements and features that contribute to the natural character, landscape, visual 

qualities or amenity values; 

• items of cultural and historic heritage in the coastal marine area or on the coast; 

• inter-related coastal marine and terrestrial systems, including the intertidal zone; and 



Planning Assessment 

Page | 62  
Combined Land Use and Subdivision Consent  

 

• physical resources and built facilities, including infrastructure, that have modified the 

coastal environment 

 

8.7.8. The effects of the proposal in terms of the coastal environment have been detailed in depth 

within the EcIA and Landscape Assessment, with both reports concluded that so long as the 

recommendations within the reports are adhered to, the proposal will have a less than minor 

effect. The proposal has recognized the extent and characteristics of the coastal environment 

and therefore is consistent with this policy. 

 

Policy 2: The Treaty of Waitangi, tangata whenua and Māori 
In taking account of the principles of the Treaty of Waitangi (Te Tiriti o Waitangi), and 

kaitiakitanga, in relation to the coastal environment: 

1. recognise that tangata whenua have traditional and continuing cultural relationships with 

areas of the coastal environment, including places where they have lived and fished for 

generations; 

2. involve iwi authorities or hapū on behalf of tangata whenua in the preparation of regional 
policy statements, and plans, by undertaking effective consultation with tangata whenua; with 

such consultation to be early, meaningful, and as far as practicable in accordance with tikanga 

Māori; 
3. with the consent of tangata whenua and as far as practicable in accordance with tikanga 

Māori, incorporate mātauranga Māori1 in regional policy statements, in plans, and in the 

consideration of applications for resource consents, notices of requirement for designation and 

private plan changes; 

4. provide opportunities in appropriate circumstances for Māori involvement in decision making, 
for example when a consent application or notice of requirement is dealing with cultural 

localities or issues of cultural significance, and Māori experts, including pūkenga2, may have 

knowledge not otherwise available; 

5. take into account any relevant iwi resource management plan and any other relevant planning 

document recognised by the appropriate iwi authority or hapū and lodged with the council, to 
the extent that its content has a bearing on resource management issues in the region or 

district; and 

• where appropriate incorporate references to, or material from, iwi resource 

management plans in regional policy statements and in plans; and 

• consider providing practical assistance to iwi or hapū who have indicated a wish to 
develop iwi resource management plans; 

6. provide for opportunities for tangata whenua to exercise kaitiakitanga over waters, forests, 

lands, and fisheries in the coastal environment through such measures as: 

• bringing cultural understanding to monitoring of natural resources; 

• providing appropriate methods for the management, maintenance and protection of 

the taonga of tangata whenua; 

• having regard to regulations, rules or bylaws relating to ensuring sustainability of 

fisheries resources such as taiāpure, mahinga mātaitai or other non commercial Māori 
customary fishing; 

https://www.doc.govt.nz/about-us/science-publications/conservation-publications/marine-and-coastal/new-zealand-coastal-policy-statement/new-zealand-coastal-policy-statement-2010/policy-2-the-treaty-of-waitangi-tangata-whenua-and-maori/#1
https://www.doc.govt.nz/about-us/science-publications/conservation-publications/marine-and-coastal/new-zealand-coastal-policy-statement/new-zealand-coastal-policy-statement-2010/policy-2-the-treaty-of-waitangi-tangata-whenua-and-maori/#2
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7. in consultation and collaboration with tangata whenua, working as far as practicable in 

accordance with tikanga Māori, and recognising that tangata whenua have the right to choose 
not to identify places or values of historic, cultural or spiritual significance or special value: 

• recognise the importance of Māori cultural and heritage values through such methods 
as historic heritage, landscape and cultural impact assessments; and 

• provide for the identification, assessment, protection and management of areas or 

sites of significance or special value to Māori, including by historic analysis and 
archaeological survey and the development of methods such as alert layers and 

predictive methodologies for identifying areas of high potential for undiscovered 

Māori heritage, for example coastal pā or fishing villages. 
 

8.7.9. Iwi have been advised of the application, with only one response received from Ngati Manu, 

which indicated support of the proposal in principle. No other responses have been received 

at the time of lodgement of this application. 

 

Policy 3: Precautionary approach 

1. Adopt a precautionary approach towards proposed activities whose effects on the coastal 

environment are uncertain, unknown, or little understood, but potentially significantly 

adverse. 

2. In particular, adopt a precautionary approach to use and management of coastal resources 

potentially vulnerable to effects from climate change, so that: 

• avoidable social and economic loss and harm to communities does not occur; 

• natural adjustments for coastal processes, natural defences, ecosystems, habitat and 

species are allowed to occur; and 

•  the natural character, public access, amenity and other values of the coastal 

environment meet the needs of future generations. 

 

8.7.10. The effects of the proposal have been assessed and found to be less than minor. Therefore, a 

precautionary approach is not considered necessary in this instance.  

 

Policy 4: Integration 

Provide for the integrated management of natural and physical resources in the coastal 

environment, and activities that affect the coastal environment. This requires: 

1. co-ordinated management or control of activities within the coastal environment, and which 

could cross administrative boundaries, particularly: 

• the local authority boundary between the coastal marine area and land; 

• local authority boundaries within the coastal environment, both within the coastal 

marine area and on land; and 

• where hapū or iwi boundaries or rohe cross local authority boundaries; 
2. working collaboratively with other bodies and agencies with responsibilities and functions 

relevant to resource management, such as where land or waters are held or managed for 

conservation purposes; and 

3. particular consideration of situations where: 



Planning Assessment 

Page | 64  
Combined Land Use and Subdivision Consent  

 

• subdivision, use, or development and its effects above or below the line of mean high 

water springs will require, or is likely to result in, associated use or development that 

crosses the line of mean high water springs; or 

• public use and enjoyment of public space in the coastal environment is affected, or is 

likely to be affected; or 

• development or land management practices may be affected by physical changes to 

the coastal environment or potential inundation from coastal hazards, including as a 

result of climate change; or 

•  land use activities affect, or are likely to affect, water quality in the coastal 

environment and marine ecosystems through increasing sedimentation; or 

•  significant adverse cumulative effects are occurring, or can be anticipated. 

 

8.7.11. Not applicable to this proposal as the proposal does not involve activities which would cross 

the CMA boundary, nor any areas of public space and no effects on water quality or coastal 

hazards are anticipated.  

 

Policy 5: Land or waters managed or held under other Acts 

1. Consider effects on land or waters in the coastal environment held or managed under: 

• the Conservation Act 1987 and any Act listed in the 1st Schedule to that Act; or 

• other Acts for conservation or protection purposes; 

and, having regard to the purposes for which the land or waters are held or managed: 

• avoid adverse effects of activities that are significant in relation to those purposes; 

and 

• otherwise avoid, remedy or mitigate adverse effects of activities in relation to those 

purposes. 

2. Have regard to publicly notified proposals for statutory protection of land or waters in the 

coastal environment and the adverse effects of activities on the purposes of that proposed 

statutory protection 

 

8.7.12. The proposal does include formally protecting the indigenous vegetation within the sites and 

outside of the areas of development. This is considered to provide a superior outcome by 

formally protecting the areas of high natural character and PNA within the sites. The subject 

application is not determined to be required to be publicly notified as will be detailed further 

in this report.  

 

Policy 6: Activities in the coastal environment 

1. In relation to the coastal environment: 

• recognise that the provision of infrastructure, the supply and transport of energy 

including the generation and transmission of electricity, and the extraction of minerals 

are activities important to the social, economic and cultural well-being of people and 

communities; 

• consider the rate at which built development and the associated public infrastructure 

should be enabled to provide for the reasonably foreseeable needs of population 

growth without compromising the other values of the coastal environment; 
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•  encourage the consolidation of existing coastal settlements and urban areas where 

this will contribute to the avoidance or mitigation of sprawling or sporadic patterns of 

settlement and urban growth; 

• recognise tangata whenua needs for papakāinga3, marae and associated 

developments and make appropriate provision for them; 

• consider where and how built development on land should be controlled so that it does 

not compromise activities of national or regional importance that have a functional 

need to locate and operate in the coastal marine area; 

• consider where development that maintains the character of the existing built 

environment should be encouraged, and where development resulting in a change in 

character would be acceptable; 

• take into account the potential of renewable resources in the coastal environment, 

such as energy from wind, waves, currents and tides, to meet the reasonably 

foreseeable needs of future generations; 

• 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; 

• 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 

• where appropriate, buffer areas and sites of significant indigenous biological diversity, 

or historic heritage value. 

2. Additionally, in relation to the coastal marine area: 

• recognise potential contributions to the social, economic and cultural wellbeing of 

people and communities from use and development of the coastal marine area, 

including the potential for renewable marine energy to contribute to meeting the 

energy needs of future generations; 

• recognise the need to maintain and enhance the public open space and recreation 

qualities and values of the coastal marine area; 

• recognise that there are activities that have a functional need to be located in the 

coastal marine area, and provide for those activities in appropriate places; 

• recognise that activities that do not have a functional need for location in the coastal 

marine area generally should not be located there; and 

•  promote the efficient use of occupied space, including by: 

- requiring that structures be made available for public or multiple use wherever 

reasonable and practicable; 

- requiring the removal of any abandoned or redundant structure that has no 

heritage, amenity or reuse value; and 

- considering whether consent conditions should be applied to ensure that 

space occupied for an activity is used for that purpose effectively and without 

unreasonable delay 

 

8.7.13. The proposal does not include any changes to the public infrastructure, supply and transport 

of energy or extraction of minerals. The proposal will result in one additional allotment which 

https://www.doc.govt.nz/about-us/science-publications/conservation-publications/marine-and-coastal/new-zealand-coastal-policy-statement/new-zealand-coastal-policy-statement-2010/policy-6-activities-in-the-coastal-environment/#3
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is anticipated to be easily absorbed into the existing environment including the roading 

network. The proposal is not considered to result in sprawling or sporadic development given 

only one additional allotment will be created which is consistent with lots in the surrounding 

environment. Papakainga development or development of a marae is not applicable to this 

proposal. The proposal will not compromise activities of national or regional significance. The 

EcIA and Landscape Assessment have determined that the proposal will maintain and enhance 

the surrounding environment, provided their recommendations within the reports are 

adhered to. Renewable energy is not a consideration of this proposal. Visual effects have been 

detailed in depth within this report and the accompanying Landscape Assessment, with effects 

considered to be less than minor with the recommended mitigation measures imposed. The 

sites are setback a sufficient distance from the CMA and other water bodies such that no 

adverse effects on these features are anticipated. The indigenous vegetation outside of the 

areas set aside for residential development will be formally protected. Heritage sites have 

been identified and development proposed outside of these areas. The proposal does not 

involve activities within the CMA and as such subclause (2) of this rule is not considered 

applicable. 

 

Policy 7: Strategic planning 

1. In preparing regional policy statements, and plans: 

• consider where, how and when to provide for future residential, rural residential, 

settlement, urban development and other activities in the coastal environment at a 

regional and district level; and  

• identify areas of the coastal environment where particular activities and forms of 

subdivision, use, and development: 

- are inappropriate; and 

- may be inappropriate without the consideration of effects through a resource 

consent application, notice of requirement for designation or Schedule 1 of the 

Resource Management Act process; and provide protection from 

inappropriate subdivision, use, and development in these areas through 

objectives, policies and rules.  

2. Identify in regional policy statements, and plans, coastal processes, resources or values that 

are under threat or at significant risk from adverse cumulative effects. Include provisions in 

plans to manage these effects. Where practicable, in plans, set thresholds (including zones, 

standards or targets), or specify acceptable limits to change, to assist in determining when 

activities causing adverse cumulative effects are to be avoided 

 

8.7.14. The sites are zoned as Coastal Living and resource consent is being applied for combined 

subdivision and land use activities as a Discretionary Activity. The RPS has identified portions 

of the sites as High Natural Character, which coincides with the areas of PNA within the sites. 

The sites are also identified as being within the Coastal Environment. This application has 

determined that effects from the proposal will be less than minor. 

 

Policy 11: Indigenous biological diversity (biodiversity) 

To protect indigenous biological diversity in the coastal environment: 

1. avoid adverse effects of activities on: 



Planning Assessment 

Page | 67  
Combined Land Use and Subdivision Consent  

 

• indigenous taxa4 that are listed as threatened5 or at risk in the New Zealand Threat 

Classification System lists; 

• taxa that are listed by the International Union for Conservation of Nature and Natural 

Resources as threatened; 

• indigenous ecosystems and vegetation types that are threatened in the coastal 

environment, or are naturally rare6; 

• habitats of indigenous species where the species are at the limit of their natural range, 

or are naturally rare; 

• areas containing nationally significant examples of indigenous community types; and 

• areas set aside for full or partial protection of indigenous biological diversity under 

other legislation; and 

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

activities on: 

• areas of predominantly indigenous vegetation in the coastal environment; 

• habitats in the coastal environment that are important during the vulnerable life 

stages of indigenous species; 

• indigenous ecosystems and habitats that are only found in the coastal environment 

and are particularly vulnerable 

to modification, including estuaries, lagoons, coastal wetlands, dunelands, intertidal 

zones, rocky reef systems, eelgrass and saltmarsh; 

• habitats of indigenous species in the coastal environment that are important for 

recreational, commercial, traditional or cultural purposes; 

• habitats, including areas and routes, important to migratory species; and 

• ecological corridors, and areas important for linking or maintaining biological values 

identified under this policy. 

 

8.7.15. The EcIA has assessed the effects of the proposal on indigenous biodiversity and determined 

that so long as the recommendations of the report are adhered to, then the effects of the 

proposal will be less than minor. Indigenous vegetation outside of the proposed areas of 

development will be formally protected as well as weed and pest management undertaken, 

enhancing these areas of the site. The sites have not been identified as containing any areas 

of wetlands. The proposal is considered to protect indigenous biodiversity within the site.  

 

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: 

• avoid adverse effects of activities on natural character in areas of the coastal 

environment with outstanding natural character; and 

• 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; 

including by: 

• assessing the natural character of the coastal environment of the region or district, by 

mapping or otherwise identifying at least areas of high natural character; and 

https://www.doc.govt.nz/about-us/science-publications/conservation-publications/marine-and-coastal/new-zealand-coastal-policy-statement/new-zealand-coastal-policy-statement-2010/policy-11-indigenous-biological-diversity/#4%20taxa
https://www.doc.govt.nz/about-us/science-publications/conservation-publications/marine-and-coastal/new-zealand-coastal-policy-statement/new-zealand-coastal-policy-statement-2010/policy-11-indigenous-biological-diversity/#5%20examples%20of%20taxa
https://www.doc.govt.nz/about-us/science-publications/conservation-publications/marine-and-coastal/new-zealand-coastal-policy-statement/new-zealand-coastal-policy-statement-2010/policy-11-indigenous-biological-diversity/#6
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• ensuring that regional policy statements, and plans, identify areas where preserving 

natural character requires objectives, policies and rules, and include those provisions. 

2. Recognise that natural character is not the same as natural features and landscapes or 

amenity values and may include matters such as: 

• natural elements, processes and patterns; 

• biophysical, ecological, geological and geomorphological aspects; 

• natural landforms such as headlands, peninsulas, cliffs, dunes, wetlands, reefs, 

freshwater springs and surf breaks; 

• the natural movement of water and sediment; 

• the natural darkness of the night sky; 

• places or areas that are wild or scenic; 

• a range of natural character from pristine to modified; and 

• experiential attributes, including the sounds and smell of the sea; and their context or 

setting 

 

8.7.16. As detailed within this report, the proposal is not considered to have adverse effects on 

natural character. The proposal has been assessed against the relevant requirements within 

the EcIA and Landscape Assessment with mitigation measures proposed to ensure effects of 

the proposal will be less than minor on the natural features and characteristics. The proposal 

is considered to be consistent with development in the area and is considered to be of low 

density. 

 

Policy 14: Restoration of natural character 

Promote restoration or rehabilitation of the natural character of the coastal environment, 

including by: 

1. identifying areas and opportunities for restoration or rehabilitation; 

2. providing policies, rules and other methods directed at restoration or rehabilitation in regional 

policy statements, and plans; 

3. where practicable, imposing or reviewing restoration or rehabilitation conditions on resource 

consents and designations, including for the continuation of activities; and recognising that 

where degraded areas of the coastal environment require restoration or rehabilitation, 

possible approaches include: 

• restoring indigenous habitats and ecosystems, using local genetic stock where 

practicable; or 

• encouraging natural regeneration of indigenous species, recognising the need for 

effective weed and animal pest management; or 

• creating or enhancing habitat for indigenous species; or 

• rehabilitating dunes and other natural coastal features or processes, including saline 

wetlands and intertidal saltmarsh; or 

• restoring and protecting riparian and intertidal margins; or 

• reducing or eliminating discharges of contaminants; or 

• removing redundant structures and materials that have been assessed to have 

minimal heritage or amenity values and when the removal is authorised by required 

permits, including an archaeological authority under the Historic Places Act 1993; or 
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• restoring cultural landscape features; or 

• redesign of structures that interfere with ecosystem processes; or 

• decommissioning or restoring historic landfill and other contaminated sites which are, 

or have the potential to, leach material into the coastal marine area 

 

8.7.17. Restoration and rehabilitation of the natural character will be achieved via the measures 

recommended within the EcIA such as setting aside areas for formal protection, weed and 

pest management and ensuring residential development is restricted to certain areas of the 

sites. Review conditions can be imposed within the Weed and Pest Management Plan to 

ensure the works are undertaken on an ongoing basis. Given the measures outlined within the 

EcIA, it is considered the proposal promotes the restoration and rehabilitation of natural 

character.  

 

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: 

1. avoid adverse effects of activities on outstanding natural features and outstanding natural 

landscapes in the coastal environment; and 

2. 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; 

including by: 

3. identifying and assessing the natural features and natural landscapes of the coastal 

environment of the region or district, at minimum by land typing, soil characterisation and 

landscape characterisation and having regard to: 

• natural science factors, including geological, topographical, ecological and dynamic 

components; 

• the presence of water including in seas, lakes, rivers and streams; 

• legibility or expressiveness – how obviously the feature or landscape demonstrates its 

formative processes; 

• aesthetic values including memorability and naturalness; 

• vegetation (native and exotic); 

• transient values, including presence of wildlife or other values at certain times of the 

day or year; 

• whether the values are shared and recognised; 

• cultural and spiritual values for tangata whenua, identified by working, as far as 

practicable, in accordance with tikanga Māori; including their expression as cultural 
landscapes and features; 

• historical and heritage associations; and 

• wild or scenic values; 

4. ensuring that regional policy statements, and plans, map or otherwise identify areas where 

the protection of natural features and natural landscapes requires objectives, policies and 

rules; and 

5. including the objectives, policies and rules required by (d) in plans 
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8.7.18. The sites are not identified as containing areas of outstanding natural features or landscapes 

under the RPSN and no adverse effects are anticipated any areas identified as ONF or ONL, as 

a result of the proposal. Effects on natural character and natural landscapes will be mitigated 

to a less than minor degree as per the EcIA. Assessment of the RPSN will be undertaken further 

in this report.  

 

Policy 17: Historic heritage identification and protection 

Protect historic heritage9 in the coastal environment from inappropriate subdivision, use, and 

development by: 

1. identification, assessment and recording of historic heritage, including archaeological sites; 

2. providing for the integrated management of such sites in collaboration with relevant 

councils, heritage agencies, iwi authorities and kaitiaki; 

3. initiating assessment and management of historic heritage in the context of historic 

landscapes; 

4. recognising that heritage to be protected may need conservation; 

5. facilitating and integrating management of historic heritage that spans the line of mean high 

water springs; 

6. including policies, rules and other methods relating to (a) to (e) above in regional policy 

statements, and plans; 

7. imposing or reviewing conditions on resource consents and designations, including for the 

continuation of activities; 

8. requiring, where practicable, conservation conditions; and 

9. considering provision for methods that would enhance owners’ opportunities for 
conservation of listed heritage structures, such as relief grants or rates relief. 

 

8.7.19. An Archaeological Assessment has been completed for the sites, where one site was identified 

within Lot 3. RC 2250122 approved a dwelling within the parent lot which included built 

development outside of the historic site. No other sites have been identified. Iwi and Heritage 

NZ have been contacted as part of the pre-application process with no objections raised. The 

historic site within Proposed Lot 3 is not proposed to be formally protected. The site has been 

identified, and the owners are aware of the location. Heritage NZ have also not requested 

formal protection.  

 

Summary 

8.7.20. As assessed above, the proposal is determined to be consistent with the relevant objectives 

and policies of the NZCPS. The proposal includes mitigation measures to protect, restore and 

enhance areas of natural features and characteristics within the sites, providing a superior 

outcome to what is currently in existence.  

 

Regional Policy Statement 

8.8. The role of The Regional Policy Statement is to promote sustainable management of 

Northland’s natural and physical resources by providing an overview of the regions resource 
management issues and setting out policies and methods to achieve integrated management 

of Northlands natural and physical resources.   

 

8.9. The relevant objectives and policies have been assessed below.  

https://www.doc.govt.nz/about-us/science-publications/conservation-publications/marine-and-coastal/new-zealand-coastal-policy-statement/new-zealand-coastal-policy-statement-2010/policy-17-historic-heritage-identification-and-protection/#9
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Objectives 

 

3.4 Indigenous Biodiversity 

Safeguard Northland’s ecological integrity by:  
a) Protecting areas of significant indigenous vegetation and significant habitats of indigenous 

fauna;  

b) Maintaining the extent and diversity of indigenous ecosystems and habitats in the region; 

and   

c) Where practicable, enhancing indigenous ecosystems and habitats, particularly where this 

contributes to the reduction in the overall threat status of regionally and nationally threatened 

species. 

 

8.9.1. The proposal includes formal protection of areas of indigenous vegetation outside of the areas 

identified for residential development. This will ensure the maintenance and enhancement of 

indigenous ecosystems within the sites which will have a positive flow on effects for the wider 

environment. Measures have been recommended to ensure that the proposal contributes to 

the reduction in the overall threat status of such species.  

 

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. 

 

8.9.2. These size allotments are in high demand and are of rare sorts in the current economic 

climate. The proposal will result in one additional allotment being created from two titles. This 

will in turn provide employment for local businesses and professionals not only as part of the 

subdivision process, but also any future building work on the vacant lot, improving economic 

wellbeing.  

 

Objective 3.6 – Economic Activities – Reverse Sensitivity and Sterilisation 

The viability of land and activities important for Northland’s economy is protected from the 
negative impacts of new subdivision, use and development, with particular emphasis on either:  

(a) Reverse sensitivity for existing:  

(i) Primary production activities;  

(ii) Industrial and commercial activities;  

(iii) Mining*; or  

(iv) Existing and planned regionally significant infrastructure; or  

(b) Sterilisation of:  

(i) Land with regionally significant mineral resources; or  

(ii) Land which is likely to be used for regionally significant infrastructure. *Includes 

aggregates and other minerals. 
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8.9.3. No reverse sensitivity effects are anticipated. The proposal will be consistent with existing 

subdivision patterns and land use activities within the surrounding environment. No 

sterilisation of land is anticipated.  

 

3.12 Tangata Whenua role in decision-making 

Tangata whenua kaitiaki role is recognised and provided for in decision-making over natural 

and physical resources. 

 

8.9.4. Iwi have been advised of the application, with only one response received from Ngati Manu, 

which indicated support of the proposal in principle. No other responses have been received 

at the time of lodgement of this application. 

 

3.14 Natural character, outstanding natural features, outstanding natural landscapes and 

historic heritage 

Identify and protect from inappropriate subdivision, use and development;   

(a) The qualities and characteristics that make up the natural character of the coastal 

environment, and the natural character of freshwater bodies and their margins;  

(b) The qualities and characteristics that make up outstanding natural features and 

outstanding natural landscapes;  

(c) The integrity of historic heritage. 

 

8.9.5. As discussed in detail within this application and the supporting documents, the qualities and 

characteristics that make up the natural character of the coastal environment is considered to 

remain unaffected by the proposal. Historic heritage will also be protected from future 

development, as identified within this application.  

 

3.15 Active Management 

Maintain and / or improve;  

(a) The natural character of the coastal environment and fresh water bodies and their margins;  

(b) Outstanding natural features and outstanding natural landscapes;  

(c) Historic heritage;  

(d) Areas of significant indigenous vegetation and significant habitats of indigenous fauna 

(including those within estuaries and harbours);   

(e) Public access to the coast; and  

(f)  Fresh and coastal water quality by supporting, enabling and positively recognising active 

management arising from the efforts of landowners, individuals, iwi, hapū and community 
groups. 

 

8.9.6. The proposal includes measures to maintain and improve the natural character of the coastal 

environment as has been discussed. The proposal is not considered to have any adverse 

effects on areas of ONL or ONF given there are no known areas within the site or directly 

adjoining allotments. Areas of significant indigenous vegetation and habitats of indigenous 

fauna will be enhanced via the protection measures proposed. Public access to the coast is 

not considered applicable. Fresh and coastal water quality is not considered applicable given 

no effects on these features are anticipated. 
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Policies 

 

4.4 Maintaining and enhancing indigenous ecosystems and species 

 

4.4.1 Policy – Maintaining and protecting significant ecological areas and habitats.  

1) In the coastal environment, avoid adverse effects, and outside the coastal environment 

avoid, remedy or mitigate adverse effects of subdivision, use and development so they are no 

more than minor on:  

(a) Indigenous taxa that are listed as threatened or at risk in the New Zealand Threat 

Classification System lists;  

(b) Areas of indigenous vegetation and habitats of indigenous fauna, that are 

significant using the assessment criteria in Appendix 5;  

(c) Areas set aside for full or partial protection of indigenous biodiversity under other 

legislation.  

(2) In the coastal environment, avoid significant adverse effects and avoid, remedy, or mitigate 

other adverse effects of subdivision, use and development on:  

(a) Areas of predominantly indigenous vegetation;   

(b) Habitats of indigenous species that are important for recreational, commercial, 

traditional or cultural purposes;  

(c) Indigenous ecosystems and habitats that are particularly vulnerable to 

modification, including estuaries, lagoons, coastal wetlands, dunelands, intertidal 

zones, rocky reef systems, eelgrass, northern wet heathlands, coastal and headwater 

streams, floodplains, margins of the coastal marine area and freshwater bodies, 

spawning and nursery areas and saltmarsh.  

(3) Outside the coastal environment and where clause (1) does not apply, avoid, remedy or 

mitigate adverse effects of subdivision, use and development so they are not significant on any 

of the following:   

(a) Areas of predominantly indigenous vegetation;   

(b) Habitats of indigenous species that are important for recreational, commercial, 

traditional or cultural purposes;  

(c) Indigenous ecosystems and habitats that are particularly vulnerable to 

modification, including wetlands, dunelands, northern wet heathlands, headwater 

streams, floodplains and margins of freshwater bodies, spawning and nursery areas.  

(4) For the purposes of clause (1), (2) and (3), when considering whether there are any adverse 

effects and/or any significant adverse effects:   

(a) Recognise that a minor or transitory effect may not be an adverse effect; 

(b) Recognise that where the effects are or maybe irreversible, then they are likely to 

be more than minor;  

(c) Recognise that there may be more than minor cumulative effects from minor or 

transitory effects.  

(5) For the purpose of clause (3) if adverse effects cannot be reasonably avoided, remedied or 

mitigated then it maybe appropriate to consider the next steps in the mitigation hierarchy i.e. 

biodiversity offsetting followed by environmental biodiversity compensation, as methods to 

achieve Objective 3.4. 
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8.9.7. The sites are located within the coastal environment and therefore subclauses 1 & 2 are 

applicable to the proposal. The EcIA has determined that adverse effects will be avoided given 

the recommendations of the report. The Assessment Criteria within Appendix 5 of the RPSN 

has been assessed within the EcIA. Areas are proposed to be set aside for full protection within 

each of the sites. All effects from the proposal are considered to be less than minor in terms 

of indigenous vegetation and habitats of indigenous fauna, as per the EcIA.  

 

4.4.2 Policy – Supporting restoration and enhancement 

Support voluntary efforts of landowners and community groups, iwi and hapū, to achieve 
Objective 3.15 

 

8.9.8. Voluntary protection and weed and pest management control are some of the measures 

offered by the Applicant as part of the subdivision proposal. These will assist with achieving 

Objective 3.15 as assessed earlier in this section of the report. 

 

4.5 Identifying the coastal environment, natural character, outstanding natural features, 

outstanding natural landscapes and historic heritage resources 

 

4.5.1 Policy – Identification of the coastal environment, outstanding natural features and 

outstanding natural landscapes and high and outstanding natural character 

The areas identified in the Regional Policy Statement - Maps will form Northland’s:  
(a) Coastal environment;  

(b) High and outstanding natural character areas within the coastal environment (except 

where the coastal marine area beyond harbours / estuaries remain unclassified); and  

(c) Outstanding natural features and outstanding natural landscapes.  

Where following further detailed assessment, an area in the Regional Policy Statement – Maps 

has been amended in accordance with Method 4.5.4, and the amended area is operative in the 

relevant district or regional plan, it shall supersede the relevant area in the Regional Policy 

Statement – Maps. 

 

8.9.9. The sites are identified as being within the Coastal Environment with parts of the sites being 

identified as being of High Natural Character which coincides with the area of PNA within the 

sites.  

 

4.5.2 Policy – Application of the Regional Policy Statement - Maps 

The Regional Policy Statement Maps of high and outstanding natural character and 

outstanding natural features and outstanding natural landscapes identify areas that are 

sensitive to subdivision, use and development.  The maps of these areas identify where caution 

is required to ensure activities are appropriate.  However, suitably qualified assessment at a 

site or property-specific level can be used to demonstrate lesser (or greater) sensitivity to 

particular subdivision, use and development proposals given the greater resolution provided. 

 

8.9.10. An EcIA as well as a Landscape Assessment and Archaeological Assessment have been 

prepared in support of the proposed development. It has been recommended within each of 
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the reports that so long as the recommendations of the reports are adhered to, the proposal 

will have a less than minor effect on the respective environments subject of each report. Given 

the low density of the proposal and the significant volunteered measures to ensure effects are 

less than minor, the proposal is considered to have identified areas where caution should be 

had and where development can occur within the sites which will have the least impact. The 

proposal is considered to not result in adverse effects on these environments.  

 

4.5.3 Policy – Assessing, identifying and recording historic heritage 

Historic heritage resources (areas, places, sites, buildings, or structures either individually or 

as a group) are identified taking into account one or more of the following criteria:  

(a) Archaeological and / or scientific importance: the resource contributes significantly to our 

understanding of human history or archaeological research;  

(b) Architecture and technology: the structure or building is significant due to design, form, 

scale, materials, style, period, craftsmanship, construction technique or other unique element 

/ characteristic;  

(c) Rarity: the resource or site is unique, uncommon or rare at a district, regional or national 

level;  

(d) Representativeness: the resource is an excellent example of its class in terms of design, 

type, use, technology, time period or other characteristic;  

(e) Integrity: the resource retains a high proportion of its original characteristics and integrity 

compared with other examples in the district or region; 

(f) Context: the resource forms part of an association of heritage sites or buildings which, when 

considered as a whole, become important at a district, regional or national scale;  

(g) People and events: the resource is directly associated with the life or works of a well-known 

or important individual, group or organisation and / or is associated with locally, regionally or 

nationally significant historic events;  

(h) Identity: the resource provides a sense of place, community identity or cultural or historical 

continuity;  

(i) Tangata whenua: the resource place or feature is important to tangata whenua for 

traditional, spiritual, cultural or historic reasons; and  

(j) Statutory: the resource or feature is recognised nationally or internationally, including: a 

World Heritage Site under the World Heritage Convention 1972; is registered under the Historic 

Places Act 1993; or is recognised as having significant heritage value under a statutory 

acknowledgement or other legislation. 

 

8.9.11. An archaeological assessment has been completed for the proposal. As per this report, there 

were no archaeological sites located within the new lots. A separate archaeological 

assessment had been completed for Lot 3 as part of RC2250122, where it was stated that an 

earlier archaeological survey in the property had identified a single terrace (Q05/294) 

southeast of the high point of the property. Works were already proposed to be located 

outside of this area such that no effects of the proposal were anticipated. The proposal is not 

considered to adversely affect areas of historic heritage, and the proposal will proceed under 

the guidance of an ADP.  

 

4.6 Managing effects on natural character, features / landscapes and heritage 
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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.    

(2)  Outside the coastal environment avoid significant adverse effects and avoid, remedy or 

mitigate other adverse effects (including cumulative adverse effects) of subdivision, use and 

development on the characteristics and qualities of outstanding natural features and 

outstanding natural landscapes and the natural character of freshwater bodies. Methods 

which may achieve this include:  

a) In outstanding natural landscapes, requiring that the location and intensity of 

subdivision, use and built development is appropriate having regard to, natural 

elements, landforms and processes, including vegetation patterns, ridgelines and 

freshwater bodies and their margins;  

b) In outstanding natural features, requiring that the scale and intensity of earthworks 

and built development is appropriate taking into account the scale, form and 

vulnerability to modification of the feature; 

c) Minimising, indigenous vegetation clearance and modification (including 

earthworks / disturbance and structures) to natural wetlands, the beds of lakes, rivers 

and their margins.  

(3)  When considering whether there are any adverse effects on the characteristics and 

qualities9 of the natural character, natural features and landscape values in terms of (1)(a), 

whether there are any significant adverse effects and the scale of any adverse effects in terms 

of (1)(b) and (2), and in determining the character, intensity and scale of the adverse effects:  

a) Recognise that a minor or transitory effect may not be an adverse effect;  

b) Recognise that many areas contain ongoing use and development that:  

(i) Were present when the area was identified as high or outstanding or have 

subsequently been lawfully established  

(ii) May be dynamic, diverse or seasonal;  
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c) Recognise that there may be more than minor cumulative adverse effects from minor or 

transitory adverse effects; and   

d) Have regard to any restoration and enhancement on the characteristics and qualities of that 

area of natural character, natural features and/or natural landscape. 

 

8.9.12. As detailed within this report, the site does not include areas of ONL, ONC or ONF as mapped 

by the RPSN, such that no adverse effects on these areas are anticipated. In terms of (b), these 

items have been taken into consideration as part of the proposal, with measures imposed to 

ensure that all effects will be less than minor. Built development will occur within areas of the 

site which have already been compromised by existing activities. The EcIA has taken into 

consideration the items within (3) to ensure effects will be less than minor.  

 

4.6.2 Policy – Maintaining the integrity of heritage resources 

(1) Protect the integrity of historic heritage resources that have been identified in plans in 

accordance with Policy 4.5.3 and Method 4.5.4(3):  

a) By avoiding significant adverse effects of subdivision, use and development and avoiding, 

remedying or mitigating other adverse effects (including cumulative adverse effects) on 

historic heritage in the following way: 

(i) Requiring careful design and location of subdivision, use and development to retain 

heritage buildings and other physical elements of historic heritage and where practical 

enhance public use and access;  

(ii) Restricting the demolition / relocation of and / or inappropriate modifications, 

additions or alterations to physical elements of historic heritage;  

(iii) Recognising that the integrity of many historic heritage resources relies on context 

and maintain these relationships in the design and location of subdivision, use and 

development;  

(iv) Recognising the collective value of groups of heritage buildings, structures and / 

or places, particularly where these are representative of Northland’s historic 
settlements, architecture or periods in history and maintain the wider character of 

such areas; and  

(v) Restricting activities that compromise important spiritual or cultural values held by 

Māori / Mana Whenua and / or the wider community in association with particular 
heritage places or features.   

(2) Despite the above: 

a) Clause 1 does not apply where natural hazards threaten the viability of regionally significant 

infrastructure and / or public health and safety; or  

b) Regionally significant infrastructure proposals that cannot meet 4.6.2(1) may still be 

appropriate after assessment against the matters in Policy 5.3.3(3). 

 

8.9.13. As mentioned, there is one archaeological site within Proposed Lot 3 which was identified as 

part of an earlier archaeological assessment. Development within Proposed Lot 3 will be as 

per RC 2250122, such that no adverse effects are anticipated.  

 

4.7 Supporting management and improvement 
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4.7.1 Policy – Promote active management 

In plan provisions and the resource consent process, recognise and promote the positive effects 

of the following activities that contribute to active management:  

a) Pest control, particularly where it will complement an existing pest control project / 

programme;  

b) Soil conservation / erosion control;  

c) Measures to improve water quality in parts of the coastal marine area where it has 

deteriorated and is having significant adverse effects, or in freshwater bodies targeted for 

water quality enhancement;  

d) Measures to improve flows and / or levels in over allocated freshwater bodies;  

e) Re-vegetation with indigenous species, particularly in areas identified for natural character 

improvement; 

f) Maintenance of historic heritage resources (including sites, buildings and structures);  

g) Improvement of public access to and along the coastal marine area or the margins of rivers 

or lakes except where this would compromise the conservation of historic heritage or 

significant indigenous vegetation and / or significant habitats of indigenous fauna;  

h) Exclusion of stock from waterways and areas of significant indigenous vegetation and / or 

significant habitats of indigenous fauna;  

i) Protection of indigenous biodiversity values identified under Policy 4.4.1, outstanding natural 

character, outstanding natural landscapes or outstanding natural features either through legal 

means or physical works;  

j) Removal of redundant or unwanted structures  and / or buildings except where these are of 

historic heritage value or where removal reduces public access to and along the coast or lakes 

and rivers;  

k) Restoration or creation of natural habitat and processes, including ecological corridors in 

association with indigenous biodiversity values identified under Policy 4.4.1, particularly 

wetlands and / or wetland sequences;  

l) Restoration of natural processes in marine and freshwater habitats. 

 

8.9.14. The Applicant has offered weed and pest management control within the sites. Soil 

conservation/erosion control will also be undertaken during any excavations. Re-vegetation is 

proposed as per the EcIA and the Landscape Assessment. The archaeological site will remain 

unaffected. Protection of indigenous biodiversity is proposed via the formal protection of 

areas within the sites.  

 

4.7.3 Policy – Improving natural character 

Except where in conflict with established uses promote rehabilitation and restoration of 

natural character in the manner described in Policy 4.7.1 in the following areas:  

(a) Wetlands, rivers, lakes, estuaries, and their margins;  

(b) Undeveloped or largely undeveloped natural landforms between settlements, such as 

coastal headlands, peninsulas, ridgelines, dune systems;  

(c) Areas of high natural character;  

(d) Land adjacent to outstanding natural character areas, outstanding natural features, and 

outstanding natural landscapes; 
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(e) Remnants of indigenous coastal vegetation particularly where these are adjacent to water 

or can be linked to establish or enhance ecological corridors; and  

(f) The areas or values identified in Policy 4.4.1 (protecting significant areas and species). 

 

8.9.15. Rehabilitation and restoration of natural character will be undertaken within the sites and 

areas of high natural character via the measures proposed and discussed throughout this 

report.  

 

8.1 Tangata Whenua - Participation in decision-making, plans, consents and monitoring 

 

8.1.1 Policy – Tangata whenua participation 

The regional and district councils shall provide opportunities for tangata whenua to participate 

in the review, development, implementation, and monitoring of plans and resource consent 

processes under the Resource Management Act 1991. 

 

8.9.16. The proposal has been circulated to the relevant Iwi groups with no objections raised.  

 

Summary 

8.10. As assessed above, the proposal is considered to be consistent with the objectives and policies 

of the RPSN which is supported by the EcIA and Landscape Assessment prepared for this 

application. The proposal includes adequate measures to ensure adverse effects are not 

created and the proposal provides a superior outcome compared to what is currently in 

existence.  

 

Far North Operative District Plan 
 

Relevant objectives and policies 

8.11. The relevant objectives and policies of the Plan are those related to Subdivision, Coastal 

Environment and the Coastal Living Zone, Earthworks, Indigenous Vegetation, Natural Hazards 

and Transportation Chapter.  The proposal is considered to create no more than minor adverse 

effects on the surrounding environment.  The proposal is considered to be consistent with the 

character of the surrounding area and is considered to have negligible effects on the amenity 

value of the area, as the lot sizes in the locality already reflect the size of the lots proposed.  

The proposal is considered to be consistent with the objectives and policies of the Plan.   

 

Assessment of the objectives and policies within the Subdivision Chapter 

8.12. The following assessment is based upon the objectives and policies contained within Sections 

13.3 and 13.4 of the District Plan.  

 

Objectives 

13.3.1 To provide for the subdivision of land in such a way as will be consistent with the purpose 

of the various zones in the Plan, and will promote the sustainable management of the natural 

and physical resources of the District, including airports and roads and the social, economic 

and cultural well being of people and communities.  
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13.3.2 To ensure that subdivision of land is appropriate and is carried out in a manner that 

does not compromise the life-supporting capacity of air, water, soil or ecosystems, and that 

any actual or potential adverse effects on the environment which result directly from 

subdivision, including reverse sensitivity effects and the creation or acceleration of natural 

hazards, are avoided, remedied or mitigated. 

13.3.3 To ensure that the subdivision of land does not jeopardise the protection of outstanding 

landscapes or natural features in the coastal environment.  

13.3.4 To ensure that subdivision does not adversely affect scheduled heritage resources 

through alienation of the resource from its immediate setting/context.  

13.3.5 To ensure that all new subdivisions provide a reticulated water supply and/or on-site 

water storage and include storm water management sufficient to meet the needs of the 

activities that will establish all year round.  

13.3.6 To encourage innovative development and integrated management of effects between 

subdivision and land use which results in superior outcomes to more traditional forms of 

subdivision, use and development, for example the protection, enhancement and restoration 

of areas and features which have particular value or may have been compromised by past land 

management practices.  

13.3.7 To ensure the relationship between Maori and their ancestral lands, water, sites, wahi 

tapu and other taonga is recognised and provided for.  

13.3.8 To ensure that all new subdivision provides an electricity supply sufficient to meet the 

needs of the activities that will establish on the new lots created.  

13.3.9 To ensure, to the greatest extent possible, that all new subdivision supports energy 

efficient design through appropriate site layout and orientation in order to maximise the ability 

to provide light, heating, ventilation and cooling through passive design strategies for any 

buildings developed on the site(s).  

13.3.10 To ensure that the design of all new subdivision promotes efficient provision of 

infrastructure, including access to alternative transport options, communications and local 

services.  

13.3.11 To ensure that the operation, maintenance, development and upgrading of the 

existing National Grid is not compromised by incompatible subdivision and land use activities. 

8.12.1. The proposal will be consistent with the purpose of the Coastal Living zone which is essentially 

rural residential development whilst maintaining a high level of amenity associated with the 

coast.  Social, cultural and economic well-being will be provided for as discussed throughout this 

report. Life supporting capacity of soils will not be jeopardized, and no reverse sensitivity effects 

are anticipated. The proposal is not anticipated to exacerbate natural hazards. The proposal 

includes vegetation, protection and enhancement of areas within each of the sites providing a 

superior outcome for natural features within the site and surrounding environment. Heritage 

resources are not anticipated to be adversely affected. Water supply, stormwater management 

and wastewater disposal have been detailed within this application. The proposal provides a 

superior outcome as the proposed lot sizes and intended land use activities are already existing 

within the surrounding environment, such that the proposal provides consistency with the 
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surrounding environment. The proposed protection, revegetation and enhancement of the 

indigenous vegetation within the sites will also provide a superior outcome and environmental 

benefit. The proposal is not known to affect the relationship between Māori and their ancestral 
lands, water, sites, waahi tapu and other taonga. Electricity supply is not a requirement for a 

subdivision within the Coastal Living zone. Energy efficient design will be designed at the time of 

built development on the lots, with the allotments providing ample opportunities to take 

advantage of energy efficient designs. Alternative transport options, communications and local 

services are not a consideration of this coastal/rural subdivision. The site is not located within 

the National Grid.  

 

Policies 

13.4.1 That the sizes, dimensions and distribution of allotments created through the 

subdivision process be determined with regard to the potential effects including cumulative 

effects, of the use of those allotments on:  

(a) natural character, particularly of the coastal environment;  

(b) ecological values;  

(c) landscape values;  

(d) amenity values;  

(e) cultural values;  

(f) heritage values; and  

(g) existing land uses.  

13.4.2 That standards be imposed upon the subdivision of land to require safe and effective 

vehicular and pedestrian access to new properties.  

13.4.3 That natural and other hazards be taken into account in the design and location of any 

subdivision.  

13.4.4 That in any subdivision where provision is made for connection to utility services, the 

potential adverse visual impacts of these services are avoided.  

13.4.5 That access to, and servicing of, the new allotments be provided for in such a way as 

will avoid, remedy or mitigate any adverse effects on neighbouring property, public roads 

(including State Highways), and the natural and physical resources of the site caused by silt 

runoff, traffic, excavation and filling and removal of vegetation.  

13.4.6 That any subdivision proposal provides for the protection, restoration and enhancement 

of heritage resources, areas of significant indigenous vegetation and significant habitats of 

indigenous fauna, threatened species, the natural character of the coastal environment and 

riparian margins, and outstanding landscapes and natural features where appropriate.  

13.4.7 That the need for a financial contribution be considered only where the subdivision 

would:  

(a) result in increased demands on car parking associated with non-residential 

activities; or  
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(b) result in increased demand for esplanade areas; or  

(c) involve adverse effects on riparian areas; or  

(d) depend on the assimilative capacity of the environment external to the site.  

13.4.8 That the provision of water storage be taken into account in the design of any 

subdivision.  

13.4.9 That bonus development donor and recipient areas be provided for so as to minimise 

the adverse effects of subdivision on Outstanding Landscapes and areas of significant 

indigenous flora and significant habitats of fauna.  

13.4.10 The Council will recognise that subdivision within the Conservation Zone that results in 

a net conservation gain is generally appropriate.  

13.4.11 That subdivision recognises and provides for the relationship of Maori and their culture 

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

take into account the principles of the Treaty of Waitangi.  

13.4.12 That more intensive, innovative development and subdivision which recognises specific 

site characteristics is provided for through the management plan rule where this will result in 

superior environmental outcomes.  

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

and rehabilitate the character of the applicable zone in regards to s6 matters. In addition 

subdivision, use and development shall avoid adverse effects as far as practicable by using 

techniques including:  

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

on natural character and its elements such as indigenous vegetation, landforms, 

rivers, streams and wetlands, and coherent natural patterns;  

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

clearance and earthworks, particularly as seen from public land and the coastal 

marine area;  

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

subdivisions, legal public right of access to and use of the foreshore and any esplanade 

areas;  

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

of access that recognise and provide for the relationship of Maori with their culture, 

traditions and taonga including concepts of mauri, tapu, mana, wehi and karakia and 

the important contribution Maori culture makes to the character of the District (refer 

Chapter 2 and in particular Section 2.5 and Council’s “Tangata Whenua Values and 
Perspectives” (2004);  

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

indigenous fauna and provides the opportunity for the extension, enhancement or 

creation of habitats for indigenous fauna, including mechanisms to exclude pests;  

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

design of subdivisions.  
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(g) achieving hydraulic neutrality and ensuring that natural hazards will not be 

exacerbated or induced through the siting and design of buildings and development.  

13.4.14 That the objectives and policies of the applicable environment and zone and relevant 

parts of Part 3 of the Plan will be taken into account when considering the intensity, design 

and layout of any subdivision.  

13.4.15 That conditions be imposed upon the design of subdivision of land to require that the 

layout and orientation of all new lots and building platforms created include, as appropriate, 

provisions for achieving the following:  

(a) development of energy efficient buildings and structures;  

(b) reduced travel distances and private car usage; 

(c) encouragement of pedestrian and cycle use;  

(d) access to alternative transport facilities;  

(e) domestic or community renewable electricity generation and renewable energy 

use.  

13.4.16 When considering proposals for subdivision and development within an existing 

National Grid Corridor the following will be taken into account:  

(a) the extent to which the proposal may restrict or inhibit the operation, access, 

maintenance, upgrading of transmission lines or support structures;  

(b) any potential cumulative effects that may restrict the operation, access, 

maintenance, upgrade of transmission lines or support structures; and  

(c) whether the proposal involves the establishment or intensification of a sensitive 

activity in the vicinity of an existing National Grid line.  

8.12.2. There will be no adverse impacts on any of the items listed within Policy 13.4.1. Vehicular access 

has been assessed by Wilton Joubert and the existing provisions and recommendations are 

considered adequate for the proposal. Pedestrian access has not been a consideration of this 

coastal/rural subdivision. The proposal is not anticipated to exacerbate natural or other hazards. 

Connection to utility services is not a consideration of this proposal. The proposed subdivision 

will utilise existing crossing places and internal accessways. WJ have provided mitigation 

measures to ensure safe access to the proposed lots is achievable. The proposal does include 

protection, restoration and enhancement of indigenous vegetation and fauna as well as natural 

character of the coastal environment as addressed within the EcIA and Landscape Assessment. 

Financial contribution is not considered necessary. Water storage has been addressed within 

this report. Bonus development donor and recipient areas are not considered necessary given 

the protection measures proposed. The sites are not within the Conservation zone. Māori and 
their culture and traditions are not anticipated to be affected. 

 

8.12.3. In terms of Policy 13.4.13, the proposal is considered to achieve this policy given the 

recommendations within the EcIA and Landscape Assessment. The objectives and policies of the 

coastal environment, coastal living zone and relevant chapters of Part 3 of the Plan will be 
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undertaken below. No specific conditions in relation to Policy 13.4.15 are considered necessary. 

The sites are not located within the National Grid Corridor.  

 

Assessment of the objectives and policies within the Coastal Environment 

8.13. The following assessment is based upon the objectives and policies contained within Sections 

10.3 and 10.4.  

 

Objectives 

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

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

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

subdivision use or development should be remedied or mitigated.  

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

rehabilitate protect, or enhance:  

(a) the natural character of the coastline and coastal environment;  

(b) areas of significant indigenous vegetation and significant habitats of indigenous 

fauna;  

(c) outstanding landscapes and natural features;  

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

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

Council).  

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

traditions and taonga is identified, recognised, and provided for.  

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

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

including Maori cultural values, and public health and safety.  

10.3.5 To secure future public access to and along the coast, lakes and rivers (including access 

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

Priority Areas mapped in the District Plan.  

10.3.6 To minimise adverse effects from activities in the coastal environment that cross the 

coastal marine area boundary.  

10.3.7 To avoid, remedy or mitigate adverse effects on the environment through the provision 

of adequate land-based services for mooring areas, boat ramps and other marine facilities.  

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

all year round.  

10.3.9 To facilitate the sustainable management of natural and physical resources in an 

integrated way to achieve superior outcomes to more traditional forms of subdivision, use and 

development through management plans and integrated development. 

 

8.13.1. The proposal is supported by an array of Professional Reports which each provide 

recommendations to ensure there are no adverse effects created. The proposal will result in the 

preservation and enjoyment of items within Policy 10.3.2 as detailed within this assessment and 

the supporting EcIA and Landscape Assessment. Iwi have been advised of the application, with 

only one response received from Ngati Manu, which indicated support of the proposal in 

principle. No other responses have been received at the time of lodgement of this application. 
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Public access is not considered relevant. No activities which cross the CMA boundary are 

proposed. Water storage has been addressed within this report. Superior outcomes are achieved 

through protection, revegetation and enhancement of the vegetation within the site and 

mitigation measures for the design of the future dwelling within Lot 1. 

 

Policies 

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

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

generally:  

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

natural character of an area that may require preservation, restoration or 

enhancement; and  

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

natural character of the coastal environment; and  

(c) has adequate services provided in a manner that minimises adverse effects on the 

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

roading network; and  

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

heritage features, outstanding landscapes, cultural values, significant indigenous 

vegetation and significant habitats of indigenous fauna, amenity values of public land 

and waters and the natural functions and systems of the coastal environment; and  

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

areas of significant indigenous vegetation and significant habitats of indigenous 

fauna; and  

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

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

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

and along the coastal marine area; and  

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

Statement for Northland. 

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

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

or adjoining built up areas, to the extent that this is consistent with the other objectives and 

policies of the Plan.  

10.4.3 That the ecological values of significant coastal indigenous vegetation and significant 

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

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

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

the coastal environment, and avoids adverse effects in erosion prone areas.  

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

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

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

the development and administration of the rules of the Plan and by non-regulatory methods. 

Refer Chapter 2, and in particular Section 2.5, and Council’s “Tangata Whenua Values and 
Perspectives (2004)”.  
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10.4.6 That activities and innovative development including subdivision, which provide 

superior outcomes and which permanently protect, rehabilitate and/or enhance the natural 

character of the coastal environment, particularly through the establishment and ongoing 

management of indigenous coastal vegetation and habitats, will be encouraged by the 

Council.  

10.4.7 To ensure the adverse effects of land-based activities associated with maritime facilities 

including mooring areas and boat ramps are avoided, remedied or mitigated through the 

provision of adequate services, including where appropriate:  

(a) parking;  

(b) rubbish disposal;  

(c) waste disposal;  

(d) dinghy racks.  

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

Maori and their culture and traditions with their ancestral lands, water, sites, waahi tapu and 

other taonga.  

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

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

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

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

development.  

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

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

area.  

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

of the coastal environment will be minimised through:  

(a) the siting of buildings relative to the skyline, ridges, headlands and natural 

features;  

(b) the number of buildings and intensity of development;  

(c) the colour and reflectivity of buildings;  

(d) the landscaping (including planting) of the site;  

(e) the location and design of vehicle access, manoeuvring and parking areas. 

 

8.13.2. As detailed above, the application is supported by an array of Professional Reports which provide 

recommendations which will be adopted to ensure no adverse effects are created and the 

coastal environment is enhanced. The proposal is not considered to be spawling or sporadic 

subdivision given the lot sizes and proposed land use activities are consistent with development 

in the surrounding environment. Ecological values will be enhanced. Public access is not 

considered applicable. The proposal is not considered to affect access of tangata whenua to their 

ancestral lands or sites of significance to Māori. The proposal involves superior outcomes and 
permanent protection, rehabilitation and enhancement of the natural character of the coastal 

environment and as such, should be encouraged by Council as per Policy 10.4.6. The proposal 

does not involve maritime facilities. The site is not shown to be affected by natural hazards. 

Water storage has been assessed within this application. Stormwater and wastewater can be 

adequately provided for within each of the proposed allotments without creating adverse 

downstream effects. Natural character and amenity will be maintained as detailed within the 

Landscape Assessment.    
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Assessment of the objectives and policies within the Coastal Living Zone 

8.14. The following assessment is based upon the objectives and policies contained within Sections 

10.7.3 and 10.7.4. 

 

Objectives  

 

10.7.3.1 To provide for the well being of people by enabling low density residential 

development to locate in coastal areas where any adverse effects on the environment of such 

development are able to be avoided, remedied or mitigated.  

10.7.3.2 To preserve the overall natural character of the coastal environment by providing for 

an appropriate level of subdivision and development in this zone. 

 

8.14.1. The proposal will provide one additional allotment from two titles, which is considered to be of 

low density. No adverse effects are anticipated. Natural character will be maintained and 

enhanced as a result of the subdivision.  

 

Policies  

10.7.4.1 That the adverse effects of subdivision, use, and development on the coastal 

environment are avoided, remedied or mitigated.  

10.7.4.2 That standards be set to ensure that subdivision, use or development provides 

adequate infrastructure and services and maintains and enhances amenity values and the 

quality of the environment.  

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

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

effects as far as practicable by using techniques including:  

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

on natural character and its elements such as indigenous vegetation, landforms, 

rivers, streams and wetlands, and coherent natural patterns; 

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

clearance and earthworks, particularly as seen from public land and the coastal 

marine area;  

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

subdivisions, legal public right of access to and use of the foreshore and any esplanade 

areas;  

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

of access that recognise and provide for the relationship of Maori with their culture, 

traditions and taonga including concepts of mauri, tapu, mana, wehi and karakia and 

the important contribution Maori culture makes to the character of the District (refer 

Chapter 2, and in particular Section 2.5, and Council’s “Tangata Whenua Values and 
Perspectives (2004)”);  
(e) providing planting of indigenous vegetation in a way that links existing habitats of 

indigenous fauna and provides the opportunity for the extension, enhancement or 

creation of habitats for indigenous fauna, including mechanisms to exclude pests;  

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

design of subdivisions. 
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8.14.2. The proposal is not anticipated to create adverse effects on the subdivision, use and 

development on the coastal environment as has been discussed throughout this report. 

Infrastructure will be provided for within the allotments at the time of built development. The 

existing vehicle crossing to Lots 1 & 3 will be upgraded to ensure safe access can be maintained.  

The proposal is considered to restore, enhance and rehabilitate the character of the zone as 

detailed within this report. Indigenous vegetation links will be enhanced via protection and 

rehabilitation. Fauna will be protected via restrictions on cats and dogs. Historic heritage will not 

be adversely affected, and the visual impacts of buildings will be less than minor with the 

recommendations of the Landscape Assessment imposed.  

 

Assessment of objectives and policies within the Indigenous Flora and Fauna Chapter 

8.15. An assessment of the objectives and policies within Sections 12.2.3 and 12.2.4 have been 

provided below. 

 

 Objectives 

12.2.3.1 To maintain and enhance the life supporting capacity of ecosystems and the extent 

and representativeness of the District’s indigenous biological diversity.  
12.2.3.2 To provide for the protection of, and to promote the active management of areas of 

significant indigenous vegetation and significant habitats of indigenous fauna.  

12.2.3.3 To recognise issues of wellbeing including equity for landowners in selecting methods 

of implementation.  

12.2.3.4 To promote an ethic of stewardship 

 

8.15.1. The life supporting capacity of ecosystems will be enhanced by the proposal as well as the 

biodiversity in across the sites, as determined within the EcIA and LA. Formal protection has 

been provided for within large areas of each of the allotments as well as active management via 

pest and weed management control. The proposal provides for a superior outcome compared 

to what is currently in existence.  

 

Policies 

12.2.4.1 That areas of significant indigenous vegetation and significant habitats of indigenous 

fauna be protected for the purpose of promoting sustainable management with attention 

being given to:  

(a) maintaining ecological values;  

(b) maintaining quality and resilience;  

(c) maintaining the variety and range of indigenous species contributing to 

biodiversity;  

(d) maintaining ecological integrity; and  

(e) maintaining tikanga Maori in the context of the above.  

Note: In determining whether a subdivision, use or development is appropriate in areas 

containing significant indigenous vegetation and significant habitats of indigenous fauna, 

Council shall consider each application on a case by case basis, giving due weight to Part II of 

the Act as well as those matters listed above.  



Planning Assessment 

Page | 89  
Combined Land Use and Subdivision Consent  

 

12.2.4.2 That the significance of areas of indigenous vegetation be evaluated by reference to 

the criteria listed in Appendix III of the Northland Regional Policy Statement (refer also to 

definition of “significant” in 12.2.5.6).  
12.2.4.3 That adverse effects on areas of significant indigenous vegetation and significant 

habitats of indigenous fauna are avoided, remedied or mitigated by:  

(a) seeking alternatives to the disturbance of habitats where practicable;  

(b) managing the scale, intensity, type and location of subdivision, use and 

development in a way that avoids, remedies or mitigates adverse ecological effects;  

(c) ensuring that where any disturbance occurs it is undertaken in a way that, as far 

as practicable:  

(i) minimises any edge effects;  

(ii) avoids the removal of specimen trees;  

(iii) does not result in linkages with other areas being lost;  

(iv) avoids adverse effects on threatened species;  

(v) minimises disturbance of root systems of remaining vegetation;  

(vi) does not result in the introduction of exotic weed species or pest animals; 

(d) encouraging, and where appropriate, requiring active pest control and avoiding 

the grazing of such areas.  

12.2.4.4 That clearance of limited areas of indigenous vegetation is provided for.  

12.2.4.5 That the contribution of areas of indigenous vegetation and habitats of indigenous 

fauna to the overall biodiversity and amenity of the District be taken into account in evaluating 

applications for resource consents.  

12.2.4.6 That support is given to programmes for weed and pest control, including support for 

community pest control areas established by the Northland Regional Council under the 

Regional Pest Management Strategies, in areas of significant indigenous vegetation and 

significant habitats of indigenous fauna and surrounding lands.  

12.2.4.7 That community awareness of the need and reasons for protecting areas of significant 

indigenous vegetation and significant habitats of indigenous fauna be promoted.  

12.2.4.8 That restoration and enhancement of indigenous ecosystems is based on plants that 

would have occurred naturally in the locality and is sourced from local genetic stock where 

practicable.  

12.2.4.9 That the Council will work with landowners and communities to ensure outcomes are 

achieved in an effective and equitable manner.  

12.2.4.10 In order to protect areas of significant indigenous fauna:  

(a) that dogs (excluding working dogs), cats, possums, rats, mustelids and other pest 

species are not introduced into areas with populations of kiwi, dotterel and brown teal;  

(b) in areas where dogs, cats, possums, rats, mustelids and other pest species are 

having adverse effects on indigenous fauna their removal is promoted.  

12.2.4.11 That when considering resource consent applications in areas identified as known 

high density kiwi habitat, the Council may impose conditions, in order to protect kiwi and their 

habitat.  

12.2.4.12 That habitat restoration be promoted.  

12.2.4.13 That the maintenance of riparian vegetation and habitats be recognised and 

provided for, and their restoration encouraged, for the protection of areas of significant 

indigenous vegetation and significant habitats of indigenous fauna, preservation of natural 

character and the maintenance of general ecosystem health and indigenous biodiversity.  
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12.2.4.14 That when considering an application to clear areas of significant indigenous 

vegetation or significant habitats of indigenous fauna, enabling Māori to provide for the 
sustainable management of their ancestral land will be recognised and provided for by Council. 

 

8.15.2. There are significant areas within each of the lots to be formally protected. The EcIA has assessed 

the proposal against the RPSN criteria and determined that the clearance areas are of low 

significance. The proposal has included sufficient mitigation measures to ensure effects on 

indigenous vegetation and fauna are less than minor. Clearance has been limited to areas as 

recommended by the EcIA. The EcIA and LA have assessed the site and wider context and 

determined that the proposal will have positive effects. Weed and pest control will be provided 

for. Careful selection of plants has been provided for within the EcIA and LA. A full restriction on 

cats is offered and controls on dogs. Habitat restoration has been provided for. Iwi have been 

advised of the application, with only one response received from Ngati Manu, which indicated 

support of the proposal in principle. No other responses have been received at the time of 

lodgement of this application. 

 

Assessment of objectives and policies within the Soils and Minerals Chapter  

8.16. An assessment of the objectives and policies within Sections 12.3.3 and 12.3.4 have been 

provided below.  

 

Objectives 

12.3.3.1 To achieve an integrated approach to the responsibilities of the Northland Regional 

Council and Far North District Council in respect to the management of adverse effects arising 

from soil excavation and filling, and minerals extraction.  

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

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

12.3.3.4 To enable the efficient extraction of minerals whilst avoiding, remedying or mitigating 

any adverse environmental effects that may arise from this activity. 

 

8.16.1. Adverse effects in regards to soil excavation and filling are not anticipated. The works have 

already been undertaken, and appropriate measures have been implemented on site to prevent 

soil erosion and sedimentation. Life supporting capacity of soils will be maintained. Extraction of 

minerals is not proposed.   

 

Policies 

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

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

so as to minimise adverse effects on the life supporting capacity of the soil.  

12.3.4.3 That where practicable, activities associated with soil and mineral extraction be 

located away from areas where that activity would pose a significant risk of adverse effects to 

the environment and/or to human health. Such areas may include those where:  

(a) there are people living in close proximity to the site or land in the vicinity of the site 

is zoned Residential, Rural Living, Coastal Residential or Coastal Living;  

(b) there are significant ecological, landscape, cultural, spiritual or heritage values;  

(c) there is a potential for adverse effects on lakes, rivers, wetlands and the coastline; 
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(d) natural hazards may pose unacceptable risks.  

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

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

environment.  

12.3.4.5 That soil conservation be promoted.  

12.3.4.6 That mining tailings that contain toxic or bio-accumulative chemicals are contained 

in such a way that adverse effects on the environment are avoided.  

12.3.4.7 That applications for discretionary activity consent involving mining and quarrying be 

accompanied by a Development Plan.  

12.3.4.8 That as part of a Development Plan rehabilitation programmes for areas no longer 

capable of being actively mined or quarried may be required.  

12.3.4.9 That soil excavation and filling in the National Grid Yard are managed to ensure the 

stability of National Grid support structures and the minimum ground to conductor clearances 

are maintained.  

12.3.4.10 To ensure that soil excavation and filling are managed appropriately, normal rural 

practices as defined in Chapter 3 will not be exempt when determining compliance with rules 

relating to earthworks, except if the permitted standards in the National Grid Yard specify that 

activity is exempt. 

 

8.16.2. Adverse effects are not anticipated. The works have already been undertaken with appropriate 

mitigation methods in place to prevent soil erosion. The site is within a rural area as it is akin to 

a Rural Living / transitional type zoning. Soil and mineral extraction are not proposed. No adverse 

effects on people and the environment are anticipated. The works have already been 

undertaken, and all effects have been managed within the site boundaries. Soil conservation will 

be maintained. The proposal does not involve mining tailings or mining or quarrying. The site is 

not within the National Grid Yard.  

 

Assessment of objectives and policies within the Natural Hazards Chapter.  

8.17. An assessment of the objectives and policies within Sections 12.4.3 and 12.4.4 have been 

provided below.  

 

Objectives  

12.4.3.1 To reduce the threat of natural hazards to life, property and the environment, thereby 

to promote the well being of the community. 

12.4.3.2 To ensure that development does not induce natural hazards or exacerbate the effects 

of natural hazards. 

12.4.3.3 To ensure that natural hazard protection works do not have adverse effects on the 

environment. 

12.4.3.4 To ensure that the role in hazard mitigation played by natural features is recognised 

and protected. 

12.4.3.5 To improve public awareness of natural hazards as a means of helping people to avoid 

them. 
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12.4.3.6 To take into account reasonably foreseeable changes in the nature and location of 

natural hazards. 

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. 

 

8.17.1. The proposal has reduced the fire risk hazard by removing highly flammable vegetation within 

the designated fire buffer area and replacing this with low flammable native species over a 

period of 5-6 years. Water storage for firefighting supply will be provided at the time of BC 

application for a dwelling within Lots 1 & 2. Approval from FENZ has been provided with this 

application. As mentioned within this application, it is considered that the proposal has 

incorporated effective measures to ensure that the fire risk hazard is not exacerbated. No 

natural hazard protection works relate to this proposal. There are no natural features which play 

a role in hazard mitigation located on the site. However, it has been recognised that CMA is 

located within proximity to the site which is another water source if it is required. Public 

awareness has been raised through the District Plan and resource consent requirement. It is 

considered that the methods provided within this application do not have adverse effects on the 

environment and take into account reasonably foreseeable changes in the nature and location 

of natural hazards. As mentioned above, methods have been incorporated into the proposal to 

decrease the fire risk as well as approval being sought and provided from Fire and Emergency 

NZ. 

 

Policies 

12.4.4.1 That earthworks and the erection of structures not be undertaken in areas where 

there is a significant potential for natural hazards unless they can be carried out in such a way 

so as to avoid being adversely affected by the natural hazards, and can avoid exacerbating 

natural hazards. 

12.4.4.2 That the natural character of features, such as beaches, sand dunes, mangrove areas, 

wetlands and vegetation, which have the capacity to protect land values and assets from 

natural coastal hazards, is protected and enhanced. 

12.4.4.3 That protection works for existing development be allowed only where they are the 

best practicable option compatible with sustainable management of the environment. 

12.4.4.4 That the sea level rise, as predicted by the Intergovernmental Panel of Climate Change 

or Royal Society of NZ, be taken into account when assessing development in areas potentially 

affected. 

12.4.4.5 That information on known natural hazards be made available in order that the public 

can make informed resource management decisions. 

12.4.4.6 That the adverse effects on people, property and the environment from coastal 

hazards in Coastal Hazard Areas, as identified by the Northland Regional Council, are avoided 

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

12.4.4.8 That the location, intensity, design and type of new coastal subdivision, use and 

development be controlled so that the need for hazard protection works is avoided or 

minimised. 
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12.4.4.9 That the role of riparian margins in the mitigation of the effects of natural hazards is 

recognised and that the continuing ability of riparian margins to perform this role be assured. 

 

8.17.2. The subject sites are located in the Coastal Living zone, and it is considered that the sites were 

created for the purpose of single residential development occurring. Mitigation methods have 

been proposed which will decrease the fire risk potential, such that the proposal will not 

exacerbate the risk of fire on-site. No protection works are required as part of the proposal. The 

property is not known to be affected by sea level rise, due to its elevation above sea level. The 

applicant is aware that the proposed dwelling is located within 20m of vegetation and has 

provided adequate mitigation methods to decrease the fire risk. The subject site is not known to 

be susceptible to Coastal Hazards. The proposal has incorporated adequate mitigation methods 

to decrease the fire risk from the vegetation on the subject and adjoining site, as has been 

discussed earlier in this report. The site is not affected by coastal or flood hazards. The proposal 

does not include riparian margins. 

 

Assessment of the objectives and policies within the Transportation Chapter 

8.18. The following assessment is based upon the objectives and policies contained within Sections 

15.1.3 and 15.1.4. 

 

Objectives  

15.1.3.1 To minimise the adverse effects of traffic on the natural and physical environment.  

15.1.3.2 To provide sufficient parking spaces to meet seasonal demand in tourist destinations.  

15.1.3.3 To ensure that appropriate provision is made for on-site car parking for all activities, 

while considering safe cycling and pedestrian access and use of the site. 15.1.3.4 To ensure that 

appropriate and efficient provision is made for loading and access for activities.  

15.1.3.5 To promote safe and efficient movement and circulation of vehicular, cycle and 

pedestrian traffic, including for those with disabilities. 

 

8.18.1. WJ have assessed the access arrangements and have provided recommendations to mitigate 

effects to a less than minor degree. Seasonal demand is not considered applicable. Car parking 

can be provided for at the time of built development. Cycling and pedestrian access is not 

considered applicable.  

 

Policies 

15.1.4.1 That the traffic effects of activities be evaluated in making decisions on resource 

consent applications.  

15.1.4.2 That the need to protect features of the natural and built environment be recognised 

in the provision of parking spaces.  

15.1.4.3 That parking spaces be provided at a location and scale which enables the efficient use 

of parking spaces and handling of traffic generation by the adjacent roading network.  

15.1.4.4 That existing parking spaces are retained or replaced with equal or better capacity 

where appropriate, so as to ensure the orderly movement and control of traffic.  

15.1.4.5 That appropriate loading spaces be provided for commercial and industrial activities 

to assist with the pick-up and delivery of goods.  
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15.1.4.6 That the number, size, gradient and placement of vehicle access points be regulated 

to assist traffic safety and control, taking into consideration the requirements of both the New 

Zealand Transport Agency and the Far North District Council.  

15.1.4.7 That the needs and effects of cycle and pedestrian traffic be taken into account in 

assessing development proposals.  

15.1.4.8 That alternative options be considered to meeting parking requirements where this is 

deemed appropriate by the Far North District Council. 

 

8.18.2. Traffic effects have been discussed throughout this report and have been found to be less than 

minor. Parking spaces are existing for Lot 3 and will be designed  at the time of built development 

on the other two lots, with the design already being shown for the proposed dwelling within Lot 

1. Loading spaces are not applicable. The site does not have direct access from a State Highway. 

Lots 1 & 3 will utilise the existing access point from Manawaora Road, with a new access to Lot 

2 being constructed from the right of way off Bentzen Drive. Cycle and pedestrian traffic will 

remain unaffected by the proposal. 

 

Proposed District Plan 

8.19. Under the Proposed District Plan, the sites are zoned Rural Lifestyle and within the Coastal 

Environment Overlay and therefore an assessment of the objectives and policies within this 

chapter has been included below. The subject application also includes the requirement for 

consent under IB-R1 and IB-R4 as a Discretionary Activity. The proposal is considered to create 

no more than minor adverse effects on the environment and is consistent with the intent of 

the surrounding environment and the zone. The proposal is considered to be consistent with 

the objectives and policies of the Proposed District Plan.  

 

Objectives and Policies within the Subdivision Chapter  

Objectives 

SUB-O1 - Subdivision results in the efficient use of land, which: 

a) achieves the objectives of each relevant zone, overlays and district wide provisions; 

b) contributes to the local character and sense of place; 

c) avoids reverse sensitivity issues that would prevent or adversely affect activities already 

establiproposed building on land from continuing to operate;  

d) avoids land use patterns which would prevent land from achieving the objectives and 

policies of the zone in which it is located; 

e) does not increase risk from natural hazards or risks are mitigates and existing risks 

reduced; and 

f) manages adverse effects on the environment.   

 

SUB-O2 - Subdivision provides for the:  

a) Protection of highly productive land; and  

b) Protection, restoration or enhancement of Outstanding Natural Features, Outstanding 

Natural Landscapes, Natural Character of the Coastal Environment, Areas of High Natural 

Character, Outstanding Natural Character, wetland, lake and river margins, Significant 

Natural Areas, Sites and Areas of Significance to Māori, and Historic Heritage.   
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SUB-O3 - Infrastructure is planned to service the proposed subdivision and development where: 

a) there is existing infrastructure connection, infrastructure should provided in an 

integrated, efficient, coordinated and future-proofed manner at the time of subdivision; 

and  

b) where no existing connection is available infrastructure should be planned and 

consideration be given to connections with the wider infrastructure network.   

 

SUB-O4 - Subdivision is accessible, connected, and integrated with the surrounding 

environment and provides for: 

a. public open spaces; 

b. esplanade where land adjoins the coastal marine area; and   

c. esplanade where land adjoins other qualifying waterbodies. 

 

8.19.1. The proposal is considered to achieve the objectives of the zone, as will be discussed. The 

proposal will contribute to the local character by providing additional lots which are of similar 

size to those in the surrounding environment. No reverse sensitivity effects are anticipated. The 

proposal is not considered to exacerbate natural hazards. The site is not considered to be highly 

productive land as discussed throughout his report. The proposal has provided for the 

protections, restoration and enhancement of the indigenous vegetation within the site which 

contributes to the natural character of the coastal environment. Infrastructure will be provided 

for onsite. The proposal does not include any public open spaces or esplanade areas.  

 

Policies  

SUB-P1 - Enable boundary adjustments that: 

a)  do not alter: 

b) are in accordance with the minimum lot sizes of the zone and comply with access, 

infrastructure and esplanade provisions.   

SUB-P2 - Enable subdivision for the purpose of public works, infrastructure, reserves or 

access. 

SUB-P3 - Provide for subdivision where it results in allotments that: 

a. are consistent with the purpose, characteristics and qualities of the zone;  

b. comply with the minimum allotment sizes for each zone; 

c. have an adequate size and appropriate shape to contain a building platform; and  

d. have legal and physical access. 

 

SUB-P4 - Manage subdivision of land as detailed in the district wide, natural environment 

values, historical and cultural values and hazard and risks sections of the plan 

SUB-P5 - Manage subdivision design and layout in the General Residential, Mixed Use and 

Settlement zone to provide for safe, connected and accessible environments by: 

a. minimising vehicle crossings that could affect the safety and efficiency of the current and 

future transport network; 
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b. avoid cul-de-sac development unless the site or the topography prevents future public 

access and connections; 

c. providing for development that encourages social interaction, neighbourhood cohesion, a 

sense of place and is well connected to public spaces;  

d. contributing to a well connected transport network that safeguards future roading 

connections; and  

e. maximising accessibility, connectivity by creating walkways, cycleways and an 

interconnected transport network. 

 

SUB-P6 - Require infrastructure to be provided in an integrated and comprehensive manner by: 

a. demonstrating that the subdivision will be appropriately serviced and integrated with 

existing and planned infrastructure if available; and  

b. ensuring that the infrastructure is provided is in accordance the purpose, characteristics 

and qualities of the zone.  

SUB- P7 - Require the vesting of esplanade reserves when subdividing land adjoining the coast or 

other qualifying waterbodies.  

SUB-P8 - Avoid rural lifestyle subdivision in the Rural Production zone unless the subdivision: 

a. will protect a qualifying SNA in perpetuity and result in the SNA being added to the District 

Plan SNA schedule; and  

b. will not result in the loss of versatile soils for primary production activities.    

SUB-P9 - Avoid subdivision rural lifestyle subdivision in the Rural Production zone and Rural 

residential subdivision in the Rural Lifestyle zone unless the development achieves the 

environmental outcomes required in the management plan subdivision rule.  

SUB-P10 - To protect amenity and character by avoiding the subdivision of minor residential units 

from principal residential units where resultant allotments do not comply with minimum 

allotment size and residential density. 

SUB-P11 - Manage subdivision to address the effects of the activity requiring resource consent 

including (but not limited to) consideration of the following matters where relevant to the 

application: 

a. consistency with the scale, density, design and character of the environment and purpose 

of the zone;  

b.  the location, scale and design of buildings and structures; 

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

accommodate the proposed activity; or the capacity of the site to cater for on-site 

infrastructure associated with the proposed activity;  

d. managing natural hazards; 

e. Any adverse effects on areas with historic heritage and cultural values, natural features 

and landscapes, natural character or indigenous biodiversity values; and 

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

matters set out in Policy TW-P6. 
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8.19.2. The proposal does not include a boundary adjustment or subdivision for public infrastructure, 

reserves or access. The proposed lots are considered consistent with allotments in the 

surrounding area as has been detailed within this report.  Although the lot sizes do not comply 

with the minimum lot sizes for the zone, the sites are considered to have suitable areas for future 

built development and servicing as well as access as determined by WJ. The proposal is not 

considered to have adverse effects on the natural environment, historic heritage or natural 

hazards. SUB-P5 is not considered applicable. The proposed allotments are able to contain onsite 

servicing as determined by WJ. No esplanade reserves are proposed. The proposed lots are not 

zoned RP. The proposal does not involve subdivision of a Detached Minor Residential Unit 

(DMRU). The proposal is considered to achieve SUB-P11 as has been detailed within this 

application.  

Objectives and Policies for the Rural Lifestyle Zone  

 

Objectives 

RLZ-O1 - The Rural Lifestyle zone is used predominantly for low density residential activities and 

small scale farming activities that are compatible with the rural character and amenity of the 

zone.  

 

RLZ-O2 - The predominant character and amenity of the Rural Lifestyle zone is characterised 

by: 

a. low density residential activities; 

b. small scale farming activities with limited buildings and structures; 

c. smaller lot sizes than anticipated in the Rural Production Zone; 

d.  a general absence of urban infrastructure; 

e. rural roads with low traffic volumes; 

f. areas of vegetation, natural features and open space. 

 

RLZ-O3 - The role, function and predominant character and amenity of the Rural Lifestyle zone 

is not compromised by incompatible activities.    

 

RLZ-O4 - Land use and subdivision in the Rural Lifestyle zone does not compromise the effective 

and efficient operation of primary production activities in the adjacent Rural Production Zones 

 

8.19.3. The proposal is considered to be of low density and have ample area for small scale productive 

activities (such as gardening) within each allotment. The proposal is considered to be consistent 

with the character and amenity of the zone, as the residential activities will be low density and 

the lots have ample opportunity for small scale productive activities. The lots will be serviced by 

onsite infrastructure. The addition of one allotment is considered to be easily absorbed into the 

surrounding environment. Areas of indigenous vegetation will be protected, enhanced and 

rehabilitated. No incompatible activities are proposed. Primary production activities will not be 

affected.    

 

Policies  
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RLZ-P1 Enable activities that will not compromise the role, function and predominant 

character and amenity of the Rural Lifestyle zone, while ensuring their design, scale and 

intensity is appropriate to manage adverse effects in the zone, including: 

a. low density residential activities; 

b. small scale farming activities; 

c. home business activities;  

d. visitor accommodation; and 

e. small scale education facilities.  

 

RLZ-P2 Avoid activities that are incompatible with the role, function and predominant 

character and amenity of the Rural Lifestyle zone because they are: 

a. contrary to the density anticipated for the Rural Lifestyle zone; 

b. predominately of an urban form or character; 

c. primary production activities, such as intensive indoor primary production, that 

generate adverse amenity effects that are incompatible with rural lifestyle living; 

or 

d. commercial, rural industry or industrial activities that are more appropriately 

located in a Settlement zone or an urban zone.    

 

RLZ-P3 Avoid where possible, or otherwise mitigate, reverse sensitivity effects from sensitive 

and other non-productive activities on primary production activities in the adjacent Rural 

Production zone.  

 

RLZ-P4 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 and character of the rural lifestyle environment; 

b. location, scale and design of buildings or structures; 

c. at zone interfaces: 

i. any setbacks, fencing, screening or landscaping required to address 

potential conflicts; 

ii. the extent to which adverse effects on adjoining or surrounding sites 

are mitigated and internalised within the site as far as practicable;  

d. the capacity of the site to cater for on-site infrastructure associated with the 

proposed activity; 

e. the adequacy of roading infrastructure to service the proposed activity; 

f. managing natural hazards;  

g. any adverse effects on historic heritage and cultural values, natural features and 

landscapes or indigenous biodiversity; and  

h. any historical, spiritual, or cultural association held by tangata whenua, with 

regard to the matters set out in Policy TW-P6.  

 

 

8.19.4. The proposal is considered consistent with the scale and character of the surrounding 

environment. No reverse sensitivity effects are anticipated. The proposal is considered to 

achieve RLZ-P4 as detailed within this application.  
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Objectives and Policies of the Coastal Environment 

 

Objectives 

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 

f. 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. 

8.19.5. The natural character has been identified and enhancement measures proposed to ensure that 

the environment is maintained and enhanced. Natural character will be preserved and restored. 

Iwi have been contacted as part of the proposal with only one response received to date which 

did not raise any objections. The sites are not within urban zones.  

 

Policies 

CE-P1 - Identify the extent of the coastal environment as well as areas of high and outstanding 

natural character using the assessment criteria in APP1- Mapping methods and criteria. 

 

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

the coastal environment identified as: 

a. outstanding natural character; 

b. ONL; 

c. ONF.  

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

land use and subdivision on the characteristics and qualities of the coastal environment not 

identified as: 

a. outstanding natural character; 

b. ONL; 

c. ONF. 

CE-P4 - Preserve the visual qualities, character and integrity of the coastal environment by: 

a. consolidating land use and subdivision around existing urban centres and rural 

settlements; and  

b. avoiding sprawl or sporadic patterns of development.  

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

CE-P6 - Enable farming activities within the coastal environment where: 

a. the use forms part of the values that established the natural character of the coastal 

environment; or 

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

CE-P7 - Provide for the use of Māori Purpose zoned land and Treaty Settlement land in the coastal 
environment where: 

a. the use is consistent with the ancestral use of that land; and 

b. the use does not compromise any identified characteristics and qualities. 

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

environment. 

 

CE-P9 - Prohibit land use and subdivision that would result in any loss and/or destruction of the 

characteristics and qualities in outstanding natural character areas. 

 

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. 

 

8.19.6. The sites are located within the coastal environment as well as containing areas of HNC. These 

areas have been addressed within the EcIA and Landscape Assessment. The sites are not shown 

to contain areas of ONC, ONL or ONF as per the RPSN or PDP. Visual qualities, character and 

integrity of the coastal environment will be preserved. CE-P5 is not applicable as the sites are 

not within an urban zone. CE-P6 is not applicable as no farming activities are proposed. CE-P7 is 

not applicable as the sites are not zoned as Māori Purpose. The proposal is consistent with CE-

P8 as the restoration and enhancement of the sites is proposed as detailed within this 

application.  The proposal will not result in loss/destruction of the characteristics and qualities 
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of ONC areas. CE-P10 has been addressed in detail within this application, and it is considered 

that the proposal does not result in adverse effects in terms of this items given the 

recommendations proposed and adopted within the EcIA and Landscape Assessment.  

 

Objectives and Policies of Ecosystems and Indigenous Biodiversity  

8.19.7. Set out below are the notified provisions. As previously stated, officers’ recommendations would 
amend the objectives, policies and rules to remove the reference to significant natural areas and 

whether a site is within the coastal environment or not. Currently, the notified provisions remain 

relevant and are commented on accordingly. The proposed PDP definition of a significant natural 

area (SNA) includes those areas assessed to meet the criteria set out in Appendix 5 of the RPSN. 

Based on the EcIA, the vegetation on the site is to be defined as an SNA. 

 

Objectives 

IB-O1 - Areas of significant indigenous vegetation and significant habitats of indigenous 

fauna (Significant Natural Areas) are identified and protected for current and future 

generations. 

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

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

IB-O3 - The relationship between tangata whenua and indigenous biodiversity, including 

taonga species and habitats, is recognised and provided for. 

IB-O4 - The role of tangata whenua as kaitiaki and landowners as stewards in protecting and 

restoring significant natural areas and indigenous biodiversity is provided for. 

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

 

Policies 

IB-P1 - Identify Significant Natural Areas by: 

a. using the ecological significance criteria in Appendix 5 of the RPS or in any 

more recent National Policy Statement on indigenous biodiversity; 

b. including areas that meet the ecological significance criteria as Significant 

Natural Areas in Schedule 4 of the District Plan and on the planning maps 

where this is agreed with the landowner and verified by physical inspection 

where practicable;   

c. encouraging landowners to include identified Significant Natural Areas in 

Schedule 4 of the District Plan at the time of subdivision and development; 

d. providing assistance to landowners to add Significant Natural Areas to 

Schedule 4 of the District Plan; and  

e. requiring an assessment of the ecological significance for indigenous 

vegetation clearance to establish permitted activity thresholds in Rule IB R2-

R4. 

IB-P2 - Within the coastal environment: 
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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-P3 - Outside the coastal environment: 

a. avoid, remedy or mitigate adverse effects of land use and subdivision on Significant 

Natural Areas to ensure adverse effects are no more than minor; and 

b. avoid, remedy or mitigate adverse effects of land use and subdivision on areas of 

important and vulnerable indigenous vegetation, habitats and ecosystems to ensure 

there are no significant adverse effects.  

IB-P4 - If adverse effects on indigenous species, habitats and ecosystems located outside of 

the coastal environment cannot be avoided, remedied or mitigated in accordance with IB-P3, 

consider whether it is appropriate to apply the following steps as an effects management 

hierarchy:   

a. biodiversity offsetting to address more than minor residual adverse effects to achieve 

a no net loss and preferably net gain in indigenous biodiversity; and 

b. environmental biodiversity compensation to address more than minor residual 

adverse effects where it is not practicable to achieve biodiversity offsetting. 

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.  

IB-P6 - Encourage the protection, maintenance and restoration of indigenous biodiversity, 

with priority given to Significant Natural Areas, through non-regulatory methods including 

consideration of:  

a. assisting landowners with physical assessments by suitably qualified ecologists to 

determine whether an area is a Significant Natural Area; 

b. reducing or waiving resource consent application fees; 

c. providing, or assisting in obtaining funding from other agencies and trusts;  

d. sharing and helping to improve information on indigenous biodiversity; and 

e. working directly with iwi and hapū, landowners and community groups on ecological 
protection and enhancement projects.   
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IB-P7 - Encourage and support active management of pest plants and pest animals.   

IB-P8 - Promote the protection of species that are endemic to Northland by eco-sourcing 

plants from within the ecological district. 

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

rats and mustelids, to avoid risks to threatened indigenous species, including avoiding the 

introduction of pets and pest species into kiwi present or high-density kiwi areas where 

appropriate.  

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

resource consent for indigenous vegetation clearance and associated land disturbance,  

including (but not limited to) consideration of the following matters where relevant to the 

application: 

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

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

species populations and ecosystems; 

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

d. the effects of fragmentation;  

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

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

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

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

- the extent to which the proposal will adversely affect the ecological 

significance, values and function of that area; 

- whether it is appropriate or practicable to use biodiversity offsets or 

environmental biodiversity compensation to address more than 

minor residual adverse effects;  

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

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

avoid or reduce the extent of indigenous vegetation clearance; 

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

l. any positive contribution any proposed biodiversity offsets or environmental 

biodiversity compensation will have on indigenous biodiversity; and 

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

to the matters set out in Policy TW-P6. 

 

8.19.8. The PDP seeks to ensure that areas of significant indigenous vegetation and habitats are 

identified and protected for current and future generations. The EcIA provides a comprehensive 

assessment of ecological values and documents the vegetation and fauna species present on the 

site. The se range from low significance in terms of the RPSN Appendix 5 criteria that are to be 

utilised in accordance with IB-P1.  

 

8.19.9. The sites are within the coastal environment, therefore IB-P2 is relevant. The sites are deemed 

to be a significant natural area as per the PDP definition part (b) and the conclusions reached in 

the EcIA. Adverse effects on significant natural areas are to be avoided. The proposal includes 
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the removal of vegetation and fauna habitat that forms part of the SNA. This results in potential 

adverse effects including the removal of vegetation required to accommodate future built 

development and potential injury to fauna species, which will be avoided through pre-

development site check and relocation to other parts of the sites if necessary. As currently 

notified, and unlike NPS-IB, there is currently no policy provision to offset adverse effects on a 

SNA in the Coastal Environment which means that the proposed vegetation clearance activity is 

contrary to Policy IB-P2. It may be that the plan writer did not anticipate the application of the 

proposed land use rule IB-R3 to such proposals where sites are assessed by an ecologist to be 

SNA. Clearly there is a contradiction between future zone policies that enable greater residential 

intensification of this location and those that seek to avoid all adverse effects on an SNA. 

 

8.19.10. Notwithstanding the above conflict, the proposal includes mitigation that would include offset 

replanting within the perimeter bush areas and supplement planting within Lots 2 & 3. Active 

management of weed and pest species is proposed. Permanent protection of the balance areas 

within each lot will be provided for.  

 

8.19.11. Proposed policy IB-P10 includes a list of matters to be considered when deciding an application 

for indigenous vegetation clearance. These are commented on as follows: 

 

8.19.12. Temporary or permanent adverse effects as detailed at length within the AEE can be mitigated 

through conditions of consent. Cumulative effects will be mitigated through enhancement of 

habitat. Vegetation removal is limited to the development areas as described above. There will 

be no fragmentation nor any disruption to linkages. Conditions of consent requiring ongoing 

management of pest and weed species will address any proposed threats. There will be no 

downstream effects on waterbodies. The ecological significance, values and function of the area 

will not be adversely affected. Offsetting in this case is considered practicable. The location, scale 

and design of the development is the most appropriate option for the site as detailed at length 

in the AEE. The site is covered in vegetation such that any development of the site is unable to 

avoid removal. The sites selected minimizes the clearance. The development does not involve 

regionally significant infrastructure. Revegetation and protection of areas have been provided 

for as a superior outcome.  No known spiritual or cultural values held by tangata whenua have 

been highlighted within the development area. 

 

8.19.13. As detailed above, changes to the notified objectives and policies have been recommended to 

the hearings panel. Rather than repeating the full commentary in this report, a table detailing 

these changes with comments relevant to this application is located within Appendix 2: Statutory 

Considerations of the EcIA [pg. 50 - 54]. In conclusion, the recommended amendments to the 

objectives and policies are such that the proposal will aligns with the proposed amendments, 

such that the proposal will be consistent with those future objectives and policies. 

 

Summary 
8.20. The above assessment of the relevant policy documents demonstrates that the proposal will 

be consistent with the relevant objectives and policies of those statutory documents, with the 

exception of the notified policy IB-P2. The amendments to the objectives and policies through 

the s42A right of reply from Council are such that the proposal would become consistent with 
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the proposed policy inn relating to Indigenous Vegetation. It can therefore be concluded that 

the development will avoid adverse effects on the coastal environment and heritage values 

within the site.  

 

9. SECTION 125 – LAPSING OF CONSENT 
9.1. The Act prescribes a standard consent period of five years in which all works must be 

undertaken, but this may be amended as determined by the Council. It is requested that the 

standard provisions for the subdivision component be applied in this instance.  

 

9.2. In terms of the period for the landuse consent, it is requested this is increased to 10 years to 

enable the subdivision component to be completed and then the build commence. While the 

PDP is anticipated to be finalised within 2026, the proposal provides a superior outcome as the 

visual amenity aspect of the proposed dwelling has been assessed. The Visual Amenity rule in 

the ODP and PDP are similar, with a change being that building a dwelling is a controlled activity 

regardless of its size. The introduction of a building envelope results in a future controlled 

activity status similar to what is in the current plan. The remainder of the rules infringed by the 

future proposal are again very similar to the present situation such that no adverse effects 

resulting from an extended timeframe are anticipated. It is therefore considered appropriate 

to enable a longer time period in order to give effect to the building of the dwelling within Lot 

1 in general accordance with this application.   

 

10. NOTIFICATION ASSESSMENT – SECTIONS 95A TO 95G OF THE 

ACT 

 

Public Notification Assessment 
10.1. Section 95A requires a council to follow specific steps to determine whether to publicly notify 

an application. The following is an assessment of the application against these steps: 

 

Step 1 Mandatory public notification in certain circumstances 

(2) Determine whether the application meets any of the criteria set out in subsection (3) 

and,— 

(a)if the answer is yes, publicly notify the application; and 

(b) if the answer is no, go to step 2. 

(3)The criteria for step 1 are as follows: 

(a)the applicant has requested that the application be publicly notified: 

(b)public notification is required under section 95C: 

(c)the application is made jointly with an application to exchange recreation reserve land 

under section 15AA of the Reserves Act 1977. 

 

10.1.1. It is not requested the application be publicly notified and the application is not made jointly 

with an application to exchange reserve land. Therefore Step 1 does not apply and Step 2 must 

be considered. 
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Step 2: Public Notification precluded in certain circumstances. 

(4) Determine whether the application meets either of the criteria set out in subsection (5) 

and,— 

(a) if the answer is yes, go to step 4 (step 3 does not apply); and 

(b)if the answer is no, go to step 3. 

(5) The criteria for step 2 are as follows: 

(a) the application is for a resource consent for 1 or more activities, and each activity is 

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

(b)the application is for a resource consent for 1 or more of the following, but no other, 

activities: 

(i)a controlled activity: 

(ii)[Repealed] 

(iii) a restricted discretionary, discretionary, or non-complying activity, but only if the activity is 

a boundary activity. 

(iv)[Repealed] 

(6)[Repealed] 

 

10.1.2. The application is a combined Discretionary activity subdivision and land-use consent. No 

preclusions apply in this instance.  

 

Step 3: If not precluded by Step 2, public notification required in certain circumstances 

(7) Determine whether the application meets either of the criteria set out in subsection (8) and,— 

(a)if the answer is yes, publicly notify the application; and 

(b)if the answer is no, go to step 4. 

(8)The criteria for step 3 are as follows: 

(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. 

 
10.1.3. No applicable rules require public notification of the application. The activity will not have a 

more than minor effect on the environment.  

 

Step 4; Public notification in special circumstances 

(9) Determine whether special circumstances exist in relation to the application that warrant the 

application being publicly notified and,— 

(a) if the answer is yes, publicly notify the application; and 

(b)if the answer is no, do not publicly notify the application, but determine whether to give limited 

notification of the application under section 95B.  

 

10.1.4. There are no special circumstances that exist to justify public notification of the application 

because the proposal is for a combined subdivision and land-use application which will see one 

additional allotment created from two existing titles. The proposal has included protection, 

revegetation and enhancement of significant areas of the sites which provides a superior 

outcome and will not only provide benefit to the sites, but also the surrounding environment. 

There are many allotments in the immediate vicinity which are of similar size to the proposed 

allotments and hence the proposal is not considered to be exceptional or unusual.  
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Public Notification Summary 

10.2. From the assessment above it is considered that the application does not need to be publicly 

notified, but assessment of limited notification is required. 

 

Limited Notification Assessment 
10.3. If the application is not publicly notified, a consent authority must follow the steps of section 

95B to determine whether to give limited notification of an application. 

 

11.2.1 Step 1: Certain affected groups and affected persons must be notified. 

(2) Determine whether there are any— 

(a) affected protected customary rights groups; or 

(b)affected customary marine title groups (in the case of an application for a resource consent 

for an accommodated activity). 

(3) Determine— 

(a)whether the proposed activity is on or adjacent to, or may affect, land that is the subject of a 

statutory acknowledgement made in accordance with an Act specified in Schedule 11; and 

(b)whether the person to whom the statutory acknowledgement is made is an affected person 

under section 95E. 

(4) Notify the application to each affected group identified under subsection (2) and each 

affected person identified under subsection (3). 

 

10.3.1. No customary rights groups or marine titles groups are considered to be affected. The proposal 

is not known to be subject to a statutory acknowledgement area. As such, it is considered that 

no notification is required. Therefore, Step 2 must be considered.  

 

Step 2: Limited notification precluded in certain circumstances. 

(5) Determine whether the application meets either of the criteria set out in subsection (6) 

and,— 

(a)if the answer is yes, go to step 4 (step 3 does not apply); and 

(b)if the answer is no, go to step 3. 

(6) The criteria for step 2 are as follows: 

(a)the application is for a resource consent for 1 or more activities, and each activity is subject 

to a rule or national environmental standard that precludes limited notification: 

(b) the application is for a controlled activity (but no other activities) that requires a resource 

consent under a district plan (other than a subdivision of land). 

 

10.3.2. There is no rule in the plan or national environmental standard that precludes notification. The 

application is not for a prescribed activity but is for a combined subdivision/land-use proposal. 

Therefore Step 2 does not apply and Step 3 must be considered. 

 

Step 3: Certain other affected persons must be notified. 

(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. 
(9) Notify each affected person identified under subsections (7) and (8) of the application. 
The proposal is not for a boundary activity nor is it a prescribed activity.  

 

10.3.3. The proposal does include a setback breach which is considered a boundary activity. 

 



Planning Assessment 

Page | 108  
Combined Land Use and Subdivision Consent  

 

10.3.4. In deciding who is an affected person under section 95E, a council under section 95E(2): 

(2) The consent authority, in assessing an activity’s adverse effects on a person for the 
purpose of this section,— 

(a) may disregard an adverse effect of the activity on the person if a rule or a national 

environmental standard permits an activity with that effect; and 

(b) must, if the activity is a controlled activity or a restricted discretionary activity, disregard an 

adverse effect of the activity on the person if the effect does not relate to a matter for which a 

rule or a national environmental standard reserves control or restricts discretion; and 

(c) must have regard to every relevant statutory acknowledgement made in accordance with 

an Act specified in Schedule 11. 

10.3.5. A Council must not consider that a person is affected if they have given their written approval, 

or it is unreasonable in the circumstances to seek that person’s approval. In this case, the 

affected boundary is the proposed dividing boundary, such that written approval is considered 

to be a given as part of this application process. While this is the case, if considered necessary, 

we can provide a letter or formal written approval from the neighbour.  

 

10.3.6. With respect to section 95B(8) and section 95E, the permitted baseline was considered as part 

of the assessment of environmental effects undertaken in Section 7 of this report, which found 

that the potential adverse effects on the environment will be minor.  In regard to effects on 

persons, the assessment provided within this report is also relied on and the following comments 

made: 

 

• The size of the proposed allotments is consistent with the character of the allotments in 

the locality. Therefore, the proposed allotment sizes are not objectionable with the 

surrounding environment.  

• The proposal includes protection and enhancement of significant vegetated areas within 

each of the sites as well as incorporating visual measures into the design of any future 

built development to ensure visual impact is less than minor. The proposal will see a large 

environmental and visual benefit.  

• The development is not considered to be contrary to the objectives and policies under the 

Operative District Plan and Proposed District Plan.  

• The proposal is considered to be consistent with the objectives and policies contained 

within the relevant NPS, RPS and NZCPS.   

• All other persons are sufficiently separated from the proposed development and works, 

such that there will be no effects on these people. 

 

10.3.7. Therefore, no persons will be affected to a minor or more than minor degree. 

 

10.3.8. Overall, the adverse effects on any persons are considered to be less than minor. Therefore Step 

3 does not apply and Step 4 must be considered. 

 

Step 4: Further notification in special circumstances 

(10) whether special circumstances exist in relation to the application that warrant notification 

of the application to any other persons not already determined to be eligible for limited 

http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?search=sw_096be8ed817cc027_95E_25_se&p=1&id=DLM242504#DLM242504
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notification under this section (excluding persons assessed under section 95E as not being 

affected persons),  

10.3.9. The proposal is to subdivide the sites to create one additional allotment as well as provision for 

a dwelling within one of the allotments. It is considered that no special circumstances exist in 

relation to the application.   

 

Limited Notification Assessment Summary 

10.4. Overall, from the assessment undertaken Steps 1 to 4 do not apply and there are no affected 

persons. 

 

Notification Assessment Conclusion 
10.5. Pursuant to sections 95A to 95G it is recommended that the Council determine the application 

be non-notified for the above-mentioned reasons. 

11. PART 2 ASSESSMENT  
11.1. The application must be considered in relation to the purpose and principles of the Resource 

Management Act 1991 which are contained in Section 5 to 8 of the Act inclusive. 

 

11.2. The proposal will meet Section 5 of the RMA as the proposal will sustain the potential of natural 

and physical resources whilst meeting the foreseeable needs of future generations. It is 

considered that the proposal will safeguard the life-supporting capacity of air, water, soil and 

ecosystems.  In addition, the proposal will avoid adverse effects on the environment and will 

maintain the character of the site and surrounding environment. 

 
11.3. Section 6 of the Act sets out a number of matters of national importance. The subject site is 

not located near any lakes, rivers or wetlands. The subject site is located within the coastal 

environment under the RPS, and no adverse effects are anticipated given the enhancement 

measures detailed within this application. The areas of significant indigenous vegetation and 

fauna will be protected and enhanced. Public access is not considered relevant in this case. The 

site does not contain any areas identified as being a Site of Cultural Significance to Māori. The 

relationship of Māori and their culture is considered to remain unaffected by the proposal. 

Historic heritage and protected customary rights will not be affected by the proposal. The 

proposal is not considered to exacerbate natural hazards. It is considered that the effects of 

this proposal on Section 6 of the Act are considered to be less than minor.  

 
11.4. Section 7 identifies a number of “other matters” to be given particular regard by a Council in 

the consideration of any assessment for resource consent, including the maintenance and 

enhancement of amenity values. The proposal maintains amenity values in the area as the 

proposal is in keeping with the existing character of the surrounding environment. 

 

11.5. Section 8 requires Council to take into account the principals of the Treaty of Waitangi.  It is 

considered that the proposal raises no Treaty issues. The proposal has taken into account the 

principals of the Treaty of Waitangi and is not considered to be contrary to these principals.   

 

http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?search=sw_096be8ed817cc027_95B_25_se&p=1&id=DLM2416413#DLM2416413
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11.6. Overall, the application is considered to be consistent with the relevant provisions of Part 2 of 

the Act, as expressed through the objectives, policies and rules reviewed in earlier sections of 

this application. Given that consistency, we conclude that the proposal achieves the purposes 

of sustainable management set out by Sections 5-8 of the Act. 

 

12. CONCLUSION 
12.1. The proposal is to undertake a subdivision of two allotments to create one additional allotment 

within underutilised areas of the sites.  Provision for a dwelling within Proposed Lot 1 also 

forms part of this application as well as consent for indigenous vegetation clearance and 

retrospective consent for excavations. The proposal proposes significant protection, 

rehabilitation and enhancement of the significant indigenous vegetation and fauna within the 

site which will provide a positive benefit to the sites and surrounding natural environment.  

 

12.2. Consent is also sought under the PDP for the indigenous vegetation clearance enabled within 

the sites.  

 

12.3. Due to the existing pattern of development in the area, it is not considered that there are any 

adverse cumulative effects, and the proposal does not result in degradation of the character 

of the surrounding environment. 

 

12.4. In terms of section 104(1)(b) of the Act, the actual and potential effects of the proposal will be 

less than minor.  

 

12.5. It is also considered that the proposal will have less than minor adverse effects on the wider 

environment; no persons will be adversely affected by the proposal and there are no special 

circumstances.  

 

12.6. The relevant provisions within Part 2 of the Act have been addressed as part of this application.  

The overall conclusion from the assessment of the statutory considerations is that the proposal 

is considered to be consistent with the sustainable management purpose of the Resource 

Management Act 1991.   

 

12.7. As a Discretionary Activity, the proposal has been assessed against the specific matters and 

limitations imposed by the Operative District Plan and Proposed District Plan. In accordance 

with sections 104, 104B, 105 and 106 of the Act in relation to discretionary activities, it is 

considered appropriate for consent to be granted on a non-notified basis. 

 

 

13. LIMITATIONS 
 

13.1. This report has been commissioned solely for the benefit of our client, in relation to the project 

as described above, and to the limits of our engagement, with the exception that the Far North 
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District Council or Northland Regional Council may rely on it to the extent of its 

appropriateness, conditions and limitations, when issuing their subject consent.  

 

13.2. Copyright of Intellectual Property remains with Northland Planning and Development 2020 

Limited, and this report may NOT be used by any other entity, or for any other proposals, 

without our written consent. Therefore, no liability is accepted by this firm or any of its 

directors, servants or agents, in respect of any information contained within this report.  

 

13.3. Where other parties may wish to rely on it, whether for the same or different proposals, this 

permission may be extended, subject to our satisfactory review of their interpretation of the 

report. 

 

13.4. Although this report may be submitted to a local authority in connection with an application 

for a consent, permission, approval, or pursuant to any other requirement of law, this 

disclaimer shall still apply and require all other parties to use due diligence where necessary.  
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