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1.0 Introduction  

The proposal is a land use consent to construct a new residential dwelling on the application site.  

2.0 Site and Locality Description 

2.1 Site Description 

The 3755m2 application site is legally described as Lot 1 DP 539204, being located on the eastern side of Hokianga Harbour 
Drive in Omapere.  

The application site is irregular in shape and varied in topography, with the land generally being elevated above the road.  

The property currently contains a church building which was established on the application site in 1967, with associated car 
parking area to the rear. The remainder of the application site is undeveloped and maintained in grass. 

For events such as a wedding or a funeral the church can seat up to 100 people but in today’s secular society those are rare 
events. The last wedding in the church was 14 years ago and the last funeral was 2 years ago. The normal Sunday 
congregation is approximately 10 – 20 people and there are other small groups that use the building during the week. 

The application site gains vehicular access on the State Highway via an existing concreted double vehicle crossing which also 
serves the adjoining property located to the south of the application site.  

 

Figure 1: Aerial Photograph of the application site and surrounds (FNDC GIS) 

2.2 Locality Description 

The application site is located within the coastal village of Omapere and as such the surrounding environment is characterised 
by residential development, consisting a mixture of permanent residences and holiday homes.  
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State Highway 12 is a limited access road. 

3.0 Proposal / Background 

3.1 Relevant Background 

The application site is held in record of title 901164 (Appendix B) and is not subject to any listed interests, legal restrictions 
or consent history that would affect this consent application.  

3.2 The Proposal 

The proposal is to construct a new residential dwelling on the application site, the plans of which are included in Appendix 
A.  

The proposed dwelling is intended for preachers that the church is hoping to attract, offering free accommodation in 
exchange for taking Sunday church serves. When the dwelling is not being utilised by preachers the dwelling will be rented 
out for short-term stays for a maximum of 6 guests at a time. 

The 104m2 dwelling is single storey in design, with a pitched roof and would contain three-bedrooms, one bathroom, a 
laundry and an open plan kitchen/living/dining area.   

The proposed building would be clad in fibre cement weatherboards, with aluminium joinery and have a coloursteel roof.   

The proposed dwelling will utilise the existing vehicle crossing off the State Highway and a proposed extension to the 
driveway, with a proposed parking area adjacent to the north of the building. There will be two parking spaces associated 
with the proposed dwelling.  

The proposed dwelling will connect to the Council’s reticulated water and wastewater systems already servicing the 
application site.  

An approximate volume of 59m3 earthworks is required to form the building site and extend the internal driveway and 
parking area.  

4.0 Reasons for the Application 

4.1 Far North Operative District Plan 

The site is zoned within the Coastal Residential Zone within the Operative District Plan. 

Rule 10.8.5.1.3 Scale of Activities requires that the total number of people engaged at any one period of time in activities on 
a site, including employees and persons making use of any facilities, but excluding people who normally reside on the site or 
are members of the household shall not exceed: 2 persons per 800m² (sewered) 2 persons per 3,000m² (unsewered) 
Provided that:  

(a) this number may be exceeded for a period totalling not more than 60 days in any 12-month period where the increased 
number of persons is a direct result of activities ancillary to the primary activity on the site; and  

(b) this number may be exceeded where persons are engaged in constructing or establishing an activity (including 
environmental enhancement) on the site; and  

(c) this number may be exceeded where persons are visiting marae.  

In determining the total number of people engaged at any one period to time, the Council will consider the maximum 
capacity of the facility (for instance, the number of beds in visitors accommodation, the number of seats in a restaurant or 
theatre), the number of staff needed to cater for the maximum number of guests, and the number and nature of the vehicles 
that are to be accommodated on site to cater for those engaged in the activity. 
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As the church has a maximum capacity of 100 persons (though the normal Sunday congregation is more like 10 – 20 people) 
the proposal will not meet this requirement and is assessed as a discretionary activity under Rule 10.8.5.3 of the District 
Plan.   

The proposed development meets all other relevant rules regarding development under the District Plan.  

A full assessment of the relevant District Plan rules is included in Appendix C.  

4.2 Far North Proposed District Plan  

The Far North District Council notified the Far North Proposed District Plan on 27 July 2022 with submissions closing 21 
October 2022. 

The site is zoned within the General Residential Zone under the Proposed District Plan. 

The relevant General Residential development provisions do not currently have legal effect, therefore no assessment with 
respect to the rules has been included in this report.  

4.3 Overall Status of the Application 

Overall, the status of the application is considered to be a Discretionary Activity. 

5.0 Application Assessment 

5.1 Statutory Considerations  

5.1.1 Relevant Section of the RMA 

When considering an application for a Discretionary activity the Council as consent authority must have regard to Part 2 of 
the RMA (“Purposes and Principles” – sections 5 to 8), and sections 104, 104B and 108 of the RMA.  

Subject to Part 2 of the RMA, when considering an application for resource consent and any submissions received the Council 
must, in accordance with section 104(1) of the RMA have regard to the matters addressed in 5.2 – 5.7 below. 

5.2 Section 104(1)(a) Actual and Potential Effects on the Environment 

Section 104(1)(a) of the RMA requires that a council have regard to any actual and potential effects on the environment of 
allowing the activity. 

5.2.1 Permitted Baseline / Existing Environment 

Pursuant to section 104(2), when forming an opinion for the purposes of section 104(1)(a) a council may disregard an adverse 
effect of the activity on the environment if the plan or a NES permits an activity with that effect (i.e. a council may consider 
the “permitted baseline”).   

The permitted baseline refers to activities permitted on the subject site including activities that could be conducted on the 
site without resource consent. The existing environment includes activities that could be carried out under a granted but 
unexercised resource consent. Application of the permitted baseline test is discretionary and allows adverse effects arising 
from these activities to be disregarded and only adverse effects arising from the proposal over and above the permitted 
baseline are to be assessed. The existing environment is not discretionary; and it forms the backdrop for assessing the effects 
of the proposal on the environment; the only exception being if it was unlikely that an unimplemented consent would be 
implemented. 



 

Address: 283 Hokianga Harbour Drive, Omapere Page 6 Date: October 2022 
  KPN Consultants Ltd 

 
  

With respect to the application site, there is no permitted baseline as the existing church on the application site already 
technically exceeds the ‘Scale of Activities’ rule by having a maximum occupancy of 100 persons. However, the application 
site which already contains the existing church building and activities forms part of the existing environment and only the 
additional effects of the proposed dwelling should be considered when assessing this application.  

Visual, Amenity and Character values 

The application site is located within an existing coastal village predominantly used for residential activities. The site is not 
located within an outstanding landscape and does not contain any outstanding landscape features.  

The majority of the surrounding properties have been developed with residential dwellings and various other associated 
accessory buildings.  

The proposed building is single storey and modest in design, therefore it is considered that the proposal is not visually 
obtrusive and is considered to be consistent with the character of other buildings within the locality.  

The proposed building has been positioned in the most suitable location within the lot, complying with the setback and 
sunlight provisions for the relevant zone under the District Plan. 

Existing roadside vegetation will act as a visual screen for the proposed buildings from the State Highway, and allow the built 
development to be visually integrated into the environment. 

Minimal earthworks are required to establish the building platforms and associated access/driveway. 

There is ample area for open space for the applicants to enjoy. Further, it is considered that this proposal will not affect the 
privacy, outlook or enjoyment of private open space for any of the adjacent sites.  

Overall, the proposal is considered to have less than minor effects on the visual amenity and character of the surrounding 
environment. 

Vehicle Access, Manoeuvring and Parking 

As discussed previously in this report, the proposed dwelling will utilise the existing vehicle crossing off the State Highway 
and a proposed extension to the driveway, with a proposed parking area adjacent to the north of the building, and there is 
plenty of room within the site for vehicle manoeuvring.  

The vehicle crossing already exists, is formed in concrete and sightlines in both directions are adequate.  

Any additional vehicular movements to and from the application site would be associated with the proposed dwelling, as 
such, it is considered the increased traffic movements from the proposed development would be less than minor with 
respect to the safe and efficient operation of the road transport network.  

Servicing 

The proposed dwelling will connect to the Council’s reticulated water and wastewater systems.  

Earthworks 

Minimal earthworks are required and therefore the proposal will retain the natural contours over the majority of the site.  

The physical qualities of the soil type will also remain unchanged as a result of this proposal as what is currently in existence 
will remain unchanged. 
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It is considered that there will be no effect on the life supporting capacity of soils. 

Cumulative Effects 

Over time cumulative effects can arise. These effects can be created through incremental changes that are created by 
activities. Overall, it is considered that potential cumulative effects of the development are less than minor as per the 
previous assessment contained within this report. 

Physical works 

The proposal requires minimal earthworks to be undertaken to establish the building foundations. The development will 
result in minimal physical works on the property. 

Effects on the neighbourhood and the wider community (social, economic or cultural effects) 

The proposal will result in a residential dwelling being constructed on the site. The proposed dwelling is considered to be 
consistent with the character of the locality. The subject site does not contain any known sites of cultural significance. 
Overall, it is considered that the proposal will result in positive effects on the wider community. The proposal will not result 
in any adverse social, economic or cultural effects. 

Effects on Ecosystems, including effects on plants or animals and any physical disturbance of habitats in the vicinity. 

The application is not considered to affect any such ecosystems. 

Any effect on Natural and Physical Resources having aesthetic, recreational, scientific, historical, spiritual, or cultural value, 
or other special value, for present and future generations. 

No effects on these values are considered to be generated by the proposal. 

Any Discharge of Contaminants into the Environment; including any unreasonable emission of noise, and options for the 
treatment and disposal of contaminants. 

No discharge of contaminants is proposed. Appropriate silt and sediment control will be maintained during earthworks in 
order to prevent silt laden runoff. 

Any risk to the Neighbourhood, the Wider Community, or the environment through natural hazards or the use of any 
hazardous substances or hazardous installations. 

There are no known hazards or hazardous substances that will arise as a result of this proposal. 

5.2.2 Adverse Effects Conclusion 

In summary, it is considered that subject to compliance with conditions, the adverse effects of the activity on the 
environment would be less than minor.  

5.3 Section 104(1)(b)(vi) Relevant Provisions of the District Plan - Objectives and Policies 

The relevant objectives and policies of the Plan are those related to the Coastal Environment and the Coastal Residential 
Zone.  
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5.3.1 Assessment of the objectives and policies within the Coastal Environment and Coastal Residential Zone of the 
Operative District Plan 

Objectives 

10.3.1 To manage coastal areas in a manner that avoids adverse effects from subdivision, use and development. Where it 
is not practicable to avoid adverse effects from subdivision use or development, but it is appropriate for the development 
to proceed, adverse effects of subdivision use or development should be remedied or mitigated.  

The application site is located within an existing coastal village predominantly used for residential activities; therefore, it is 
considered appropriate for the development to proceed as there will be less than minor adverse effects.  

10.3.2 To preserve and, where appropriate in relation to other objectives, to restore, rehabilitate protect, or enhance:  

(a) the natural character of the coastline and coastal environment;  

(b) areas of significant indigenous vegetation and significant habitats of indigenous fauna;  

(c) outstanding landscapes and natural features;  

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

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

The site is not located within an outstanding landscape and does not contain any outstanding landscape features. Further, 
the proposed development would not have any adverse effects on the natural character of the coast, ecological areas or 
open space and amenity values of the surrounding area.  

Appropriate erosion and sediment controls will be in place during site works.  

10.3.3 To engage effectively with Māori to ensure that their relationship with their culture and traditions and taonga is 
identified, recognised, and provided for.  

The subject site does not contain any known sites of cultural significance.  

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 Māori cultural values, and public health 
and safety.  

The proposed development would not affect public access to and along the coast.  

10.8.3.1 To enable the development of residential activity in and around existing coastal settlements.  

The proposed development will enable the development of a residential activity on the application site. 

10.8.3.2 To protect the coastline from inappropriate subdivision, use and development.  

As discussed previously in this report, the proposal is considered to be an appropriate development for the application site 
and will not impact adversely upon the coastline.  

10.8.3.3 To enable the development of coastal settlements where urban amenity and coastal environmental values are 
compatible. 

As discussed previously, the application site is located within an existing coastal village predominantly used for residential 
activities. The proposed building design would comply with the relevant bulk and location requirements of the district plan 
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and the building will be set back within the site so as not to appear visually obtrusive and therefore it is considered that the 
development would be compatible with existing urban amenity values.  

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 Māori 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. 

As discussed previously in this report, the proposed development is considered to be appropriate for the existing coastal 
environment within which it is located. 

10.4.2 That sprawling or sporadic subdivision and development in the coastal environment be avoided through the 
consolidation of subdivision and development as far as practicable, within or adjoining built up areas, to the extent that 
this is consistent with the other objectives and policies of the Plan.  

The proposed development would consolidate built development within an existing coastal village and would not result in 
sprawling or sporadic development.  

10.4.3 That the ecological values of significant coastal indigenous vegetation and significant habitats are maintained in 
any subdivision, use or development in the coastal environment.  

No ecological values will be affected by the proposed development.  

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.  

Public access to and along the coast will be maintained and not impacted by the proposed development. 

10.4.9 That development avoids, where practicable, areas where natural hazards could adversely affect that development 
and/or could pose a risk to the health and safety of people.  

The application site is not subject to natural hazards. 
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10.4.10 To take into account the need for a year-round water supply, whether this involves reticulation or on-site storage, 
when considering applications for subdivision, use and development.  

The proposed dwelling will be connected to the public reticulated water supply network. 

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.  

Erosion and sediment control measures will remain in place during site works in order to minimise erosion and sediment 
run-off entering the coastal marine area.  

The proposed dwelling will be connected to the public reticulated wastewater network. 

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. 

The proposed building is single storey and modest in design, and therefore it is considered that the proposal is not visually 
obtrusive and is considered to be consistent with the character of other buildings within the locality.  

The proposed building has been positioned in the most suitable location within the lot, complying with the setback and 
sunlight provisions for the relevant zone under the District Plan. Existing vehicular access will be utilise by the proposed 
building.  

Existing roadside vegetation will act as a visual screen for the proposed buildings from the State Highway, and allow the built 
development to be visually integrated into the environment. 

10.8.4.1 That standards in the zone enable a range of housing types and forms of accommodation to be provided, 
recognising the diverse needs of the community and the coastal location of the zone.  

The proposed development recognises the diverse needs of the local community.  

10.8.4.3 That residential activities have sufficient land associated with each household unit to provide for outdoor space 
and sewage disposal.  

Sufficient land will be associated with the proposed dwelling to allow for occupants’ future enjoyment within the outdoor 
space.  

10.8.4.4 That the portion of a site covered in buildings and other impermeable surfaces be limited to enable open space 
and landscaping around buildings and avoid or mitigate the effects of stormwater runoff on receiving environments. 

The are of the site covered by buildings and other impermeable surfaces has been limited as much as possible and would 
comply with the Council requirements (i.e., less than 1,000m2) with the remainder of the site being maintained in grass or 
landscaped.  

10.8.4.5 That provision be made for ensuring sites have adequate access to sunlight and daylight. 
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The proposed building has been positioned in the most suitable location within the lot, complying with the setback and 
sunlight provisions for the relevant zone under the District Plan. 

10.8.4.7 That provision be made to ensure a reasonable level of privacy and amenity for inhabitants of buildings. 

The proposed building has been positioned in the most suitable location within the lot, complying with the setback provisions 
for the relevant zone under the District Plan ensuring a reasonable level of privacy and amenity for both inhabitants and 
neighbours. 

5.3.2 Assessment of the objectives and policies within the Proposed District Plan 

Objectives – General Residential  

GRZ-O1 The General Residential zone provides a variety of densities, housing types and lot sizes that respond to: 

a. housing needs and demand; 

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

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

d. historic heritage. 

GRZ-O2 The General Residential zone consolidates urban residential development around available or 
programmed development infrastructure to improve the function and resilience of the receiving 
residential environment while reducing urban sprawl.  

GRZ-O3 Non-residential activities contribute to the well-being of the community while complementing the scale, character 
and amenity of the General Residential zone. 

GRZ-O4 Land use and subdivision in the General Residential zone is supported where there is adequacy and capacity of 
available or programmed development infrastructure. 

GRZ-O5 Land use and subdivision in the General Residential zone provides communities with functional and high amenity 
living environments. 

GRZ-O6 Residential communities are resilient to changes in climate and are responsive to changes in sustainable 
development techniques. 

Policies – General Residential 

GRZ-P1 Enable land use and subdivision in the General Residential zone where: 

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

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

GRZ-P4 Enable non-residential activities that: 

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

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

c. are of a residential scale; and 

d. are consistent with the scale, character and amenity of the General Residential zone.  
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GRZ-P6 Encourage and support the use of on-site water storage to enable sustainable and efficient use of water resources. 

GRZ-P7 Encourage energy efficient design and the use of small-scale renewable electricity generation in the construction of 
residential development.  

GRZ-P8 Manage land use and subdivision to address the effects of the activity requiring resource consent, including (but 
not limited to) consideration of the following matters where relevant to the application:  

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

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

c. for residential activities: 

i. provision for outdoor living space; 

ii. privacy for adjoining sites; 

iii. access to sunlight;  

d. for non-residential activities: 

i. scale and compatibility with residential activities 

ii. hours of operation  

e. at zone interfaces, any setbacks, fencing, screening or landscaping required to address potential conflicts; 

f. the adequacy and capacity of available or programmed development infrastructure to accommodate the proposed 
activity, including: 

i. opportunities for low impact design principles 

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

g. managing natural hazards; and  

h. any historical, spiritual, or cultural association held by tangata whenua, with regard to the matters set out in Policy 
TW-P6. 

Discussion 

As assessed previously throughout this report, the proposed development/activity will contribute to the well-being of the 
community while being residential in scale and complementing the scale, character and amenity of the zone within which it 
is located.  

The proposed building can be adequately services utilising existing infrastructure.  

Overall, the proposal is considered to be consistent with the objectives and policies of the Plans.  

5.4 Section 104(1)(b)(v) Relevant Provisions of the Regional Policy Statement 

The Operative Regional Policy Statement (“RPS”) for Northland contains high level policy guidance for development. The 
subject site does not contain any significant features as defined by the RPS and therefore consideration of the RPS provisions 
is limited to matters under the following objectives: 

 Objective 3.11 Regional Form 

Several underpinning policies are also relevant to this application, including: 

 Policy 5.1.1 - Planned and coordinated development 
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 Subdivision, use and development should be located, designed and built in a planned and co-ordinated manner 
which:  

 (a) Is guided by the ‘Regional Form and Development Guidelines’ in Appendix 2;  

 (b) Is guided by the ‘Regional Urban Design Guidelines’ in Appendix 2 when it is urban in nature;  

 (c) Recognises and addresses potential cumulative effects of subdivision, use, and development, and is based on 
sufficient information to allow assessment of the potential long-term effects;  

 (d) Is integrated with the development, funding, implementation, and operation of transport, energy, water, waste, 
and other infrastructure;  

 (e) Should not result in incompatible land uses in close proximity and avoids the potential for reverse sensitivity;  

 (f) Ensures that plan changes and subdivision to / in a primary production zone, do not materially reduce the 
potential for soil-based primary production on land with highly versatile soils10, or if they do, the net public benefit 
exceeds the reduced potential for soil-based primary production activities; and  

 (g) Maintains or enhances the sense of place and character of the surrounding environment except where changes 
are anticipated by approved regional or district council growth strategies and / or district or regional plan 
provisions.  

 (h) Is or will be serviced by necessary infrastructure.  

 Note: in determining the appropriateness of subdivision, use and development (including development in the 
coastal environment – see next policy), all policies and methods in the Regional Policy Statement must be 
considered, particularly policies relating to natural character, features and landscapes, heritage, natural hazards, 
indigenous ecosystems and fresh and coastal water quality. 

 Policy 5.1.3 - Avoiding the adverse effects of new use(s) and development 

 Avoid the adverse effects, including reverse sensitivity effects of new subdivision, use and development, particularly 
residential development on the following:  

 (a) Primary production activities in primary production zones (including within the coastal marine area);  

 (b) Commercial and industrial activities in commercial and industrial zones;  

 (c) The operation, maintenance or upgrading of existing or planned regionally significant infrastructure; and  

 (d) The use and development of regionally significant mineral resources 

The application site is located within an existing coastal settlement. Given that this proposal is for residential use, considered 
to be consistent with existing built development in the surrounding environment, it will maintain the character and sense of 
place of the area. As a result, it is considered that the proposal is consistent with the RPS. 

No other Regional Policy Statements are relevant to this proposal.   

The proposed development does not require consent from the Northland Regional Council.  
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5.5 Section 104(1)(b)(i) and (ii) Relevant provisions of National Environmental Standards and 
other regulations, Section 104(1)(b)(iii) Relevant provisions of National Policy Statements, 
Section 104(1)(b)(iv) Relevant provisions of the New Zealand Coastal Policy Statement (NZCPS) 

No National Environmental Standards are considered relevant to the proposal.   

The New Zealand Coastal Policy Statement (NZCPS) is relevant to this application and it is considered that the proposed 
development is consistent with the relevant objectives and policies of the NZCPS as outlined below.  

 It is considered that the proposed development will have no effect on natural character values of the site and coast 
given that the application site is located within an existing coastal settlement and the proposal will be of a scale and 
design consistent with existing built development in the surrounding environment. Further, minimal vegetation and 
modification of land is required or proposed.  

 This proposal will not result in sediment entering the coastal marine. Appropriate erosion and sediment control 
measures will be established prior to and maintained on site until any site works have been completed.  

 Public access along the coast will remain unaffected by the proposed development.  

5.6 Section 104(1)(c) Any other matters considered relevant and reasonably necessary to 
determine the application 

There are no matters that are considered necessary to determine the application. 

6.0 Notification  

Public Notification 

Having undertaken the s95A public notification tests, the following conclusions are reached: 

 Public notification is not mandatory as the applicant has not requested it, there are no outstanding or refused 
requests for further information, and the application does not involve any exchange of recreation reserve land under 
s15AA of the Reserves Act 1977. 

 Public notification is not precluded due to certain circumstances. 

 Public notification is not required as the proposed development will have no more than minor adverse effects on the 
environment. 

 Under step 4, there are no special circumstances that warrant the application being publicly notified because there 
is nothing unique or unusual about the proposal or subject site that gives rise to special circumstances. 

Limited Notification 

Having undertaken the s95B limited notification tests, the following conclusions are reached: 

 Limited notification is not mandatory. 

 There is no rule of NES that specifically precludes limited notification of the activities, and the application is for an 
activity other than those specified in s95B(6)(b). 

 Limited notification is not required as it is considered that the activity will not result in any adversely affected persons. 

 There are no special circumstances that warrant the application being limited notified to any other persons.  

It is therefore considered that this application can be processed without notification. 



 

Address: 283 Hokianga Harbour Drive, Omapere Page 15 Date: October 2022 
  KPN Consultants Ltd 

 
  

7.0 Consideration of Part 2 (Purpose and Principles) of the RMA 

Section 5 in Part 2 identifies the purpose of the RMA as being the sustainable management of natural and physical resources.  
This means managing the use of natural and physical resources in a way that enables people and communities to provide for 
their social, cultural and economic well-being while sustaining those resources for future generations, protecting the life 
supporting capacity of ecosystems, and avoiding, remedying or mitigating adverse effects on the environment.   

In considering the provisions of Section 5, the proposed development is consistent with the character of the surrounding 
area, and with the topography and character of the site. The proposal would therefore use and develop the physical 
resources of the site in a manner that would continue to enable the applicant to provide for their future social and economic 
wellbeing. At the same time the proposal sufficiently avoids, remedies or mitigates adverse effects on the roading network, 
sensitive receiving environments, amenity and character of the surrounding environment. 

Section 6 of the Act sets out a number of matters of national importance which need to be recognised and provided for and 
includes among other things and in no order of priority, the protection of outstanding natural features and landscapes, the 
protection of areas of significant indigenous vegetation and significant habitats of indigenous fauna, and the protection of 
historic heritage.  

As discussed previously in this report, the proposed development does not detract from the natural character of the coastal 
environment and is not located within any outstanding natural landscape. The proposal does not restrict access to the coastal 
environment. 

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 and includes the efficient use of natural and physical resources, and the maintenance and 
enhancement of amenity values.   

Pursuant to Section 7(b) particular regard shall be had to the efficient use and development of natural and physical resources. 
In this case, the proposed development of the application site and would not compromise the environment or generate any 
adverse effects, allowing for the efficient use of the physical resources of the site while avoiding adverse effects on the 
environment.  

Pursuant to 7(c) particular regard shall be had to the maintenance and enhancement of amenity values. In this case, the 
proposal is consistent with, and would maintain the character and amenity values of the surrounding environment.   

Pursuant to 7(g) particular regard shall be had to maintenance and enhancement of the environment. In this case, the 
dwelling will be connected to the reticulated network, stormwater will be treated and managed within the site boundaries 
and suitable erosion and sediment control measures will remain in place during any site works, therefore maintaining the 
health of the surrounding environment.  

Section 8 requires a council to take into account the principles of the Treaty of Waitangi. The proposed development does 
not raise any Treaty of Waitangi issues. 

The proposal is considered to be an efficient use of resources, providing further upgraded residential living opportunities. 
Overall, it is considered that the application meets the relevant provisions of Part 2 of the RMA, achieving the purpose of the 
RMA being sustainable management of natural and physical resources. 

8.0 Lapsing of Consent 

Section 125 of the RMA provides that if a resource consent is not given effect to within five years of the date of the 
commencement (or any other time as specified) it automatically lapses unless the consent authority has granted an 
extension. In this case, it is considered five years is an appropriate period.   
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9.0 Conclusion 

The proposal is a land use consent to construct new residential dwelling on the application site. 

It is concluded that any actual or potential effects on the surrounding environment will be no more than minor; and that the 
proposed development would be consistent with the relevant objectives and policies of the District Plan. 

Overall, it is considered that the proposed development achieves the purpose and principles of the RMA and that the consent 
sought should be granted. 

Prepared by:  

Kim Nathan 
SENIOR PLANNER  
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Appendix A: Plans 
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Appendix B: Record of Title 
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Appendix C: Full District Plan Assessment 

 
 

Rule 10.8.5.1.2 Residential Intensity Status 
Each residential unit for a single household shall have 
available to it a minimum net site area of: Sewered sites: 
800m² Unsewered sites: 3,000m² This minimum net site 
area may be for the exclusive use of the residential unit, 
or as part of land held elsewhere on the property, 
provided that a ratio of one residential unit per minimum 
net site area (stated above) is not exceeded. 
 

Complies, will be the first household on the sewered 
application site. 
 

Rule 10.8.5.1.3 Scale of Activities  Status 

The total number of people engaged at any one period of 
time in activities on a site, including employees and persons 
making use of any facilities, but excluding people who 
normally reside on the site or are members of the 
household shall not exceed: 2 persons per 800m² (sewered) 
2 persons per 3,000m² (unsewered) Provided that:  

(a) this number may be exceeded for a period totalling not 
more than 60 days in any 12-month period where the 
increased number of persons is a direct result of activities 
ancillary to the primary activity on the site; and  

(b) this number may be exceeded where persons are 
engaged in constructing or establishing an activity 
(including environmental enhancement) on the site; and  

(c) this number may be exceeded where persons are 
visiting marae.  

In determining the total number of people engaged at any 
one period to time, the Council will consider the maximum 
capacity of the facility (for instance, the number of beds in 
visitors accommodation, the number of seats in a 
restaurant or theatre), the number of staff needed to cater 
for the maximum number of guests, and the number and 
nature of the vehicles that are to be accommodated on site 
to cater for those engaged in the activity. 

 

Does not comply, the existing church holds a maximum of 
100 persons, added to that anticipated in the dwelling 
(maximum of 6 persons) is 106, therefore the proposal is 
assessed as a Discretionary Activity.  
 

Rule 10.8.5.1.4 Building Height Status 
The maximum height of any building shall be 8m 
 

Complies – see plans (Appendix A) 

Rule 10.8.5.1.5 Sunlight Status 
No part of any building shall project beyond a 45-degree 
recession plane as measured inwards from any point 2m 
vertically above ground level on any site boundary (refer 
to definition of Recession Plane in Chapter 3 - Definitions), 
except where a site boundary adjoins a legally established 
entrance strip, private way, access lot, or access way 
serving a rear site, the measurement shall be taken from 

Complies  
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the farthest boundary of the entrance strip, private way, 
access lot, or access way. 
 
Rule 10.8.5.1.6 Stormwater Management Status 
The maximum proportion or amount of the gross site area 
which may be covered by buildings and other 
impermeable surfaces shall be 50% or 1000m2, whichever 
is the lesser.  
 

Complies – see plans (Appendix A) 

Rule 10.8.5.1.7 Setbacks from Boundaries Status 
(a) the minimum building setback from road boundaries 
shall be 3m; and  
(b) the minimum setback from any boundary apart from a 
road boundary is 1.2m except that no set-back is required 
for a maximum total length of 10m along any one such 
boundary; and  
(c) not less than 50% of that part of the site between the 
road boundary and a parallel line 2m therefrom shall be 
landscaped. 
 

Complies – see plans (Appendix A) 

Rule 10.8.5.1.8 Screening for neighbours non-residential 
activities  

Status 

Except along boundaries adjoining a Commercial or 
Industrial zone, outdoor areas providing for activities such 
as parking, loading, outdoor storage and other outdoor 
activities associated with non-residential activities on the 
site shall be screened from adjoining sites by landscaping, 
wall/s, close boarded fence/s or trellis/es or a 
combination thereof. They shall be of a height sufficient to 
wholly or substantially separate these areas from the view 
of neighbouring properties. Structures shall be at least 
1.8m in height, but no higher than 2.0m, along the length 
of the outdoor area. Where such screening is by way of 
landscaping it shall be a strip of vegetation which has or 
will attain a minimum height of 1.8m for a minimum 
depth of 2m. 
 

N/A 
 

Rule 10.8.5.1.9 Outdoor Activities Status 
Any activity may be carried out outside except that any 
commercial non-residential activity 
involving manufacturing, altering, repairing, dismantling 
or processing of any materials, live 
produce, goods or articles shall be carried out within a 
building. 
 

N/A 

Rule 10.8.5.1.10 Transportation Status 
Refer to Chapter 15 – Transportation for Traffic, Parking 
and Access rules.  

 

Complies.  
The first residential unit on a site is exempt from the 
traffic intensity rule. 
Two parking spaces will be provided for the proposed 
dwelling. 
The proposed development can comply with all other 
requirements of Chapter 15 of the District Plan.  
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Rule 10.8.5.1.11 Site Intensity Non-Residential Activities Status 
The maximum net site area of any site for activities other 
than residential units shall be 1,000m² for sewered sites, 
and 5,000m² for unsewered sites, except that this area 
may be exceeded for public reserves without buildings. 
 

Complies 

Rule 10.8.5.1.12 Hours of operation non-residential 
activities 

Status 

(a) The maximum number of hours the activity shall be 
open to visitors, clients or deliveries shall be 50 hours per 
week; and  
(b) Hours of operation shall be limited to between the 
hours: 0700 - 2000 Monday to Friday 0800 - 2000 
Saturday, Sunday and Public Holidays Provided that this 
rule does not apply:  
(i) where the entire activity is located within a building; 
and  
(ii) where each person engaged in the activity outside the 
above hours resides permanently on the site; and  
(iii) where there are no visitors, clients or deliveries to or 
from the site outside the above hours. 
 

N/A 
 

Rule 10.8.5.13 Keeping of animals  Status 
No site shall be used for factory farming, a boarding or 
breeding kennel or a cattery. 
 

N/A 
 

Rule 10.8.5.1.14 Noise Status 
All activities shall be conducted so as to ensure that noise 
from the site shall not exceed the following noise limits as 
measured at or within the boundary of any other site in 
this zone or the Residential or Russell Township Zones, or 
at or within the notional boundary of any dwelling in a 
rural or coastal zone: 0700 to 2200 hours 55 dBA L10 2200 
to 0700 hours 45 dBA L10 and 70 dBA Lmax  
 
Noise Measurement and Assessment:  
Sound levels shall be measured in accordance with NZS 
6801:1991 “Measurement of Sound” and assessed in 
accordance with NZS 6802:1991 “Assessment of 
Environmental Sound”. The notional boundary is defined 
in NZS 6802:1991 “Assessment of Environmental Sound” 
as a line 20m from any part of any dwelling, or the legal 
boundary where this is closer to the dwelling.  
 
Construction Noise:  
Construction noise shall meet the limits recommended in, 
and shall be measured and assessed in accordance with, 
NZS 6803P:1984 “The Measurement and Assessment of 
Noise from Construction, Maintenance and Demolition 
Work”. 
 

The proposed residential activity would comply.   
 

Rule 10.8.5.1.15 Helicopter Landing area Status 
Helicopter landing areas are not permitted. 
 

N/A 
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Rule 10.8.5.1.16 Building Coverage Status 
Any new building or alteration/addition to an existing 
building is a permitted activity if the total Building 
Coverage of a site does not exceed 45% or 900m2, 
whichever is the lesser, of the gross site area. 
 

Complies, the proposed building coverage would be less 
than 900m2.  

Rule 12.3.6.1.3 Excavation and or Filling … Status  
Excavation and/or filling, excluding mining and quarrying, 
on any site in the Residential, Industrial, Horticultural 
Processing, Coastal Residential or Russell Township Zones 
is permitted, provided that:  
(a) it does not exceed 200m3 in any 12 -month period per 
site; and  
(b) it does not involve a cut or filled face exceeding 1.5m 
in height i.e. the maximum permitted cut and fill height 
may be 3m. 
 

Complies, approximately 1100m3 earthworks are required 
with a cut/filled face of less than 1.5m.  
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Appendix D: Geotechnical Assessment 
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T.DRUPSTEEN   CONSULTING ENGINEER       B.E,
CPEng,

IntPE, CMEngNZ

3264 State Highway 12
R D 3

Kaikohe 0473
Ph: 9-4014737

Mob: 02 111 43 443
drupsteenthijs65@gmail.com

 TD Ref:  21/ 7
Date: 28 January 2022

BY EMAIL
The Secretary 
Omapere Community Church
283 Hokianga Harbour Drive
Omapere
harboursidebnb@xtra.co.nz

Attention: Mr Garth Coulter

Re:  Proposed    NewTimber-Floored Pre-Fabricated   House,  283 Hokianga Harbour Drive  
Ground   Strength   Tests/ Geotechnical Appraisal  

Overview: This report covers the investigation done on 27 January 2022 by myself with your assistance and 
that of church treasurer Mr Doug McKenzie to check the ground strength for the proposed new house. The 
test was done at the relocated house site centre as you pointed it out to me.  
Test Results:  A Scala Penetrometer test was done with results shown on the attached field notes. Shear 
Vane Tests were also done down the same hole as the Scala test progressed.  Lowest measured Ultimate 
Bearing Capacity [UBC] was 558 kPa.
 Discussion and Conclusion: The ground at the proposed site for the new constructions is satisfactory for 
conventional timber piled footings and [in case a garage or similar structure is contemplated later] 
conventional 100 mm concrete slab construction with a perimeter footing beam supporting light timber 
framed construction. 

Timber piles and concrete floor perimeter footings should be founded at the following depths below 
Cleared Ground Level [bottom of topsoil]
Ordinary piles: 450 mm
Braced piles: 600 mm
Anchor piles:1050 mm 
Garage concrete floor perimeter footing beam: 600 mm
 Soil Expansivity:  Assessed as medium, leading to the use [if and when required] of a concrete floor edge 
strip footing design based on Table 7.4.A of MBIE B1/AS1 Acceptable Solution for concrete slab-on-ground
floors.

NB: this report may not be read or
reproduced except in its entirety.
Page [1] of [2]
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Earthworks: When we were on site, you mentioned that the only earthworks in relation to this project 
would be to level the house platform by cutting only [no construction to be done on any filled areas].
Fill, you said , would be disposed of in a nearby stable, gently sloping grassed dry gully of 2-3 m depth. 
However, if you should be contemplating cuts of more than 1.2 m in height or fills of more than 1800 mm 
depth, then these should be assessed/ analysed for soil strengths and slope stability by a geotechnical 
engineer. 
Ultimate Bearing Capacity for Design: 300kPa to minimise any consolidation settlement risk and to cater 
for site variability [Allowing buildings to the non-specific design codes NZS 3604, NZS 4229, and NZS 
4299- as well as specifically-designed buildings]
Geotechnical appraisal: Ground slopes average about 5 to 10 degrees on this elevated site. There are no 
ponds, escarpments or cliffs nearby, nor any river meanders.  There are no significant earthworks proposed.
In view of all these factors, I conclude that geotechnical risks are minimal.

Disclaimer: 1 The sophistication of the investigation made is at an appropriate level to the cost/ complexity 
of the proposed structure.  Inferences are made about the test results being representative for all footings, but
these cannot be guaranteed.  Should radically different conditions be encountered in any parts of the 
excavations, this office should be notified.  Provided at least five working days advance notice of footing 
construction is given, this office should be able to respond at short notice if on-site ground condition 
problems are encountered.
2 This report has been prepared for the sole use of my client, Omapere Community Church, for the
particular brief and on the terms and conditions agreed with them. It may not be used or relied on (in whole 
or part) by anyone else, or for any other purpose or in any other contexts, without myprior written 
agreement.

Best regards

Thijs (“Tase”) Drupsteen (Mr)

NZ Chartered Professional Engineer 61652

Attached:  Site field notes

NB: this <report may not be read or
reproduced except in its entirety.
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