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Memorandum 
  
TO: Robert Buxton, Planner  

 
FROM: Luke McKinlay (Landscape Architect - City Development) 

DATE: 10 August 2021 

SUBJECT: LUC-2020-293 
20 Bay Road. Warrington. 
LA Comments  

  

 
 
The following is in response to your request for further comment on the above resource consent 
application for the use and development of the subject site (proposed Lot 2 SUB-2018-148) located 
at 20 Bay Road, Warrington, for 60 self-contained vehicles and caravans to be used by members 
of the New Zealand Motor Caravan Association (NZMCA). These comments also address 
submissions received in response to the limited notification. 

The site 
 
The subject site is comprised of relatively flat to undulating low lying sand dunes, located on the 
spit between Warrington Domain and Blueskin Bay.  

The site is an irregular shape and is accessed by a leg-in from Bay Road, between 10 Bay Road to 
the west and 22 and 24 Bay Road to the east. The leg-in is approximately 17m wide, 135m long 
and 0.23ha and is centrally located to the bulk of the site. The bulk of the site is bordered to the 
east and south by a site generally known as the Warrington Domain (and includes the freedom 
camping area) and is bordered to the west by an unformed road that forms the coastal edge of 
Blueskin Bay. 

The property at 20 Bay Road is currently subject to subdivision consent SUB-2018-148, which 
approved the subdivision of the site into 3 lots (the current proposal relates to Lot 2 of SUB-2018-
148). Lot 1 will have an area of 0.5793ha and will contain the existing Kings High School education 
facility and would be gifted to the school. Proposed Lot 1 would be accessed from Bay Road via a 
Right of Way (ROW) over proposed Lot 2. Proposed Lot 2 (2.84ha) will make up the residual site 
including the leg-in, except for proposed Lot 3 (315m2) which will be vested as reserve. Lot 3 will 
be a 4m wide strip that runs along the rear boundary of 10 Bay Road, and would be connected to 
the existing 4m wide strip to the east of the leg-in via a 4m wide Right of Way over the southern 
end of the leg-in. The subdivision is currently at the s223 stage and as a result, the titles for the 
proposed lots have not been issued to date.  

The proposal 



 
 

As the application only relates to Lot 2, the subject site from here on will be in reference to the 
2.84-hectare area of the property that is subject to the current proposal. The key components of 
the proposed use are; 

• The existing access strip off Bay Road will be formed with compacted aggregate which 
will involve minor excavation (to strip approximately 250mm depth of topsoil) and 
drained.  

• Provision of a portable water supply.  
• Provision of a small sign at gate entrance which includes the words ‘NZMCA Members 

Only’.  
• A gate in the accessway recessed 12-15m from the road edge to ensure vehicles are on 

site/off road when opening and closing the gate.  
• Provision of refuse and recycling facilities i.e. bins emptied on a regular basis by a 

commercial contractor.  
• Placement of a small shed on the site for members use when registering their stay.  
• Earthworks (primarily placement of fill) in order to provide an even surface for vehicles 

and provide additional buffer over areas of cultural interest.  
• Parking areas to be delineated by landscaping.   

 
Members of NZMCA will be permitted to stay on a temporary basis only – no semi-permanent 
residence allowed. The application states, the usage figures of existing NZMCA parks show an 
average length of stay per visit to be approximately 2-3 nights.  

Relevant Planning Matters 

The application site has split zoning, with the activity to occur on both the Township and 
Settlement zone and the Coastal Rural zone. The campground activity falls within the definition 
of visitor accommodation which is a restricted discretionary activity within the Township and 
Settlement zone and a discretionary activity within the Rural zone.  

The subject site is also affected by the following overlays and mapped areas;  

• Wahi Tupuna Mapped Area – Okahau (Warrington)  
• Wahi Tupuna Mapped Area – Purakaunui to Hikaroroa to Huriawa  
• Coastal Character Overlay  
• Archaeological Sites (Warrington moa hunting site) 
• Hazard 3 (Coastal)  

As an archaeological authority is yet to be obtained from New Zealand Heritage, and earthworks 
(including small scale) on the subject site are a non-complying activity.  

Initial Assessment 
 
Landscape comments on this proposal, which informed the s95A assessment, were provided by 
former DCC Landscape Architect, Barry Knox, who has since retired. His comments were as follows: 
 

• The site is well recognised for its recreational pursuits, situated and the landward end of a 
peninsula extending between Blueskin Bay and the Pacific Ocean. There is a DCC 
recreational reserve with toilets and playground facilities to the east, and there are a 
number of surrounding bike and walking trails. 

 



 
 

• There is considerable existing natural character on the site, with a mixture of exotic and 
native vegetation, with sand dunes to the west and east. The site is mainly surfaced in 
pasture grass, supplemented by ngaio, bracken and gorse. Taller vegetation, 
predominantly pines, provide an existing perimeter screen function for the majority of the 
site.   
 

There is no doubt that this site occupies a pivotal part of an important natural character zone at 
Warrington. It is located between the residential areas on more elevated land to the north; the 
peninsula which has a predominantly natural character; and Blueskin Bay which provides a natural 
and visual focus for the surrounding area. A newly established activity here would be potentially 
very visible, if it were not for the moderating effect of existing vegetation. The application provides 
a good concept of proposed landscape treatment, including preserving and enhancing existing 
screen vegetation, and allowing for appropriate new planting. 
 
In my opinion the natural and amenity character of the site will be changed to some extent with 
the introduction of a considerable number of caravans and associated supporting installations. 
However, with the introduction of sensitive site treatment to preserve and enhance existing 
vegetation screening, I consider that any adverse landscape, amenity and visual effects will be no 
more than minor.  
 
To ensure that the intentions outlined in the Landscape Plan included as Appendix A in the 
application are implemented and there is use of the recommended planting species in point 3.3.3 
of the application, I recommend the inclusion of the following (or similar) condition, should consent 
be granted: 
  
As part of the development, the concepts outlined in the Landscape Plan included in the application 
as Appendix A shall be fully implemented. Additional detailed planting designs shall be provided 
prior to major work commencing. These shall indicate which tall exotic trees will be retained as 
noted in the original plan, and which native planting, using species outlined in section 3.3.3 of the 
application, will be used. New planting shall be completed within one year of major site works 
commencing. 
 
Comments 
 
It is agreed with the above initial assessment that both existing vegetation and proposed planting 
will be important to mitigate potential adverse visual amenity and natural character effects 
associated with the proposed development.   
 
There will be seasonal changes in the numbers of NZMCA members using the facility, which will 
determine the extent of potential adverse visual amenity effects associated with clusters of motor 
homes and caravans within this part of the Warrington Sand Spit, which retains some natural 
character values. During the summer months, when the facility is most likely to be fully occupied, 
it is considered that the mitigating effects of proposed native screening planting will be necessary 
to enable this development to visually integrate with its surroundings and maintain the amenity 
of nearby residents.  
 
It is acknowledged that the Town and Settlement zoning across parts of the site anticipates 
residential development, however, it is considered that the visual effects of up to 60 vehicles using 
the site will differ from potential visual effects associated with typical residential development. 
These types of vehicles are predominantly white, which will tend to highlight their presence, there 
will be movement associated with vehicles coming and going and there will likely be a degree of 
activity in and around the vehicles commensurate with normal camping activities. All of which will 
potentially draw attention to the facility from surrounding locations and justify a well-considered 
mitigation planting proposal. 



 
 

 
It is acknowledged that there is a good buffer of existing vegetation along the southern and eastern 
boundaries of the site. It is considered that mitigation planting will be required along the 
accessway, along the northern boundary of the property, west of the southern-most parking rows 
and internal to the site to mitigate potential adverse effects on the visual amenity of surrounding 
residential sites and nearby walkway users.  
 
With regards to the natural character of the site, it is acknowledged that in terms of existing 
landcover, the site is highly modified. Existing vegetation on the property is dominated by exotic 
species, except for some Ngaio trees and occasional native shrubs. Nevertheless, it is considered 
that the existing natural character is in part related to the existing low levels of development and 
the proximity to the adjacent estuary. When at full capacity, the proposed development will 
potentially have some adverse effects on these natural character values. It is considered that some 
additional, locally appropriate coastal planting would be beneficial at the western end of the 
southernmost parking rows to form a buffer with the estuary edge and the associated public 
access/track. It is noted that Council’s biodiversity officer has made some comments regarding 
potential damage to nearby saltmarsh turf at the estuary edge (outside of the site) caused by 
increased use of the site and associated foot traffic. He makes several recommendations regarding 
potential barriers/signage to avoid damage to this ecologically significant saltmarsh vegetation. 
Potentially, additional planting in this area could be integrated with these strategies to protect the 
natural character values of the coastal edge and the amenity of users of the coastal walkway.  
 
It is noted that the applicants have proposed a variety of surface treatments across the site, which 
will all effectively result in a grassed surface (some areas include reinforcement mats). It is 
acknowledged that this will help the NZMCA facility from having an overly urban appearance that 
could have resulted from the use of a metaled or sealed surface. 
 
Submissions 
 
The application was limited notified to all parties the council considered affected by the proposal, 
being the immediate adjacent properties to the driveway, Kings High School, Heritage New Zealand 
Pouhere Taonga and Manawhenua (via Aukaha). 
 
Submissions closed on 5 July 2021. Five submissions were received by the close of the submission 
period, with four opposing and one supporting the application. Of the four opposing submitters, 
the following matters with potential visual and landscape amenity effects were raised: 
 
Louise Marsh and Quentin Johnston (24 Bay Road) 
 

• Concern regarding light pollution from extra vehicles entering the access road from the 
west end of Bay Road. The submitter states “the path of this light would travel across the 
front of our house, including our bedrooms, impacting on our quality of life”.  

• Concern regarding “residential coherence”. The submitter notes that there are an 
estimated 220 households in the Warrington community. They consider that an increase 
of 60 mobile homes per night at this site would represent a 27% increase in households, 
creating a number of issues. They include a photo from 28 Bay Road, to illustrates the 
impact of the NZMCA campground that was run in the same location previously.  

• This submission also considered that there will be cumulative effects associated with the 
proposal, given that there is an existing freedom camping site at the Warrington Domain 
to the east of the subject site, which is managed by the DCC. The submission notes that 
cumulative effects are “particularly in relation to the significant increase in movements of 
large, unfamiliar vehicles, through a low density and quiet residential township”. 

• In conclusion, they also state: “We believe the proposed access location is inappropriate 
on this basis and will significantly undermine our residential amenity and coherence” 



 
 

 
Comments 
 
24 Bay Road is located on the eastern side of the proposed driveway to the proposed motorhome 
and caravan park. The submitter’s dwelling is located near the southern end of the property 
(approximately 43m from the road boundary). The western façade of the dwelling is located 
approximately 7m from the boundary with the proposed leg-in access. 
 
The submitters consider that the proposed location of the access is inappropriate and will 
significantly undermine their residential amenity. The effects of vehicle lights shining towards their 
dwelling, including their bedrooms, as vehicles enter the property from the west is specifically 
mentioned as potentially affecting their quality of life. 
 
The dwelling at 24 Bay Road is somewhat elevated above the level of the road and overlooks the 
adjacent access to 20 Bay Road (refer figures 1 & 2 in appendix 1). The generous setback of the 
dwelling from the front boundary and its elevated location, will likely help to reduce the level of 
effect associated with vehicle lights shining into the submitters house. However, it is 
acknowledged that during the summer months, when the proposed facility is most likely to be fully 
occupied, there may be some nuisance effect associated with some light washing over the road 
front façade of their dwelling, even if it is not a direct beam of light, in close proximity.  
 
Because the dwelling is somewhat elevated above the level of the proposed accessway, views will 
be available from the western side of the dwelling overlooking the accessway (refer fig 2), until 
existing boundary vegetation grows to provide more comprehensive screening of the accessway, 
and additional proposed mitigation planting establishes, there will also likely be nuisance visual 
effects with vehicles entering and existing the camping facility, particularly at the busiest times of 
the year. It is noted that the leg-in access is a little over 17m, so there is sufficient room to establish 
additional screening vegetation on either side of the accessway to mitigate these visual effects. 
 
Muschamp (10 & 16 Bay Road) 
 

• Annoyance factor for adjoining neighbours associated with vehicle lights of motor homes 
entering site at night   

• Concern regarding potential damage caused to the estuary coastline by increased foot 
traffic 

• General concern that adverse effects will be more than minor 
 
Comments 
 
The submitters dwelling is located relatively close to the road-front boundary. Some separation 
between the shared boundary with the leg-in access to the subject site and the dwelling is provided 
by the garage and vehicle entrance to 16 Bay Road. With regards to the potential “annoyance 
factor” associated with vehicle lights, it is noted that there is some existing vegetation within the 
applicants property, which will help to screen vehicle lights from shining directly into the ground 
level of the applicants dwelling (refer figure 3). With the addition of further screening mitigation 
planting, visual nuisance effects of lights from vehicles entering the property from the east can 
likely be kept to low levels.  
 
It is noted, however, that there is little in the way of existing screening vegetation along the rest 
of the adjoining boundary with the accessway (refer figure 4). Until such time that proposed 
mitigation planting establishes, the submitters visual amenity (both from their dwelling and from 
outdoor spaces) will likely be adversely affected during the proposed facilities busiest time of year. 
As outlined in the integrated transport assessment, the maximum expected daily traffic volume is 
estimated at 122 vehicles per day, with peak hour volumes of 20 vehicles per hour. Unmitigated, 



 
 

this level of vehicle movements would likely lead to some adverse visual effects associated with 
the distracting to-ing and fro-ing of vehicles adjacent to the eastern boundary of 16 and 10 Bay 
Road. Once mitigation planting establishes, it is considered that visual amenity effects can be kept 
to low levels. 
 
Trevor Price (22 Bay Road) 
 

• Negative visual impact 
• The submitter states that their house is on a high level so they will see the motorhomes 

and caravans. 
• The submitter requests a reduced number of motor caravan parks.  

 
Comments 
 
This submitter’s property adjoins the eastern boundary of the proposed access to the 
motorhome/caravan facility. Views from the accessway towards the submitters dwelling are 
shown in figure 5 (refer 
Appendix 1). Potential visual effects associated with the proposal will be predominantly associated 
with the movement of vehicles back and forth along the accessway. As noted above, these effects 
are likely to be greatest in the summer months, when up to 122 vehicle movements per day are 
possible. 
 
It is noted that there are some well-established trees on the western boundary of this property, 
however, views towards the proposed accessway will be available beneath the canopy of these 
trees (refer figure 5). Once proposed screen planting along the accessway boundary establishes, it 
is considered that visual effects of vehicle movements on the residents of this address can be kept 
to low levels.  
 
Well established vegetation along the southern boundary of this property appears to provide a 
good level of visual screening of the proposed motorhome and caravan parking areas. 
 
Aukaha Submission 
 
This submission is made in the context of the Kāi Tahu relationship of the wider surrounding 
catchment. As expressed in the submission, “The landscape of the Otago Harbour Catchment 
evokes a cultural and spiritual meaning to takata whenua signified through layers of tradition, 
association and use, reinforced by place names that individually reflect a myriad of traditions, 
events, ancestors, site use, food or other resources and cultural perspectives. The landscape and 
associated place names are an integral element of an oral culture to recall and pass on to future 
generations a framework of values, beliefs and traditions that bind our people to the whenua and 
all of its resources. Many of the cultural landscapes have been modified or lost as a result of 
mismanagement and misappropriation of this taoka.” 
 
This submission identifies that the application site is of high cultural value and was a place of 
significant Kāi Tahu activity, which is proven by the presence of various archaeological sites. 
 
Kāi Tahu submits that the application should be declined.  
 
Comments 
 
Effects of the proposal on the high cultural values attributed to this site by Kāi Tahu are outside 
the scope of these comments. 
 
  



 
 

Conditions offered by the applicant 
 
The following conditions have been offered by the applicant: 
 
Landscaping 
 
2) The landscape planting shall be undertaken in general accordance with the approved Landscape 
Plan. Landscaping internal to the site will be used to delineate the camping bays but may not be 
established exactly as shown on the site plan. 
 
3) The landscape boundary planting along the northern boundary of the site shall be maintained 
to a minimum height of 2m and a minimum width of 1 metre to provide adequate screening of the 
site. Any dead plants shall be replaced to maintain this screening function. 
 
4) The plantings referred to in condition (2) above shall be implemented within 12 months of the 
motor caravan park co 
 
Comments 
 
These conditions appear insufficient to address potential adverse visual amenity effects associated 
with the application. It is assumed that condition 3 refers to the planting adjoining the Kings 
College site. It is considered that a minimum width of 1m for this planting is insufficient to create 
a useful visual screening function. It is recommended that this is amended to require planting in 
this area to have a minimum width of at least 3m to enable a “multi layered” planting approach to 
be implemented, which includes tree species, as outlined at 6.4.1 of the application. 
 
Given the reliance on mitigation planting to manage visual amenity effects, it is agreed with the 
initial landscape advice that a full mitigation planting plan, based on the landscape plan, is required 
as a condition of consent. This plan should include the botanical name, common name, numbers, 
size at planting, mature height and plant spacings of all proposed planting. Plant species should be 
based on Dunedin City Council’s Native Planting Guide species list for Sand Dune Forest. The 
planting plan should be prepared by a suitably qualified professional. 
 
It is also recommended that additional locally appropriate coastal planting is provided at the 
western end of the southernmost parking rows to form a buffer to the Blueskin Bay edge of the 
site and associated public access/tracks.  
 
 
 
 
  



 
 

Appendix 1: Site Photographs 
 

 
Figure 1: 24 Bay Road and entrance to site. 

 
Figure 2: 24 Bay Road, as viewed from proposed accessway 

 



 
 

 

 
Figure 3: 16 Bay Road, as viewed from near entrance to site. 

 

 
Figure 4: 16 Bay Road, as viewed from proposed accessway. 



 
 

 
Figure 5: View towards 22 Bay Road from accessway to site 

 
 

 
Figure 6: 22 Bay Rod, as viewed from the south (near Kings High School facility)  

Roof of 22 Bay Road  
 



 
 

 
Figure 7: View to the north from near the northern extent of the proposed stage two parking area. 

 

 
Figure 8: View towards the north from near existing tall shelter trees at the southern extent of the site. 

  

Kings College Building 

28 Bay Road 

28 Bay Road 



 
 

 Memorandum 
  
TO: Robert Buxton, Consultant Planner 

FROM: Jeremy Moyle, Heritage Consultant 

DATE: 16 August 2021 

  
SUBJECT: LUC-2020-293 20 BAY ROAD HERITAGE COMMENTS 

 
Dear Robert, 
 
Please find my heritage comments for application LUC-2020-293 for the proposed establishment 
of a camping site at 20 Bay Road, Warrington, as follows. 
 
Please note, as there are no appeals relevant to this application from a heritage perspective, it has 
been assessed under the 2GP rules and assessment guidance only.  The activity has been assessed 
non-complying. 
 
Heritage Status 
The entry of the site is situated within the extent of the Warrington moa hunting site (A040) as 
mapped in the 2GP. 
 
The Application 
The current application proposes to establish a camping site for up to 60 self-contained vehicles 
or caravans. This camping site will be on the eastern half of Lot 2 of Subdivision SUB-2018-148, 
being 2.84ha, adjacent to the existing freedom camping site in the domain to the east. The existing 
access from Bay Road will be used. The activity is proposed to be undertaken in two stages.  

• Stage 1 – 46 parking spaces 
• Stage 2 – 10 Parking spaces, and the removal of two stage one spaces 

Although a total of 56 parking spaces are planned, the application requests consent for up to 60 
vehicles. The application states that members would be permitted to stay on a temporary basis 
only, not semi-permanent or permanent, and the average length of stay is 2 – 3 consecutive nights. 
 
Rule 13.3.3 requires that earthworks on a scheduled archaeological site must have an 
Archaeological Authority from Heritage New Zealand Pouhere Taonga if required (HNZPT). An 
Authority is required because there is the potential that the proposed earthworks will affect 
archaeological material on the site. No Authority has been obtained meaning the proposed 
earthworks are a non-complying activity. 
 
Archaeological Background 
The Warrington moa hunting site (A040) as mapped in the 2GP is an area encompassing most of 
Warrington Spit. The broad extent of this mapped area recognises that the entire area is an 
archaeological site complex containing archaeological material dating back to the earliest period 
of human settlement in New Zealand (evidenced by the discovery of moa bone).  
 
Within the mapped area of the Warrington site complex, six archaeological sites have been 
recorded in ArchSite, the New Zealand Archaeological Association’s (NZAA) site recording database 
(I44/125, I44/177, I44/178, I44/180, I44/194, and I44/200). These NZAA sites represent specific 



 
 

areas where archaeological material has previously been identified. They are not a comprehensive 
record of the archaeological material actually present at the site. Instead, they are the result of 
four decades of ad hoc surveys and excavation monitoring driven by development and coastal 
erosion. 
 
Archaeological work in the vicinity of 20 Bay Road begins in the early 1980s with a survey of the 
area by Brian Allingham. Two NZAA sites were recorded at/near 20 Bay Road after this survey: 
I44/177 and I44/178. Other documented investigations include:  

• Annual excavations/excavation monitoring at several locations by Allingham between 
1983 and 1989. 

• Monitoring of earthworks and vegetation removal by Jill Hamel in 2000. 
• Augers and test pits by Richard Walter and Chris Jacomb in 2007.  

HNZPT also has also previously issued Authorities for additional work at and around 20 Bay Road 
but has not yet received the final reports for these investigations. These include: 

• 1 Esplanade by Brian Allingham in c. 2008 
• 22 Bay Road by Brian Allingham in c. 2010 
• 36 Bay Road by Brian Allingham in c. 2011 
• 20 Bay Road by Emma Brooks in c. 2012 
• 36 Bay Road by Hayden Cawte in c. 2014 

 
Most recently, in 2020, New Zealand Heritage Properties (NZHP) have completed a walk-over site 
survey and monitored geotechnical test pits in association with the proposed camping site 
development. The survey encountered some scattered archaeological material. No cultural 
material was found in the test pits aside from a bluestone cobble interpreted a manuport, but not 
clearly associated with a particular phase of occupation. 
 
Most the previous work outlined above has been primarily concerned with NZAA site I44/177, an 
area containing intermittent deposits of cultural material dating from the earliest period of human 
settlement in New Zealand through to more recent phases of Māori history.  
 
The actual extent of NZAA site I44/177 is not entirely clear and has changed over time as 
archaeological work has progressed. Allingham’s early 1980s survey suggested it covered the very 
north-east corner of 20 Bay Road and the rears of 28, 30, and 38 Bay Road. Walter and Jacomb’s 
work records the site extending further on to 20 Bay Road as well as the property at 3-11 Esplanade 
in 2008. Walter and Jacomb also note visible shell and charcoal down the eastern boundary of 20 
Bay Road, but it is unclear if they consider this part of I44/177. Most recently, the NZHP survey has 
assessed the site as extending further eastward and southward than previously identified. They 
have also identified an additional area of cultural material exposed near at the south-east corner 
of 20 Bay Road, but it is unclear if they consider this part of I44/177. Also, past investigations 
indicate that the site has a ‘patchy’ character. Rather than a consistent series of well-defined 
cultural occupation layers spreading across the site, archaeological material is intermittently 
scattered around the landscape alongside occasional more concentrated cultural deposits. Walter 
and Jacomb’s test pits and auger results provide a good example of this, with TP7 encountering an 
intact cultural layer within 5-20m of TP1 and TP8, each of which encountered only sterile sand. 
 
The 20 Bay Road site and I44/177 has been subject to numerous instances of land modification 
and archaeological site damage (as noted in the NZHP report). This dates to the 19th century, when 
historic newspaper reports imply archaeological material as being fossicked from the site. Later 
historic aerial photographs show the establishment of exotic vegetation on 20 Bay Road. More 
recently there has been a series of activities at 20 Bay Road that have damaged/are thought to 
have damaged the archaeological site:  

• 2001 – Vegetation clearance. 
• 2005 – Vegetation clearance, land contouring, and harrowing. 



 
 

• 2011 – Vegetation clearance, driveway works. 
The specific effects of this past site damage are not clear as archaeologists have not been present 
to view archaeological material as it was exposed/destroyed. 
 

 
Map showing estimated site extents, previous archaeological investigations, visible 
archaeological material, estimated site damage, and proposed parking. 



 
 

 
Map showing an estimate of the proposed excavation areas as described in the application and 
RFI documents. 
 
  



 
 

Heritage Comments 
As part of the establishment of a camping site at 20 Bay Road the applicant proposes to carry out 
a variety of earthworks1 across the site. From the pavement options memo included with original 
application, and the RFI response from Kelly Bombay dated 31 March 2021, it is understood that 
the following earthworks are planned:  

• 250mm deep excavation along the length of the driveway from Bay Road to form a gravel 
surface. 

• Approximately 50mm deep excavation in circulation areas to form the proposed ‘Type 1’ 
pavement. The extent of this work has been estimated as it is not clearly defined beyond 
“near the kiosk/transition from the granular accessway onto the grassed areas at the head 
of each lane.” 

• Approximately 100mm deep excavation for planting strips. 
• Approximately 300mm deep excavation for vegetation clearance. 
• Approximately 150mm deep excavation for topsoil removal along parking bays. 
• An undefined amount of excavation for native underplanting in the existing trees along 

the southern margin of the site. 
 
All the proposed excavation may affect previously undiscovered archaeological material at the site 
and will require an archaeological authority from HNZPT. This has already been noted in the NZHP 
report, but it is important point to emphasise as it does not appear to have been discussed in the 
other application documents. There is a potential for encountering previously unrecorded material 
considering: 

• The proposed extent of excavation. 
• The shallow depth of some nearby deposits. 
• The fact archaeological sites/material have been identified around all sides of the 

property. 
• The poor definition of I44/177, which seems to suggest a scattered collection of 

archaeological material across a broad area (i.e., part of the general Warrington moa 
hunting site complex) rather than a focused occupation site. 

Though the NZHP survey and test pit monitoring only identified archaeological material in three 
specific areas at 20 Bay Road, it also did not exclude the possibility of additional material elsewhere 
at the property. Beyond the eastern edge of 20 Bay Road the ground was obscured by grass and 
vegetation growth, and the test pit monitoring only covered seven locations which were 
determined by Stantec and not an archaeologist. It is possible past land modification has seriously 
damaged or destroyed archaeological material across the site, but the extent of this is unknown 
because no works were monitored by an archaeologist. Accordingly, NZHP recommended that 
“standover monitoring by an archaeologist takes place during all earthworks in the project area as 
there is the potential for the previously recorded archaeological sites to extent further than 
currently recorded.” 
 
The applicant’s proposed approach to mitigate the impact on archaeology is thoughtful and 
commendable. The proposal to build up ground along the eastern edge of the property – the 
Pavement Type 2 – will prevent any damage to the archaeological material that has been identified 
in this area. Beyond this a clear effort has been made to minimise the extent of earthworks across 
the site, with most of the land either left as it is or contoured with fill (Pavement Type 3). Where 
excavation is proposed, it is mostly limited to topsoil stripping (Pavement Type 1) or reasonably 
localised areas of deeper vegetation removal and plantings. It is expected that a small part of 
I44/178 will be disturbed by planting along the southern margin of the site, though this site is:  
  

 
1 The definition of ‘earthworks’ can vary between different professions and situations. Here earthworks 
are taken to be any excavation of the existing ground level regardless of size. This includes vegetation 
clearance and excavation for landscaping. 



 
 

 
• Likely already quite disturbed by tree roots. 
• Possibly a natural feature.  

The driveway excavation is more substantial, though it should be noted that this work is a 
requirement of LUC-2018-555. Monitoring of the pavement scheme over the winter is also 
proposed to assess the efficacy of the work. This monitoring could also include archaeologists’ 
visits to assess the impact of vehicle movement on archaeological material (if any). 
 
An Archaeological Authority from HNZPT will be required for the work. No Authority has yet been 
applied for. It is understood from a conversation with the HNZPT Otago/Southland Archaeologist 
Nikole Wills that she has advised the applicant to secure runaka support for the proposed camp 
site prior to applying for an Archaeological Authority. It is also understood from conversations with 
Ms Wills that HNZPT did not submit on this resource consent application because their only 
interest was in the archaeological dimension of 20 Bay Road, and that this could be managed 
through the Archaeological Authority process. 
 
Summary 
In summary: 

• Warrington moa hunting site (A040) is a complex of scattered deposits of archaeological 
material that dates back to the earliest period of human settlement in New Zealand. 

• There have been numerous previous excavations that have encountered archaeological 
material in the vicinity of 20 Bay Road. 

• There have been numerous previous instances of land modification and site damage, 
though the specific effects of this damage on archaeological material is unclear. 

• Earthworks between 50-250mm deep are proposed in localised areas across the property. 
• There is the potential for these earthworks to encounter archaeological material, but the 

actual effect of excavation is unknown. 
• The applicant has proposed a good mitigation strategy to avoid/minimise the 

impact/potential impact of excavation on archaeological material. 
• An Archaeological Authority is required for the proposed work. HNZPT have not yet 

received an Authority application. 
 
Ultimately, despite the mitigation strategy, the full impact of the proposed earthworks is still 
unclear. Accordingly, the approval of this application should be conditional on the applicant 
securing an Archaeological Authority for the work. 
 
Kind regards, 
 
Jeremy Moyle 
Archaeologist and Heritage Consultant 
  



 
 

 



 
  



 
  



 
  



 
  



 
 

 



 
  



 
  



 
  



 
  



 
  



 
  



 
  



 
 

 Memorandum 
  
TO: Connor Marner, Planner 

FROM: Tanya Morrison, Environmental Health Officer 

DATE: 13-Aug-2020 

SUBJECT Land Use Consent - Description 
LUC-2020-293 - 20 Bay Road Warrington 

 
 
Environmental Health has reviewed this application to establish a camping ground at 20 Bay Road, 
Warrington. 
 
Environmental Health comments on this application relate to noise requirements predominantly. 
The following standards, guidelines, plan rules and legislative requirements are applicable for 
consideration: 
 
Noise 
 
Construction noise: 
 
The application did not mention any potential construction needing to be undertaken for this 
proposed activity.  The exception might be the proposed earthworks, site preparation and 
landscaping mentioned in the application along with pavement resurfacing, all of which would be 
covered potentially by the construction noise standards.  The applicant is invited to consult with 
the Construction noise standards table (as below) which summarises noise limits for works under 
‘typical duration’ for what noise limits may apply: 
 
Construction shall be limited to the times set out below and shall comply with the following noise 
limits for ‘Long term duration’ as per New Zealand Standard Acoustics – Construction Noise NZS 
6803:1999. 
 

Time of Week Time Period Leq (dBA) L max (dBA) 
Weekdays 0630-0730 55 75 
 0730-1800 70 85 
 1800-2000 65 80 
 2000-0630 45 75 
Saturdays 0630-0730 45 75 
 0730-1800 70 85 
 1800-2000 45 75 
 2000-0630 45 75 
Sundays and 0630-0730 45 75 
Public Holidays 0730-1800 55 85 
 1800-2000 45 75 
 2000-0630 45 75 

 
It should be noted that noise limits of (Leq) of 45 - 55 dBA during daytime and night time may 
mean that no construction work can take place. (NZS 6803:1999) 
 
District Plan rules: Noise Limits 



 
 

 
The applicant made mention (page 31 of the application) about the Dunedin District Plan noise 
limits as they apply to adjacent receiving sites of this proposed activity: 
 
 

 7.00am to 7.00pm 7.00pm to 10.00pm 10.00pm to 7.00am 
 

East – zoned 
recreation 

50 dB LAeq (15 min) 45 dB LAeq (15 min) 40 dB LAeq (15 min); 
and 70 dB LAFmax 
 

North – Township and 
Settlement 

55 dB LAeq (15 min) 50 dB LAeq (15 min) 40 dB LAeq (15 min); 
and 70 dB LAFmax 
 

 
 
The proposed activity might generate the following types of noise: people noise, increased 
traffic/vehicle movements and possible noise from gas generators being run. 
 
It was acknowledged and Environmental Health agrees that the proposed activity might attract 
more people over the warmer summer months and around public holidays compared to winter 
months.   
 
Acknowledging the NZMCA’s rules and code of conduct for its’ members, noise generated by 
people is covered by The Resource Management Act Section 326, (Excessive Noise) and to a 
degree, Section 16 of the Act (Unreasonable noise).  The average intended stay for any NZMCA 
member on this (or any other of their sites) is 2-3 days.  No Semi-permanent or permanent camping 
is to be undertaken on this site.   
 
Adjacent to this proposed activity site is freedom camping on the Warrington reserve, which 
Council acknowledges to date, has not resulted in any noise complaints being received from this 
activity.  It is anticipated that the proposed activity would not be too dissimilar to freedom camping 
already occurring nearby at The Warrington reserve in terms of effects on the surrounding 
environment, including noise emissions. 
 
The applicant is recommended to review the provisions under the Act in relation to noise and 
ensure its members always try to minimise noise emissions from the proposed activity, despite 
how many members may be onsite at any given time. 
 
(Moving) Vehicle noise is not governed by The Resource Management Act above-mentioned noise 
provisions.  The applicant noted most vehicles were anticipated to arrive onsite during day time 
hours (between 9am and 4pm), therefore increased traffic to the site and potential noise from 
vehicles Environmental Health agrees is unlikely to cause noise issues such as disrupting sleep to 
any nearby residential dwellings or cause additional impact on the current receiving environment. 
 
Environmental Health would strongly recommend to the applicant to include in their members 
rules/code of conduct that vehicles are not to arrive onsite in the ‘night time period’ as per 
Dunedin’s District Plan (10pm – 7am) to minimise disturbance to any nearby residential properties 
or other campers from vehicle noise.  Ideally vehicles should be encouraged not arrive/depart 
onsite during the evening shoulder period between 7pm – 10pm (as per the table above), however 
comparatively the nigh time period of 10pm – 7am has greater potential for sleep disturbance due 
to vehicle noise. 
 
NZMCA proposed in its application some conditions should consent be granted for this proposed 
activity.  Proposed condition 7, outlines that gas generators cannot be used by any member 



 
 

between the hours of 8pm and 8am on any given day.  Supporting information in the application 
suggests the typical duration for a generator to be run is under 3 hours (2-2.5 hours on average).  
Environmental Health agrees with this proposed condition to restrict generator use between 8pm 
and 8am on any given day in order to minimise potential noise effects, especially over the night-
time period where sleep disturbance may arise. 
 
Camping Ground Regulations 1985 
Should consent be granted for this proposed activity, the NZMCA would need to be registered 
under the above-mentioned Regulations to obtain a ‘Camping ground licence’.  Environmental 
Health acknowledges the proposed activity is not that of a full, traditional camping ground type 
setup, therefore some exemptions may be considered and applied to the granting of NZMCA’s 
registration under these regulations.  Any exemptions would only be considered if resource 
consent was approved for this activity. 
 
The Application stated that no dump station was proposed to be included on site should consent 
for this proposed activity be granted.  The map in Appendix A Development Plans (Page 143 of the 
application) however, did show a site where a potential dump station could be installed, so it is 
unclear whether the applicant intends to install a dump station or not. 
 
Whilst all NZMCA vehicle or caravan need to be certified self-contained, Environmental Health 
would like to make it a condition should consent be granted, to include dump station facilities 
onsite for campers to use. 
 
Conclusion 
Environmental health has no concerns over the granting of this consent from a noise point of view, 
however would agree with the proposed condition by the applicant for limiting the use of gas 
generators between 8pm and 8am on any given day.  In addition, Environmental Health would like 
a condition of consent (if success) to be that dump station facilities be installed/available onsite 
for campers to use. 
 
 
Conditions (should consent be granted) 
1. Gas generators shall not be used within the site between the hours of 8:00pm and 8:00am, and 
advice to this effect shall be included on the sign erected on site. 
 
2. Vehicles are not to arrive onsite during ‘night time hours’ 10pm – 7am as per Dunedin’s 2GP 
District plan in order to minimise potential for sleep disturbance due to vehicle noise. 
 
3. Should consent be granted, a dump station be installed onsite for camper to use. 
  



 
 

 

 Memorandum 
  

TO: City Planning 

FROM: Policy Analyst, 3 Waters 

DATE: 19 August 2020 

SUBJECT: 

LUC-2020-293 

 

DEVELOPMENT OF RECENT LOT 2 OF SUBDIVISION SUB-2018-
148 INTO A CARAVAN PARK FOR NZMCA 

20 BAY ROAD, WARRINGTON 

3 WATERS COMMENTS 

 
1. The proposed activity 

Landuse consent is sought from DCC for the development of subject site (proposed Lot 2 SUB-
2018-148) by (New Zealand Motor Caravan Association) NZMCA with a maximum of 60 self-
contained vehicles and caravans to be used only by Members of the club at 20 Bay Road, 
Warrington. The site is split between two zones and is within the R1 and NCCLPA zones in the 
current District Plan and the Township and Settlement and Coastal Rural zones in the Second 
Generation District Plan (2GP). 
 
Land use description 
To develop the site to cater for 60 self-contained vehicles and caravans belonging to Members of 
the New Zealand Motor Caravan Association (NZMCA).  
 
Existing services 
The DCC’s GIS records an 80mm diameter water pipe and a 200mm diameter wastewater pipe in 
Bay Road as well as a 200mm diameter wastewater pipe that runs through the access road and 
then from North to South-East close to the boundary line between the recently consented Lots 1 
and 2.  
  
 
2. Infrastructure requirements 

Dunedin Code of Subdivision and Development 2010. 
All aspects of this development shall be undertaken in accordance with the requirements of the 
Dunedin Code of Subdivision and Development 2010. 
 
Water services 
The Dunedin City Council Water Bylaw 2011 sets out the requirements for connections to the 
water supply network. 
 
Each property must be serviced from an individual Point of Supply.  For a new water connection 
or any change to an existing water connection, an “Application for Water Supply” is required. 
 
Non-domestic water connections are metered and require a boundary RPZ backflow prevention 
device.  Installation of an RPZ requires a building consent, or an exemption from a building consent.  
Details of the device and its proposed location will be approved through that process. 



 
 

 
Firefighting requirements  
All aspects relating to the availability of water for firefighting should be in accordance with SNZ 
PAS 4509:2008, being the Fire Service Code of Practice for Fire Fighting Water Supplies.   
 
We are unsure how the firefighting needs for this development will be met and request that the 
applicant discuss this with the New Zealand Fire Service. 
 
Stormwater services 
To allow adequate pervious area for natural stormwater drainage, the maximum site coverage 
specified in the District Plan must be complied with. Please note that there are new site coverage 
rules in the 2GP for both building coverage and maximum site imperviousness. 
 
Wastewater services 
This wastewater discharge requires consent under the Dunedin City Council Trade Waste Bylaw 
2008. 
 
Any private drainage matters will be dealt with at the time of Building Consent. 
 
Earthworks close to council infrastructure 
There is a 200mm diameter wastewater pipe which runs through the access road and then from 
North to South-East close to the boundary line between the recently consented Lots 1 and 2. of 
the site within the property. An easement in gross is required for this as outlined below.  
Any earthworks or construction on this lot must meet the requirements of the Dunedin Code of 
Subdivision and Development (2010) in relation to building in close proximity to Council 
infrastructure, unless otherwise approved by 3 Waters. The Code prohibits any building within 1.5 
metres of a wastewater pipeline. If any building is proposed within 2.5 metres of a pipe or 
manhole, 3 Waters must be notified to discuss options and whether an encumbrance on the title 
is required. ‘Building’ includes decks, fences, garages, sheds, retaining walls and so on. 
 
Easements 
Service easement/s are required where any private water supply pipes or wastewater/stormwater 
laterals cross property boundaries in favour of the property they service. 
 
It is deemed that the existing legal mechanisms that are in place are not suitable to protect the 
200mm sewer within the property in the future. An easement in gross in favour of the Dunedin 
City Council is required over the Council owned wastewater pipe located within proposed Right of 
Way and across proposed Lot 2. The easement must be made in accordance with Section 5.3.4 of 
the Dunedin Code of Subdivision and Development 2010. 
 
Erosion and Sediment Control 
It is important that erosion and sediment control measures are utilised to control and contain 
sediment-laden stormwater run-off into neighbouring properties and the Council stormwater 
network from the site during any stages of site disturbance associated with this development.  This 
could include diversion drains, sediment fencing, erosion control blankets etc. This is provided for 
as a condition of consent. 
 
 
3. Consent conditions 

The following conditions should be imposed on any resource consent granted: 
 
Water Services 



 
 

1. Each property shall have a separate service connection installed.  An “Application for 
Water Supply” shall be submitted to the Dunedin City Council for approval to establish a 
water connection to the property. Details of how this property is to be serviced for water 
shall accompany the “Application for Water Supply”. 

 
2. An RPZ boundary backflow prevention device shall be installed on the water connection, 

to the satisfaction of the 3 Waters (refer to advice note). 
 
DCC owned infrastructure within this property 
3. Any earthworks or construction on this lot must meet the requirements of the Dunedin 

Code of Subdivision and Development (2010) in relation to building in close proximity to 
Council infrastructure, unless otherwise approved by 3 Waters. The Code prohibits any 
building within 1.5 metres of a wastewater pipeline. If any building is proposed within 2.5 
metres of a pipe or manhole, 3 Waters must be notified to discuss options and whether 
an encumbrance on the title is required. ‘Building’ includes decks, fences, garages, sheds, 
retaining walls and so on. 
 

Easements 
4. Service easement/s are required where any private water supply pipes or 

wastewater/stormwater laterals cross property boundaries in favour of the property they 
service. 

5. An easement in gross in favour of the Dunedin City Council is required over the Council 
owned wastewater pipe located within proposed Right of Way and across proposed Lot 2. 
The easement must be made in accordance with Section 5.3.4 of the Dunedin Code of 
Subdivision and Development 2010. 
 

Erosion and Sediment Control 
6. The consent holder shall adopt all practicable measures to mitigate erosion and to control 

and contain sediment-laden stormwater run-off to prevent it entering the Council 
stormwater network, neighbouring properties during any stages of site disturbance 
associated with this development. 

 
 
4. Advice notes 

The following advice notes may be helpful for any resource consent granted: 
 

Code of Subdivision & Development 
• All aspects of this development shall be compliant with Parts 4, 5 and 6 of the Dunedin 

Code of Subdivision and Development 2010. 
 

Water services 
• Detail of the water supply application process can be found at 

http://www.dunedin.govt.nz/services/water-supply/new-water-connections. 
 

• Installation of a boundary backflow prevention device requires a building consent, or an 
exemption from a building consent.  Further information is available at 
http://www.dunedin.govt.nz/services/water-supply/backflow. 

 
• All aspects relating to the availability of water for fire-fighting should be in accordance 

with SNZ PAS 4509:2008, being the Fire Service Code of Practice for Fire Fighting Water 
Supplies, unless otherwise approved by the New Zealand Fire Service. 

 
Erosion and sediment control 

http://www.dunedin.govt.nz/services/water-supply/new-water-connections
http://www.dunedin.govt.nz/services/water-supply/backflow


 
 

• The following documents are recommended as best practice guidelines for managing 
erosion and sediment-laden run-off: 
- Environment Canterbury, 2007 “Erosion and Sediment Control Guideline 2007” 

Report No. R06/23. 

- Dunedin City Council “Silt and Sediment Control for Smaller Sites” (information 
brochure). 
 

Trade Waste 
• Trade waste requirements and an application form is available at: 

http://www.dunedin.govt.nz/services/wastewater/tradewaste. 
 

Private drainage matters 
• Private drainage issues and requirements (including any necessary works) are to be 

addressed via the Building Consent process. 
 

• Certain requirements for building on this site may be stipulated via the building consent 
process and are likely to include the following points: 

- Stormwater from driveways, sealed areas and drain coils is not to create a nuisance 
on any adjoining properties. 

- Surface water is not to create a nuisance on any adjoining properties.   

- For secondary flow paths, the finished floor level shall be set at the height of the 
secondary flow path plus an allowance for free board.   

- As required by the New Zealand Building Code E1.3.2, surface water resulting from 
an event having a 2% probability of occurring annually, shall not enter dwellings.  The 
finished floor level shall be set accordingly.   

 
 
 
Policy Analyst 
3 Waters 
Dunedin City Council 

   
 
  

http://www.dunedin.govt.nz/services/wastewater/tradewaste


 
 

 



 Memorandum 
  
TO: Connor Marner, Planner 

FROM: Logan Copland, Planner – Transportation 

DATE: 13 November 2020 

  
SUBJECT: LUC-2020-293  

20 BAY ROAD, WARRINGTON  
 
APPLICATION:   

Resource consent is sought for the development of the above site for 60 self-contained 
vehicles and caravans to be used by members of the New Zealand Motor Caravan Association 
(NZMCA). The site will be open to members of NZMCA only.  
 
The site has a 17m wide, 135m long leg-in to Bay Road, where vehicle access to the site will 
be achieved. The site is currently subject to an approved subdivision consent SUB-2018-148, 
which approved subdivision of the site into 3 allotments, with the current proposal to be 
located on Lot 2 SUB-2018-148. Lot 2 will own the leg-in to Bay Road and Lot 1 will be accessed 
via Right of Way over that leg-in. Lot 3 is to be vested as reserve. Titles for that subdivision are 
yet to be issued.  
 
The site has split-zoning, with the proposed activity to occur within both the Township and 
Settlement zone and Coastal Rural Zone. Bay Road is classified as a Local Road in the 2GP’s 
Road Classification Hierarchy. The campground activity falls within the definition of visitor 
accommodation which is a restricted discretionary activity in the Township and Settlement 
Zone and a discretionary activity in the Rural zone.  
 
As an archaeological authority is yet to be obtained from New Zealand Heritage, and 
earthworks (including small scale) are required to form the vehicle access (stripping of top-
soil and refilling with compacted aggregate), the proposal is assessed as a non-complying 
activity. The proposal is supported by an Integrated Transport Assessment (ITA) prepared by 
Stantec.  
 
TRAFFIC GENERATION  

The ITA notes than in 2016 Opus completed a report titled Vehicle Movement Surveys for the 
NZMCA, which has been used as the basis to calculate traffic generation for the proposed 
activity. The dataset includes data from the busiest periods for NZMCA activities, which is 
understood to be about 15% of the year, and a typical lower level of traffic generation during 
the off-season.  
 
The ITA has assessed the likely traffic generation of the activity and it concludes that the peak 
hour volumes (upon the Stage 2 development) would be up to 20 vehicle movements per hour 
and up to 122 vehicle movements per day.  



SURROUNDING TRANSPORT NETWORK/ACCESSIBILITY  

The details of the transport network within the vicinity of the site are well detailed within the 
ITA, and therefore need not be repeated in this memorandum. To arrive at the site, it is 
intended that visitors will approach from the Coast Road/Park Road intersection, will then 
turn right at the Park Road/Hill Road intersection, turn right again at the Hill Road/Bay Road 
intersection before reaching the site on the southern side of Bay Road. The same route is 
intended to be followed in reverse at the termination of a visit.  
 
However, I note that when approaching the site from Dunedin City, Google Maps directs 
traffic to use Bank Road instead of Hill Road. This raises concerns from a transport perspective 
because Bank Road encompasses a tight radius corner which is insufficient to safely 
accommodate two-way vehicle traffic when considering the types of vehicles that will be 
generated by the proposed activity.  
 
With respect to the surrounding transport network, there are three primary issues that 
require consideration, these are: 
 

1. The Hill Road/Bay Road intersection, which has poor sight distances and is also unable 
to accommodate two-way traffic flow for the types of vehicles that will be generated 
by the proposed activity. 

2. The sealed width of Bay Road, which is insufficient to enable two-way traffic flow for 
large vehicles.  

3. The increased potential for large vehicles to use Bank Road instead of Hill Road.  
 
These matters will be assessed below.  
 
Hill Road/Bay Road Intersection: 
This intersection is controlled via give-way signage and road markings on the western Bay 
Road approach, leaving Hill Road and Bay Road (east) with full priority. This is unusual as the 
turning movement has priority at this intersection, though this is possibly reflected by the fact 
that the dominant flow of traffic is currently toward and from the Warrington Reserve.  
 
Sight distances for vehicles waiting at the give-way limit line are restricted to about 40m due 
to the large hedge within the road reserve. Furthermore, large vehicles are required to cross 
the centreline when turning left into Hill Road due to the small radius corner. The ITA 
concludes that due to the anticipated low-speed environment at this corner/intersection, that 
the shortfall in sight distances is not of significant concern from a road safety perspective. This 
is evidenced by the crash analysis contained within the ITA, which indicates that there have 
been no reported crashes at this intersection. However, in the context of increased 
movements at this intersection, particularly by larger vehicles than what is likely to be 
currently occurring, it is considered that increasing the sight distance will provide safety 
benefits. This should therefore be done prior to commencement of the activity.  
 
Therefore, as per the requirements of the Dunedin Code of Subdivision and Development 
2010, it is recommended that the hedge be removed/altered in order to achieve a safe 
intersection sight distance of 80m, based on a design speed of 50km/h.  
 
I also acknowledge that increasing the inside radius of the intersection for vehicles turning left 
from Bay Road onto Hill Road will further assist with the safe and efficient operation of the 
intersection, considering the types of vehicles that will use it as a result of the proposed 
activity. This swept-path analysis contained within the ITA clearly indicates that there will be 



a vehicle conflict should a right turning campervan/caravan encounter a left-turning turning 
campervan/caravan at this intersection. However, improving the intersection to alleviate this 
issue would likely affect the existing vehicle access and garage at 37 Bay Road (which I note is 
located (in part) within the legal road corridor and for which no resource consent or licence 
to occupy legal road has been granted). 
 
Given that it is unclear as to the likelihood or frequency of such a conflict occurring, Transport 
considers that in lieu of requiring these improvements to be undertaken at the outset, a 
practical approach would be to require that the applicant monitors and reviews the operation 
of the intersection upon commencement of the activity.  
 
I therefore recommend that the transportation requirements of this activity be reviewed by a 
suitably qualified transportation/traffic engineer, on behalf of the applicant, upon 
commencement of the activity. The suitably qualified traffic/transportation engineer must 
provide a written statement/assessment confirming that the intersection is operating to an 
appropriate level of safety/efficiency. If it is found that there are operational issues with the 
intersection, the applicant will be required to make the necessary improvements to ensure 
that the intersection operates appropriately.  
 
I note that Page 3 of the further information response, dated 3 November 2020, indicates that 
the applicant considers it appropriate that some additional contribution is made to works 
required to improve the intersection i.e. vegetation trimming and potentially changes to the 
inside radius. However, the applicant notes that this should be conditional on the works being 
implemented by Council within an agreed timeframe. A time frame of one year has been 
suggested by the applicant.  
 
I consider that in this instance it may not be appropriate for a condition to be imposed on the 
consent which requires Council to undertake physical works within an agreed timeframe. This 
is because the applicant would not have control over complying with this condition. I therefore 
recommend that instead, this matter be subject to an agreement outside of the current 
resource consent – whereby the costs of this work will be met by the applicant. It should be 
reiterated that improving the sight distances at the intersection must be done prior to 
commencement of the activity.  
 
Bay Road Width: 
The ITA identifies that Bay Road is of insufficient width to accommodate two-way traffic flow 
of large vehicles within its current sealed width, which is about 4.8m wide. DCC Transport has 
reviewed the analysis within the ITA and has confirmed that in addition to the above, that the 
available width is also insufficient to enable a standard car and a caravan/campervan to pass 
one another other without one vehicle having to traverse the unsealed shoulder or grass berm 
on either side of the road carriageway.  
 
Additionally, there is no formal dedicated pedestrian infrastructure on Bay Road and 
pedestrians are therefore required to walk either on the metalled shoulder on the southern 
side of Bay Road or on the grass berm on its northern side. As noted, if two large vehicles (or 
one campervan/caravan and a car) travelling in opposite directions meet on Bay Road (such 
as the types of vehicles that will be generated by the proposed activity), one vehicle will be 
required to traverse the unsealed shoulder due to the insufficient sealed width of Bay Road. 
This means that pedestrians will not be protected from vehicle traffic and may be required to 
move into the swale drain or narrow grass berm to allow for the passing manoeuvre to take 
place. In my view, this is a potential safety issue that must should be avoided.  



 
In addition to the safety issues identified above, I consider the insufficient sealed width of Bay 
Road will also likely increase the potential for excessive shoulder wear and edge-break on Bay 
Road, and therefore may result in additional unforeseen road maintenance costs to the 
Council. 
 
On the basis of the above, I consider that Bay Road in its current form is unsuitable to 
accommodate the type of traffic generated by the development, and improvements options 
to address the above concerns should therefore be investigated by the applicant’s 
transportation expert prior to any consent being granted.  
 
Bank Road: 
As noted, Google Maps directs vehicle traffic to both approach and leave the site via Bank 
Road, not Hill Road as promoted within the application. This matter was not addressed within 
the original ITA submitted with the application, and regardless of any signage installed to 
direct traffic to use the preferred route, Transport remains concerned that NZMCA visitors 
may choose to use Bank Road instead of Hill Road, as directed by Google Maps.  
 
A condition could be imposed on the consent requiring NZMCA members to arrive at the site 
using the Hill Road route, instead of the Bank Road route, however, I consider this may be 
difficult to monitor and due to the above, there remains potential that visitors will opt to 
follow the route recommended to them by GPS programmes instead.  
 
SITE ACCESS: 

There are currently two options for access. Option 1 would be via Esplanade and then via the 
reserve/existing unsealed vehicle access to the treatment ponds. This is not the preferred 
option from the applicant’s perspective. 
 
Option 2 would be directly from Bay Road, via the site’s leg-in. This is the preferred option 
from the applicant’s perspective. As Option 2 has been selected by the applicant as the 
preferred option, this is the only option that has been assessed by Transport.  
 
The vehicle access will include provision for a security gate, which will need to be recessed 
from the edge of the road to allow for a vehicle to queue within the site. A condition is 
recommended to that effect.  
 
The applicant does not propose to hard surface the entirety of the vehicle access. Instead, it 
is proposed to hard surface the access from the edge of Bay Road to a distance of not less 
than 5.0m inside the property boundary. 
 
The vehicle access will comply with Rule 6.6.3.6.a, which requires the vehicle access to be hard 
surfaced from the edge of the seal of Bay Road toward the property boundary for a distance 
of not less than 5.0m However, I note that Rule 6.6.1.5.a requires parking areas (including 
associated access and manoeuvring areas for non-residential activities) to be hard surfaced 
and adequately drained for their duration). Therefore, in my view, the entirety of the vehicle 
access is required to be hard surfaced as per Rule 6.6.1.5.a. This matter will be assessed in 
more detail below, but in light of this requirement I consider that the hard surfacing should 
be extended to a distance of at least 15.0m inside the property boundary, not 5.0m as 
currently proposed.  
 



In my view, given that the vehicle access will be used more intensively than a standard 
residential access, and also by heavier vehicles, I consider that there is increased potential for 
loose material to migrate onto Bay Road. Increasing the distance of hard surfacing will 
mitigate this issue.  
 
The access will be formed to a minimum width of 6.0m, representing compliance with Rule 
6.6.3.9.a.iii. A condition is recommended to ensure that the vehicle access is formed to an 
appropriate standard.  
 
PARKING AND MANOEUVRING: 

The camping ground has been configured to provide individual sites that are 6m wide and 
13m deep, which the ITA states is sufficient to accommodate all anticipated vehicle types 
while also providing separation from adjacent vehicles. Upon request for further information, 
the applicant has provided a swept-path analysis which indicates that all spaces can be 
negotiated by the anticipated vehicles (including an 85th percentile car towing a campervan 
trailer). Upon consideration of the swept-path analysis, I consider the dimensions of the 
parking area/camping ground to be appropriate in this instance.  
 
Rule 6.6.1.5.a requires parking areas (including associated access and manoeuvring areas) 
provided for any activity other than standard residential to be designed with appropriate 
stormwater drainage, hard surfaced and individual parking spaces permanently marked (and 
mobility parking provided where necessary). The proposal fails to comply with this 
requirement. The applicant proposes to retain the existing grass cover over the site, siting that 
the existing rural character within the coastal setting is what makes this site appealing. The 
applicant considers that requiring the entirety of the access, parking and manoeuvring areas 
to be hard surfaced would have adverse effects on the existing rural character and coastline 
amenity. In addition, the applicant aims to avoid ground disturbance wherever possible due 
to the risk of disturbing or uncovering heritage artefacts. 
 
The existing soil structure has been assessed by a suitably qualified geotechnical engineer, 
which confirms that with appropriate design, a suitable pavement structure will be able to be 
constructed, making the vehicle access, parking and manoeuvring areas fit for purpose in this 
instance.  
 
Based on the site-specific circumstances, it is considered that the proposal to not hard surface 
most of the vehicle access (except for the first 15.0m), parking and manoeuvring areas is 
appropriate. This is primarily supported by the geotechnical advice provided by the applicant, 
which indicates that with appropriate design, rotation of the use of the parking areas (to 
ensure even pavement loading across the site) and ongoing maintenance, that the effects of 
this breach will be contained with the site and are therefore acceptable.  
 
With respect to the section of the vehicle access that is to be shared between Lots 1 and 2 
SUB-2018-148, it will be important in this instance to ensure that a robust maintenance 
agreement is drawn up between the owners/users, to ensure that their maintenance 
responsibilities are clarified. This is particularly the case considering a metalled surface will 
require additional maintenance (i.e. replenishment of wearing course and regrading to ensure 
that the formation remains free of potholing and that drainage continues to operate 
satisfactorily.  
 
In that regard, the processing planner may wish to consider whether the owner (or 
prospective owner) of Lot 1 SUB-2018-148 is affected by the proposal to not hard surface what 



will become a shared vehicle access between Lots 1 and 2 SUB-2018-148, in breach of Rule 
6.6.1.5.a.  
 
Rule 6.6.1.6 will also be breached, which requires this parking area to be suitably lit. Similar 
to the issues with hard surfacing the vehicle access and parking areas, the applicant considers 
that implementation of artificial lighting will erode the rural character of the site, and notes 
that this is not a typical parking area within an urbanised setting. I consider this to be 
reasonable considering the site-specific issues at play.  
 
CONCLUSION  

From a Transport perspective, the proposal is considered to be finely balanced. It is evident 
that minor improvements will likely be required to the Hill Road/Bay Road intersection, 
primarily to improve sight lines but also potentially to improve the overall operation of the 
intersection (once a review has taken place) given that it will be used by larger vehicles 
generated by the proposed activity.  
 
While Transport is satisfied that the issues associated with this intersection can be addressed, 
we remain concerned about the standard of Bay Road in the context of this proposal due to 
its formed width and lack of protection for vulnerable road users. Similarly, we remain 
concerned about the increased potential of large vehicles to arrive/leave the site via the Bank 
Road route (as directed by Google Maps), as opposed to the Hill Road route promoted within 
the application.  
 
On that basis, Transport considers that the potential effects of the proposal on the transport 
network may be more than minor, and we therefore recommend that the issues raised in this 
memorandum are further considered by the applicant’s transport expert, and for them to 
offer suitable mitigation measures.  
 
The above notwithstanding, the below conditions are likely to be recommended on any 
consent granted, with the caveat that additional conditions will likely be necessary following 
a further review of the proposal by the applicant’s Transport expert.  
 
CONDITIONS: 

(i) It is recommended that the hedge located at the Hill Road/Bay Road intersection 
be removed/altered in order to achieve a safe intersection sight distance of 80m, 
based on a design speed of 50km/h.  

(ii) The transportation requirements of this activity must be reviewed by a suitably 
qualified transportation/traffic engineer, on behalf of the applicant, upon 
commencement of the activity. The suitably qualified traffic/transportation 
engineer must either certify that the intersection is operating to an appropriate 
level of safety/efficiency or propose and implement the necessary improvements 
to ensure that the intersection operates appropriately.  

(iii) The vehicle access must be a minimum 6.0m formed width, hard surfaced from 
the edge of the Bay Road carriageway to a distance of not less than 15.0m inside 
the property boundary and be adequately drained.  

(iv) A vehicle queuing space must be provided for a length of at least 15m inside the 
property from the boundary with Bay Road. 

(v) The vehicle crossing, between the road carriageway and the property boundary 
must be constructed in accordance with Council’s Industrial Specification for 
Vehicle Entrances.  



(vi) The surfacing/pavement design for the remainder of the vehicle access, parking 
and manoeuvring areas must be specifically designed by a suitably qualified 
person, and the pavement construction of these areas must be certified by a 
suitably qualified person as having been constructed to an appropriate standard. 
The design and certification must be submitted to DCC Transport, prior to 
commencement of the activity.  

 
ADVICE NOTES:  

(i) It is advised that alterations/removal of the hedge at the Hill Road/Bay Road 
intersection be subject to a side agreement between the Council and the 
applicant.  

(ii) It is advised that the processing planner may wish to consider whether the owner 
(or prospective owner) of Lot 1 SUB-2018-148 is affected by the proposal to not 
hard surface what will become a shared vehicle access between Lots 1 and 2 SUB-
2018-148, in breach of Rule 6.6.1.5.a.  

(iii) The vehicle crossing, between the road carriageway and the property boundary, 
is within legal road and will therefore require a separate Vehicle Entrance 
Approval from DCC Transport to ensure that the vehicle crossing is 
constructed/upgraded in accordance with the Dunedin City Council Vehicle 
Entrance Specification (note: this approval is not included as part of the resource 
consent process).  

(iv) It is advised that a formal agreement be drawn up between the owners/users of 
all private accesses in order to clarify their maintenance responsibilities.  


	INTRODUCTION
	Summary of REcomMendAtion
	BACKGROUND, DESCRIPTION OF SITE AND LOCATION
	DESCRIPTION OF PROPOSAL
	ACTIVITY STATUS
	Resource Management (National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect Human Health) Regulations 2011 (“NESCS”)
	Overall Status

	NOTIFICATION AND SUBMISSIONS
	ENVIRONMENTAL EFFECTS OF ALLOWING THE ACTIVITY
	Permitted Baseline
	Assessment of Effects
	Landscape, Amenity and Visual Effects
	Biodiversity
	Archaeology
	Transportation
	Infrastructure
	Noise and glare
	Hazards
	Manawhenua
	Cumulative Effects
	Positive Effects
	Effects Assessment Conclusion

	OFFSETTING OR COMPENSATION MEASURES ASSESSMENT
	OBJECTIVES AND POLICIES ASSESSMENT
	Assessment of Objectives and Policies of the District Plan (Section 104(1)(b)(vi))
	Overall Objectives and Policies Assessment

	DECISION MAKING FRAMEWORK
	Part 2 Matters
	Section 104D
	Section 104
	Other Matters

	Conclusion
	Draft decision If the committee decides to grant the application
	REASONS FOR RECOMMENDATION
	Memorandum
	Memorandum
	TO:
	FROM:
	DATE:
	LUC-2020-293 20 BAY ROAD HERITAGE COMMENTS
	Memorandum

	SUBJECT:
	TO:
	FROM:
	DATE:
	DEVELOPMENT OF RECENT LOT 2 OF SUBDIVISION SUB-2018-148 INTO A CARAVAN PARK FOR NZMCA
	LUC-2020-293
	SUBJECT:
	20 BAY ROAD, WARRINGTON
	3 WATERS COMMENTS
	Appendix 3 - Transportation comments.pdf
	Memorandum
	TO:
	FROM:
	DATE:
	LUC-2020-293 
	SUBJECT:
	Application:
	Traffic generation
	Surrounding transport network/accessibility
	Site Access:
	Parking and manoeuvring:
	Conclusion
	Conditions:
	Advice notes:


