


 

 
2.2.2 Provide a description or map of the whole project area that identifies its boundaries in 

sufficient detail to enable consideration of the referral application. 

 

As illustrated in the attached general arrangement plan, Waipiro Bay forms an enclosed and 
sheltered arm of Parekura Bay in the eastern Bay of Islands. Waipiro Bay is marked by low 
headlands at either side, with the majority of the bay having three or four metres of water above 
chart datum. The proposed marina will occupy the upper reaches of the bay, with the majority of 
the site of the proposed marina occupying an extensive area of mudflats which form the 
intertidal margin of the bay. 

Manawaora Road skirts the southeastern margin of Waipiro Bay and a scattering of dwellings 
are located on the north facing slopes between the road and the waters of the bay. 

A private road (Omarino entrance way) extends northward from Manawaora Road along the 
western margin of Waipiro Bay and adjacent to the site of the proposed marina. 

Beyond the riparian margins of Waipiro Bay to the north and west the land slopes upward to the 
hilly interior of the adjacent Omarino community. This land comprises a large lot subdivision 
established in 2010 and is now covered in regenerating native bush established in accordance 
with the subdivision consent. 

The northern shores of Waipiro Bay are occupied by buildings associated with the Omarino 
community and two substantial jetties associated with this estate extend into the bay from these 
shores. 

The southeastern part of Waipiro Bay is occupied by a number of moored boats within that part 
of the bay zoned for this purpose under the Proposed Regional Plan for Northland. 

 
 
  
2.3 Ineligible activity 

 Tick No in all boxes  

2.6  Appropriateness for fast-track approvals process 
 
 
2.6.1 Explain how the project is an infrastructure or development project that would have 

significant regional or national benefits. Explain how this project satisfies the criteria. 
 
 Project will have significant regional benefits 

The project is anticipated to have significant regional benefits. These are detailed in 
Annexure 07 - Economic Assessment report, and in the responses to questions 
below, and in summary include the following: 
• Significant economic benefits: the Waipiro Marina has been assessed to have 

a total economic impact of $177.9-$218.8 million in value-added GDP and 
support approximately 137-148 FTE jobs over a 30-year period. This 
includes jobs required for the construction and operation of the marina but 
also to the trades and other services required to maintain the boats that 
occupy the marina. 

• Significant tourism benefits: the Northland region benefits greatly from 
domestic and international tourism. The expansion of high-quality marine 
infrastructure enables growth of tourism in the region via increased 



 

amenity for people wanting access to marine tourism activities such as 
guided tours, diving etc. It also enables growth of recreational boating and 
associated tourism through more accessibility to the Bay of Islands for 
people travelling from Whangarei and Auckland 

• Significant environmental benefits: reduction of demand for swing 
moorings and ad-hoc anchorage in the wider Bay of Islands, creation of 
new marine environments, and improved ability to monitor and manage 
international and domestic boats that could be carrying foreign invasive 
species. 

• Significant social and public benefits: via increased employment and 
business opportunities directly and indirectly from more investment and 
tourism spend in Northland and the immediate area. Vastly improved 
access to the coast and wider Bay of Islands for a large number of 
recreational boaties and non-boating people alike.  

• The marina and boat ramp will benefit recreational and local small-scale 
fishing operations and better enable the exercise of customary fishing 
rights. 

• The eastern Bay of Islands is identified as an area of rural deprivation. 
Aside from expanded opportunities for direct employment in the 
construction and operation of the marina, there will be opportunities to 
grow small to medium locally based businesses in the tourism and services 
sectors that will derive downstream benefits from the location of the 
marina. In this regard the project will provide ready access for local 
operators to the outer islands of the Bay of Islands and the publicly 
accessible land administered by DOC on nearby Urupukapuka, Moturua 
and Motuarohia Islands. 

 
Context 
As important context, the Bay of Islands is recognised, both nationally and 
internationally, as a mecca for recreational boating. This is evidenced by the large (and 
growing) number of recreational vessels that congregate in the waters of the bay year-
round and more intensely over the summer period. Many overseas vessels remain in the 
Bay of Islands to avoid the tropical cyclone season. As a consequence, demand for 
moorings and marinas - and provision of ancillary/supporting infrastructure and services - 
has become an increasingly acute issue. The project will materially address this identified 
shortage, whilst also enabling economic and social benefits to accrue to Northland. 
 

The project will assist in delivering much-needed infrastructure for recreational boating in 
the Bay of Islands and will assist in protecting and enhancing the region’s image as the 
premier boating and tourism destination in New Zealand. 
 
Current shortfall in availability 
The Bay of Islands is widely acknowledged as a premier destination for marine-based 
tourism. However, there is a well-documented shortfall in the availability of berthage for 
recreational vessels in the area. This is currently seen as a limiting factor to the level of 
recreational tourism and the associated economic and social benefits that attach to it. 
 
Annexure 04 - Northland Regional Council Moorings and Marinas Strategy for 
Northland 2014 (NRC marina strategy) identifies a shortage of accommodation 



 

(moorings and marinas) for recreational vessels throughout the Bay of Islands. Two 
observations associated with this identified shortfall are recorded in the NRC marina 
strategy, which the Applicant endorses: 
• Of the international yachts arriving in New Zealand each year which clear 

New Zealand Customs at Ōpua, it is estimated that around 150 yachts do 
not stay to be serviced at Ōpua or Whāngārei. One reason is because of the 
limited capacity in the marina and surrounding mooring area to 
accommodate them. This is a significant lost opportunity cost as each 
international yacht serviced in Ōpua is estimated to spend $21,000 on 
maintenance and $16,000 on living expenses while staying in Northland: a 
total lost opportunity cost of $5.55 million annually. [Refer Appendix 4 of 
the NRC marina strategy ‘Applying the decision making guide to the Bay 
of Islands’]. This does not account for money spent by persons living on, 
or visiting the yachts over that time. 

• Facilitating delivery of new marinas will have the added benefit of reducing 
for demand for moorings in the bays and inlets of the wider Bay of Islands, and the 
inefficiency and adverse effects that are associated with widespread use of 
moorings. [Refer section 5 of the NRC marina strategy ‘Why do we need a 
strategy?’]. 

 
Additionally, Annexure 05 - Far North Boat Ramp Study, conducted on behalf of the Far 
North District Council and MBIE, identifies a widespread lack of trailer boat launching 
and associated parking infrastructure generally throughout the district and particularly in 
the eastern Bay of Islands.  
 
The project will meet demand 
Annexure 06 - Waipiro Marina Boat Ramp Memorandum evaluates demand for 
recreational boat launching and parking facilities in the locality of Waipiro Bay. Given 
the growth of trailer boating as a recreational activity in the Bay of Islands, the provision 
of an all-tides boat ramp and associated parking as part of the marina development will 
assist in addressing the growing regional demand for trailer boating facilities. 
 
Additionally it is worth recording that the NRC marina strategy found that approximately 
“50% of Opua marina berths are owned by Northlanders and 25% are owned by 
Aucklanders” [refer page 54 of the NRC marina strategy]. The remaining 25% are owned 
by people living in the balance of New Zealand or overseas. This composition closely 
reflects the owner profile for the project as anticipated in Annexure 07 – Economic 
Assessment . 
 
Policy support 
Policy recognition of the importance of infrastructure with a functional need to locate in 
the coastal marine area, and support for development of infrastructure such as marinas 
and facilities is contained in the New Zealand Coastal Policy Statement, Northland 
Regional Policy Statement and proposed Northland Regional Plan.  
 
There is further policy support for the Waipiro Marina, specifically the NRC 
marina strategy was developed by the Northland Regional Council in response 
to the impetus for the provision and expansion of facilities for recreational 
boating in the Bay of Islands. The NRC marina strategy specifically identifies 
Waipiro Bay as a potential location for a marina serving the eastern Bay of 



 

Islands (see maps at section 11.4 of the NRC marina strategy, 'Changes for 
mooring and marina management in the Bay of Islands 2014-2034'). 
 
Previous MfE assessment 
The project was assessed by MfE representatives, when an application for 
listing in (then) Schedule 2B of the Fast-track Approvals Bill was being 
considered, as having significant regional or national benefits. In particular, 
MfE representatives recorded in Table A to that assessment [FTA#229] that: 

 

   
 

While the previous Schedule 2B listing application was ultimately unsuccessful, the 
project scope is materially the same as described in that application for listing, such that 
the conclusions reached on this issue by MfE representatives should be afforded material 
weight. 
 
 

 
2.6.2 Explain how referring the project to the fast track process: 

 
2.6.2.1 Would facilitate the project by enabling it to be processed in a more timely and cost 

effective way than under normal processes. 
 
Like many infrastructure projects, particularly those located wholly or partly within the 
coastal environment, consenting of marina proposals is inevitably costly and time consuming 
both for the applicant, the relevant regional and district councils, and for third parties. This is for 
a combination of reasons, including that the traditional process can involve considerable 
inefficiency, including due to duplication of processes between first instance (council) hearings 
and appeals heard by the Environment Court.  
 

The Applicant has extensive coastal development experience throughout the Northland 
region, including of marina construction/development and operation. A summary of the 
projects successfully completed by the Applicant is set out in Annexure 08 – Summary of 
Applicant Project Experience.  

The Applicant’s experience, and that of their expert advisors, is that having to secure the 
necessary authorisations for the project through the traditional Resource Management Act 



 

1991, Wildlife Act 1953 and Heritage New Zealand Pouhere Taonga Act 2014 processes 
is likely to take several years, include uncertainty associated with appeals to the 
Environment Court, and incur consenting costs exceeding $1.5 million.  

In contrast, the fast-track process offers the opportunity for a project - including one that has (as 
here) been identified as having merit by a strategy study undertaken at a regional scale as having 
measurable economic benefits and supported by policy in the regional planning instrument - to 
be determined more efficiently.  

While containing process efficiencies, the fast-track process provides for important safeguards, 
including expert evaluation and timely input from stakeholders and consent authorities. The 
FTA regime thus ensures that adverse effects will be identified and appropriate measures to 
manage those effects incorporated into the design of the project or addressed through conditions 
of consent. 

 
2.6.2.2 Is unlikely to materially affect the efficient operation of the fast-track approval process. 

 
It is not anticipated that the project will have any material effect on the 
operation of the fast-track approval process. Rather, referral of the project is 
an example of the efficient operation of the fast-track approval process as it 
aligns with the Act’s purpose to facilitate the delivery of infrastructure and 
development projects with significant regional benefits.   
 
The suite of consents and approvals required for the project are largely confined to those 
required in accordance with the RMA and the statutory instruments prepared 
pursuant to that statute, being principally the New Zealand Coastal Policy 
Statement; National Policy Statement on Indigenous Biodiversity; the 
National Policy Statement for Freshwater Management and National 
Environmental Standards for Freshwater; and the operative and proposed 
Northland Regional Plan and Far North District Plan. Accordingly, the matters 
for consent and the related statutory tests are well documented and settled.  
 
Additionally, there is existing support for the project in the regional 
documents (as detailed below) including in the NRC marina strategy. 
 
The Applicant has experience with developments in the coastal marine area 
and a proven record of delivering such projects. It is familiar with the relevant 
consenting and policy framework and the potential challenges associated with 
projects of this nature, including potential effects, and has the necessary 
experience to efficiently and appropriately address these challenges.  
 
Overall, enabling the project to proceed under the accelerated process 
provided through the Act closely aligns with the purpose and efficient 
operation of the fast-track process.  
     

2.6.2.3 Has the project been identified as a priority project in a central government, local 
government, or sector plan or strategy (for example in a general policy statement or 
spatial strategy), or a central government infrastructure priority list? 
 
Tick yes 
 



 

a. Identify the plan, strategy or list (or any other relevant document) 
 
Regional policy statement 
In a wider context, support for infrastructure development in Northland is set out in the 
Northland Regional Policy Statement - refer for example, Objective 3.8 ‘Efficient and 
effective infrastructure’, and Policy 5.2.3 ‘Infrastructure, growth and 
economic development’.   
 
Proposed regional plan 
Recognition of the benefits of development of marinas is found in the Proposed Regional 
Plan for Northland. By way of example, Policy D.5.16 reads: 
 
 D.5.16 Marinas – recognising the benefits of marina development 
 
 Recognise that benefits of marina development include: 

1) efficient use of water space for boat storage, and 
2) responding to demand for boat storage and associated services, and 
3) opportunities to enhance public facilities and access to the coastal marine 

area, and 
4) socio-economic opportunities through construction and on-going operation. 

 
Moorings and Marinas Strategy for Northland 2014 (NRC marina strategy) 
More specifically, the NRC marina strategy identified the practical need for a marina in 
eastern Bay of Islands. The intent of the NRC marina strategy was to inform the 
Council’s decision making when allocating coastal water space for moorings 
and marinas. The NRC marina strategy recognised the need for more intensive 
means of accommodating boats in the Bay of Islands and the advantage that 
marinas offered in this regard. It specifically identifies Waipiro Bay as a 
potential location for a marina serving the Eastern Bay of Islands (see map at 
section 11.4 of the NRC marina strategy 'Changes for mooring and marina 
management in the Bay of Islands 2014-2034'). 
 

2.6.2.4 Will the project deliver new regionally or nationally significant infrastructure or enable 
the continued functioning of existing regionally or nationally significant infrastructure 

 
 Tick yes  
 

Explain how the project will deliver this 
 

The project will deliver a new commercial marina in an area of Northland which 
currently has a material shortfall of modern, well-serviced, marina infrastructure. The 
project will provide berthage for 200 -250 pleasure craft, public boat launching ramp, 
boat and trailer parking, a variety of complementary services including fuelling services, 
hospitality venues, and nautical retail outlets. It will also include space for emergency 
services facilities such as coastguard and rescue helicopter services.   
 

The project will assist in delivering much-needed infrastructure for recreational boating in 
the Bay of Islands and will assist in protecting and enhancing the region’s image as the 
premier boating and tourism destination in New Zealand. 

 
The project was assessed by MfE representatives, when an application for 
listing in (then) Schedule 2B of the Fast-track Approvals Bill was being 



 

considered, as delivering regionally significant infrastructure. MfE representatives 
recorded in Table A to that assessment [FTA#229] that: 
 

  
 
The project represents the delivery of regionally significant infrastructure.  
 

 
2.6.2.5 Contribution to housing needs  

N/A 
 

2.6.2.6 Will the project deliver significant economic benefits, and if so, how: 
 
Economic benefits calculated for the project 
Annexure 07 - Economic Assessment assesses the contemporary contribution to GDP 
(both direct and indirect) from construction of the project as $14.4m. This report estimates 
the on-going economic benefits resulting from the operation of the project as between 
$10.1m to $12.7m annually.  
 
Expressed another way, the project will provide 89 FTE jobs during the construction 
period and 47-58 FTE jobs as a result of ongoing management and associated industry. 
 
Given the intention is to primarily engage local staff in construction of the project and on-
going operation of the marina, it is considered that the project will deliver significant 
economic and social benefits to the eastern Bay of Islands. This locality is an area 
currently characterised by rural deprivation.  
 
The Applicant is currently closely integrated with the immediate locality, and the 
Northland region through a development portfolio, requiring active management of real 
estate assets. The Applicant therefore has existing relationships with local contractors and 
local employment channels that can be utilised and further developed for the project and 
on-going asset management.  

 
In addition, numerous indirect benefits will accrue to the Bay of Islands from the 
development of the project. These include: 
• Increased marine tourism opportunities such as game fishing and sight-seeing in the 

outer Bay of Islands which are major contributors to the local economy 
• Business opportunities, and staffing of, facilities to cater to persons utilising the 

marina and boat launching facility 
• Accommodation for persons using and visiting the yachts berthing at the marina 
• A range of general marine tourism that stems from maintenance, servicing, provision, 

and support for high value yachts 
 

Objective support for the benefits calculated 

The calculated benefits of the project, as noted above, are supported by a range of objective 
sources. These include: 



 

• The NRC marina strategy, which include analysis undertaken by the Northland Regional 
Council. This identifies the positive economic impacts of marinas as follows: 

o One-off construction impacts:  
• Direct employment of 53 full time equivalent (FTE) persons. 
• Increase of Northland’s gross domestic product by $4.3 million and 

household income by $3.4 million. 
• Including the flow on effects (induced and indirect) increases the GDP impact 

to $9.7 million and creates 115 full time equivalent (FTE) jobs. 
 

o Significant on-going economic impacts that would derive from increased 
expenditure by owners of marina berths and on boat maintenance and boat use. 

 
• A recent review of the contribution marinas make to the broader national economy 

was undertaken in 2023, this is provided as Annexure 09 – Report on the Health of 
the New Zealand Marina Industry: Economic, Social and Environmental 
Performance. This review was intended to provide science-based estimates of the 
performance and various contributions of the New Zealand marina industry to the 
general economy, and estimated that the average marina makes a contribution of $9.3 
million to the national economy. 

 

• A recent Social Impact Assessment for Northland infrastructure projects observed 
that major infrastructure projects have the potential to generate local wealth and 
many positive social and health outcomes, particularly when projects employ local 
staff. Refer Annexure 10 - Social Impact Assessment of Northland’s pipeline of 
major infrastructure report. Based on the insights from the Annexure 10 - SIA, the 
proposed marina is poised to deliver significant economic benefits to Northland, 
particularly in the Far North District. The SIA demonstrates that infrastructure 
projects can substantially enhance local economies through direct and indirect 
employment, business growth, and community wealth creation (Pages 9, 11-13, 63-
66), and the marina aligns seamlessly with these mechanisms. Specifically, it will 
generate economic value by creating an estimated 50-150 construction jobs and 20-
50 permanent operational roles, alongside numerous indirect positions in tourism, 
marine services, and hospitality, leveraging the Bay of Islands’ status as a premier 
tourism destination. These employment opportunities will boost household incomes, 
particularly for underutilized workers in a region with high unemployment and 
deprivation (Pages 8, 70), while reducing poverty and enhancing living standards 
(Page 65). Furthermore, the SIA outlines that the marina can drive growth for local 
businesses, including the 230 Māori enterprises in Amotai’s Northland database 
(Page 77) and emerging Pacific firms, by prioritizing local procurement and 
subcontracting, as advocated by the SIA’s Te Tai Tokerau Model (Page 13). This 
aligns with the government’s 5% Māori business spend target (Page 74) and could be 
amplified by adopting a % local hire weighting, a practice proven effective elsewhere 
in New Zealand (Page 67). Beyond construction, the marina will stimulate the marine 
economy and tourism, attracting boaters and visitors whose spending will ripple 
through local commerce, potentially generating millions annually in berthing fees, 
fuel sales, and related services.  

 
 

2.6.2.7 N/A 
 
2.6.2.8 N/A 
 
2.6.2.9 Will the project support climate change mitigation, including the 



 

reduction or removal of greenhouse gas emissions, and if so, how? 
 

The new marina development will support climate change mitigation by reducing 
greenhouse gas emissions, primarily due to its strategic location. Positioned closer to the 
main boating playground in the Bay of Islands (less than 3kms as opposed to more than 
15kms from Opua) and nearby islands—it shortens the distance boats travel to their 
destinations compared to regional and national storage facilities like Whangarei and 
Auckland, but also local marina facilities such as Opua and Kerikeri. This reduces fuel 
consumption and emissions from gasoline or diesel-powered boats. Additionally, it 
offsets driving-related emissions by cutting road travel for boaters towing trailers from 
further away, saving CO2 per trip. As an extra launch site, it also eases pressure on 
existing ramps, reducing longer drives to alternatives like Opua, further lowering vehicle 
emissions. Overall, its proximity delivers a clear reduction in the carbon footprint of 
boating activities.  

 
 
2.6.2.10 Will the project support climate change adaptation, reduce risks 
arising from natural hazards, or support recovery from events caused 
by natural hazards, and if so, how? 
 

The proposed marina in Waipiro Bay offers multiple benefits that align with climate 
change adaptation, risk reduction from natural hazards, and recovery support following 
such events. Modern marina design and strategic placement can enhance resilience and 
sustainability in several key ways, while also contributing to broader environmental and 
community goals. 
 
Firstly, by providing a centralized, well-situated docking facility, the marina reduces the 
distance boats need to travel to reach their final destinations on the water. This shorter 
travel distance translates to lower fuel consumption for vessels, directly reducing 
greenhouse gas emissions associated with boating activities. Additionally, a local marina 
decreases the need for boat owners to trailer their vessels over long distances by road to 
access the Bay of Islands. Fewer boat trailer miles not only ease congestion on 
Northland’s road network but also cut emissions from vehicles, further contributing to 
climate change mitigation efforts. For a marina of this size—approximately 250 berths—
the cumulative impact of these reductions is significant, supporting New Zealand’s 
broader carbon reduction goals. 
 
Secondly, the marina will play a critical role in reducing risks arising from natural 
hazards, such as storms, flooding, or sea-level rise, which are becoming more frequent 
and severe due to climate change. Modern marina designs incorporate advanced 
engineering solutions, such as floating docks that adapt to changing water levels, 
reinforced breakwaters to mitigate wave surge, and environmentally sensitive 
construction techniques that preserve coastal ecosystems. These features enhance the 
marina’s resilience to natural hazards while protecting berthed vessels from damage 
during extreme weather events. By offering a safe haven for boats, the marina reduces the 
risk of vessels being caught in hazardous conditions at sea or left vulnerable at less secure 
moorings, thereby minimizing economic losses and environmental harm, such as fuel 
spills from damaged boats. 
 
Thirdly, the marina will serve as a vital asset for recovery efforts following natural hazard 
events, both on land and at sea. Post-disaster, coastal communities often face disrupted 
access to resources and emergency services. A 250-berth marina, strategically located in 
the eastern Bay of Islands, provides the option to act as a staging point for emergency 
response operations. For instance, it could provide a base for maritime rescue teams, 
supply vessels, or environmental cleanup crews responding to incidents like oil spills or 
debris removal after storms. Coastguard and Rescue helicopter services can also make use 



 

of the facilities. The marina’s infrastructure—such as fuel stations, water supplies, and 
shore power—could support these operations, ensuring rapid and effective recovery. 
Additionally, its capacity to accommodate a sizable fleet means it could facilitate the 
evacuation or relocation of people and assets during emergencies, enhancing community 
resilience. 
 
Beyond these points, the marina will incorporate sustainable features to further bolster its 
climate adaptation credentials. For example, integrating solar panels or wind energy to 
power facilities would reduce reliance on fossil fuels, while rainwater harvesting systems 
could improve water security during droughts. The marina could also support ecological 
restoration projects, such as reef creation or mangrove planting along its perimeter, which 
act as natural buffers against erosion and storm surges while sequestering carbon. 
 
In summary, the proposed 250-berth marina in Waipiro Bay supports climate change 
adaptation by reducing emissions through shorter boat trips and fewer road miles, 
mitigates risks from natural hazards with resilient design, and enhances recovery by 
serving as an emergency hub. These benefits, combined with sustainable design options, 
position the marina as a forward-thinking development that strengthens both 
environmental and community resilience in Northland. Many of these features are 
detailed further in Annexure 02 -Preliminary Design Report.  

 
 
2.6.2.11Will the project address significant environmental issues, and if so, how?: 
 

 
Management of invasive marine species including Caulerpa 
The vulnerability of the Bay of Islands to invasion by marine weed species such as 
Caulerpa and Fan Worm is recognised.  
 
The site is located within the footprint of the Te Rawhiti Exotic Caulerpa High Risk Zone 
identified in the Caulerpa Controlled Area Notice 2024 (the CAN). This notice sets out 
restrictions that apply within this zone, which include: 

• no person shall remove any sea organisms from the zone; 
• no person may move craft (such as boat) or equipment (such as crayfish 

pots/SCUBA) into the zone for the purposes of seafood gathering or diving 
activities; 

• equipment used for water-based activities, and any craft must not be moved out 
of the zone unless specified cleaning requirements have been complied with; and  

• permits are required to anchor craft in the zone. 

To ensure that the effects of invasive species are avoided during the construction 
and operation of the marina the Applicant proposes appropriate conditions 
requiring it to adhere to the restrictions in the CAN for as long as it remains in 
force [Noting that the CAN is currently due to expire on 30 September 2025] or to 
apply for the necessary permits under the Biosecurity Act 1993 required to 
undertake activities restricted by the CAN (including permits for anchoring 
activities or other permits for activities otherwise restricted by the CAN). 

Beyond this, the project will involve extensive work to ensure that Waipiro Marina is the 
leading example of monitoring and management of invasive foreign species in New 
Zealand waters. As the Bay of Islands is the primary destination for international vessels 
entering NZ waters, ensuring early detection and treatment of biosecurity issues is vitally 
important. Waipiro Marina will enable the latest technologies to be implemented that will 
vastly improve the ability to counter foreign invasive species of all kinds. In this respect, 
it will assist to address this significant environmental issue. 



 

 
 
Reduced demand for moorings 
As briefly traversed earlier, the NRC marina strategy recognises the need for more 
efficient means of accommodating boats in the Bay of Islands and the 
advantage that marinas offer in this regard. 
 
Put simply, there is a proliferation of swing moorings in the Bay of Islands. 
These moorings have a range of adverse effects, including visual amenity, 
natural character, and navigation safety. They are considerably less efficient in 
the space and occupation of the CMA required, when compared to a marina. 
 
The project will facilitate between 200-250 vessels to be berthed in a confined 
area, while also providing a range of ancillary/support services. This will 
reduce the need for an equivalent number of moorings dispersed through the 
Bay of Islands, addressing the significant environmental issues associated with 
the proliferation of moorings and ad-hoc anchoring that occurs due to the lack 
of berthage options currently available in the region.  
 

  
2.6.2.12 Is the project consistent with local or regional planning documents, including spatial 
strategies, and if so, how? 
 

The project is consistent with regional and local planning documents, including as 
described below: 
• The Northland Regional Policy Statement provides broad objective and policy 

support for effective and efficient infrastructure, including where it stimulates 
opportunities for growth and economic development [Refer for example Objective 
3.5 ‘Enabling economic wellbeing’, Objective 3.8 ‘Efficient and effective 
infrastructure’, and Policy 5.2.3 ‘Infrastructure, growth and economic development’]. 

• The proposed Northland Regional Plan provides policy support recognising the 
demand for on-water boat storage; and the benefits of marina development generally 
[Refer for example Policy D.5.16 ‘Marinas – recognising the benefits of marina 
development’, and D.5.19 ‘Marinas and moorings in high demand areas’]. More 
specifically, part of the project location is denoted as a Mooring Zone in the plan.  

• The NRC marina strategy generally seeks to provide for a range of boat storage to 
address demand in Northland and specifically the Bay of Islands, and: (i) identifies 
potential mooring areas at Waipiro Bay; (i) provides for investigation into the 
demand for marina berths at Waipiro Bay [Refer Part B, Section 11 – Bay of Islands, 
and Section 21.1]. 

 
Section 3: Project details 
For construction details, please state the anticipated commencement and completion dates:  
 

The current timing for the project is commencement of construction in Q3 2026, with 
completion in Q3 2028.  

Prior to commencing works on the project, there is additional detailed design and assessment 
required, and the necessary approvals process to work through.  

Refer Annexure 11 – Construction Programme for a detailed view of anticipated timing for the 
design, approvals, and construction of the proposed Waipiro Marina. Based on the Applicant’s 



 

experience in delivering complex and large-scale marine infrastructure and other coastal mixed-
use developments, we see the Waipiro Marina being a 24 month physical construction period.  

 
 
3.1 Approvals required 
 
3.1.1 Outline the approvals sought under the Resource Management Act 1991 
 

The Applicant seeks all necessary RMA approvals to construct and operate the project, being a 
commercial marina and public boat launching ramp, with associated car parking, 
complementary services including fuelling services, provision of hospitality and retail 
outlets, and space for emergency services facilities.  

It is anticipated that the necessary RMA approvals include the following: 

1) Coastal consents pursuant to section 12 and 15 of the RMA pursuant to the following 
provisions of the Proposed Regional Plan for Northland: 
 
i) Mangrove removal – discretionary activity under rule C.1.4.7. 
ii) Dredging within a significant area – non-complying activity under rule C.1.5.16. 
iii) Reclamation within a significant area– non-complying activity under rule C.1.6.6 
iv) Structures within a significant area – non-complying activity under rule C.1.1.30. 
v) Hard protection structures in a significant area - non-complying activity under rule 

C.1.1.27. 
vi) Maintenance dredging – controlled activity under rule C.1.5.10. 

 
It is noted that the proposed Northland Regional Plan identifies a Significant 
Bird Area (SBA), including as critical habitat for Australasian Bittern adjacent 
to/partially within the proposal site. Annexure 12 – Preliminary Ecological 
Assessment has been undertaken and includes recommendations to manage 
effects on several identified threatened or at-risk avifauna that may be present 
in the area. Further detailed assessment in relation to ecological (including 
avifauna) effects of the project, including in relation to the SBA, will be 
incorporated in the substantive application.  
2) Land use consents pursuant to section 9 of the RMA under the following provisions of the 

Proposed Regional Plan for Northland: 
i) Earthworks in the coastal riparian area– discretionary activity under rule C.8.3.4. 
ii) Vegetation clearance in the coastal riparian area – discretionary activity under rule 

C.8.4.3. 
 

3) Consent pursuant to regulation 52 of the Resource Management (National Environmental 
Standard for Freshwater) Regulations 2020 may be required for earthworks within 100 
metres of a natural inland wetland (non-complying activity). 

 
4) Land use consents pursuant to section 9 of the RMA under the Operative Far North District 

Plan for: 
 
i) Activities within General Coastal Zone that exceed permitted activity standards – 

discretionary activity under rule 10.6.5.4 
ii) Excavation and/or filling within an Outstanding Landscape –discretionary activity 

under rule 12.1.6.3 
iii) traffic generation in the General Coastal Zone – non-complying activity under rule 

15.1.6A 
 



 

The Operative Far North District Plan identifies the landward side of the 
project as an Outstanding Natural Landscape (ONL). It is noted that the Far 
North District Council is currently undertaking a review of its District Plan. 
The proposed Far North District Plan identifies a smaller, reduced area as 
ONL. A comprehensive assessment of actual and potential landscape and 
visual effects will be undertaken as part of a substantial application for the 
project, including effects on the ONL (based on the extent of any ONLs in 
each of the operative and proposed plans, as appropriate).  

 
3.1.2 Outline the approvals sought under the Conservation Act 1987 
  

No work is required on Public Conservation land therefore no approvals are required 
under this Act 
 

3.1.3 Outline the approvals sought under the Reserves Act 1977 
 

N/A 
 
3.1.4 Outline the approvals sought under the Wildlife Act 1953 
 

Based on an initial ecological assessment of the terrestrial aspects of the project, it may 
be necessary to capture and relocate (i.e. trap and transfer) indigenous lizard species. 
Accordingly, a wildlife approval will be sought as described in clause 2 of Schedule 7 to 
the Fast-track Approvals Act.  
 
We note that the Applicant has extensive experience in the identification, capture and 
release of such creatures in the Bay of Islands under approvals granted pursuant to the 
Wildlife Act.  
 
The Applicant has engaged with the Department of Conservation regarding the necessary 
Wildlife Act approvals.  
 

3.1.5 N/A 
 
3.1.6 Outline the approvals sought under the Heritage New Zealand Act 
 

An archaeological investigation of the site will be undertaken prior to commencement of 
the project. While it is not anticipated that this will reveal any artifacts or koiwi, an 
application for an archaeological authority will be made, on the basis that it may be 
required.  
 
The Applicant has engaged with Heritage NZ regarding the potential need for an 
archaeological approval for the project. Heritage NZ has provided a response outlining 
the likely need for an archaeological assessment. Depending on the results of this 
assessment following the detailed design phase, an archaeological authority from 
Heritage NZ may be required. The Applicant has extensive experience in liaising with 
Heritage NZ and independent archaeologists to ensure the appropriate review and 
monitoring takes place during project works on land and in the coastal marine area. Many 
of these project experiences are from the immediate area surrounding Waipiro Bay. This 
past work has highlighted the unlikely nature of any further sites of significance being 
identified in the proposed marina area, however vigilance will still be required and a close 
working relationship with Heritage NZ will be maintained.  
 

3.1.7 – 3.1.11 N/A 
 



 

3.1.12 Where there are any particular eligibility requirements to apply for an above approval; 
identify what they are, who the relevant applicant is, and confirm that  the relevant 
applicant meets those requirement (including providing any necessary supporting 
information or documentation to evidence this). 
 
There are no specific eligibility requirements to apply for the above approvals.  

 
3.1.13 Are there any other types of consents, certificates, designations, concessions, and other 

legal authorisation (other than contractual authorisations or the proposal approvals) and 
(sic) you consider are needed to authorise the project (including any that may be needed 
by someone other than you as the applicant. Provide details on whether these have been 
obtained. 

 
As stated prior, if a Caulerpa CAN notice applies to Waipiro Bay at the time of 
construction and operation of the proposal, then the necessary permits under the 
Biosecurity Act 1993 will be obtained as necessary. 
 

3.2 Project stages 
 
The project is not planned to proceed in stages. 
 

3.3 Alternative project  
 
The project is not an alternative project. 

 
3.4 Adverse effects 

 
3.4.1 Describe any anticipated and known adverse effects of the project on the environment. 
 

The anticipated and known adverse effects of the project have been broadly characterised 
in the various studies undertaken by suitably qualified and experienced independent 
experts on behalf of the Applicant to date. These are described in the reports attached as 
Annexures 02, 03, 06, 07, 12, 13, 14, 16 which describe the existing environment against 
which the project is to be assessed, the actual and potential effects of the project, and any 
measures proposed or necessary to manage (i.e. avoid, remedy, mitigate, offset, or 
compensate) those effects.  
 
A summary of adverse effects is set out below. For convenience, these are grouped 
initially by activity and then identified by topic/discipline. 
 

Effects associated with dredging and spoil disposal  

Dredging is required to provide safe navigation to and from the marina, and to provide for berth 
pockets at all tides. The majority of the dredged material will be used to form the reclamation. 
Any excess material is expected to be uncontaminated. It will be removed and disposed of to an 
approved location. 
 
Water quality  
As detailed in Annexure 02 – Preliminary Design Report the effects of dredging on water 
quality will be managed by conventional techniques such as deployment of silt curtains and 
sediment monitoring of turbidity levels during dredging and construction activity.  

 
Removal of avian and benthic habitat and effects on terrestrial habitat 
Of necessity dredging and reclamation will remove areas of benthic habitat. Annexure 12 – 
Preliminary Ecological Assessment provides a preliminary expert assessment of the potential 
effects on marine ecology from these activities. As suggested in the report, habitat values will be 
more comprehensively assessed prior to the preparation of a substantive application and 



 

appropriate effects management measures will be incorporated into the final design and secured 
by consent conditions. These measures could include timing works to avoid the main bird 
breeding and fish breeding seasons (or successive breeding seasons), buffer planting, 
remediation with native planting, containment of the works area, and observation for marine 
mammals, potentially offsetting and/or compensation measures, such as shellfish or 
seagrass reseeding/restoration. 
 
Effects on bird habitat  
Annexure 12 – Preliminary Ecological Assessment identifies the potential for dredging 
and reclamation to affect the habitat values for avian species. The ecological assessment 
also indicates how potential adverse effects may be mitigated, avoided, or remedied by 
adjustments to the design and consent conditions. These will be determined once the 
necessary detailed assessments for the substantive application have been carried out. 
Measures could include timing works to avoid breeding seasons, buffer planting, 
remediation with native planting, and/or containment of the works area. Further, it is 
acknowledged that, because the footprint of the reclamation extends into recognised bird 
habitat, it may be necessary to employ measures to offset or compensate for any 
identified adverse effects. Again, these will be determined following substantive 
assessments for the substantive application but are anticipated to include measures such 
as: improved predator control to boost breeding success in potentially affected species, 
creation or enhancement of roosting / foraging areas, and/or contribution to DoC 
programmes for collaborative research and/or recovery. These will be designed and 
implemented by appropriately qualified and approved experts in consultation with the 
Department of Conservation and local iwi/hapū. 
 
Adverse effects on these values will be further quantified in an effects assessment 
undertaken for the substantive application for the project.  
 
Based on the Applicant’s experience with similar development projects in the coastal 
marine areas in Northland, including in Waipiro Bay and nearby, there is a high level of 
confidence that any adverse effects on avifauna can be appropriately managed, consistent 
with the requirements of the Fast-track Approvals Act and the relevant policy and plan 
direction.  
 

Installation of breakwaters, piers and piles and reclamation material 

Construction activities for the marina, including the breakwaters, reclamation, and piers will 
require appropriate management of effects – including noise effects, and effects associated 
with the generation of discharges to air and water.  
 
Silt and sediment 
Discharges of contaminants during construction, including silt and sediment, will be 
appropriately managed by silt curtains and sediment monitoring as described in Annexure 02 - 
Preliminary Design Report. 
 
Noise effects 
As is accepted practice in many recent coastal development projects, including in the 
eastern Bay of Islands, noise effects associated with pile driving will be managed through a 
management regime, whereby piling activities cease when cetaceans are observed within an 
established safe buffer distance. 
 
Local residences are predominantly located some distance (>350m) from the site. 
Notwithstanding, construction noise will be managed by limiting the hours of operation.  
 
Effects on Cetaceans 



 

The site is located within the Te Pewhairangi (Bay of Islands) Marine Mammals 
Sanctuary. The Marine Mammals Protection Regulations 1992 apply to the Sanctuary. 
The place limitations on activities undertaken in proximity to whales and dolphins 
including operation of recreational and commercial boats.  The intent of the regulations is 
to ensure that marine mammals are protected from disturbance by marine activities 
including the operation of boats within the Sanctuary. 
 
The waters of Waipiro Bay will be monitored and the operators of all vessels involved in 
the construction or operation of the marina will be issued with copies of these regulations.  
In addition, as noted above, to ensure that cetaceans are not inappropriately adversely 
affected by noise from construction activities such as pile driving, the surrounding waters 
will be monitored during construction. If cetaceans are identified within an established 
safe buffer distance, construction activities will cease until they leave. 

 
As part of a substantive application, it is anticipated that an independent expert will 
provide a detailed acoustic assessment, and that management steps will be detailed in a 
draft construction management plan. 
 

Coastal processes 

Annexure 02 – Preliminary Design Report notes that the marina piles will not modify the 
movement of water within the bay and thus will have less than minor effects. This report 
also notes that while the reclamation will modify the movement of water within the 
shallow areas of the bay, the effects of this will be offset by dredging at the marina 
entrance and consequently any effects on coastal processes will be localised and no more 
than minor. These effects will be quantified at the detailed design stage. 

Wastewater and stormwater disposal 
Annexure 02 – Preliminary Design Report sets out that wastewater will be generated at 
the site from bathroom facilities in the proposed reclamation buildings; marina facilities 
including bathrooms, showers and laundry in the marina building; and wastewater tank 
pump out facilities for the marina vessels.  
 
All wastewater and stormwater generated by marina activities will be treated according to 
accepted standards via management systems to be installed during construction. These 
include: 
• Wastewater will be collected into a common wastewater tanks and pumped to a disposal 

field on land. Where possible, grey water will be separated for reuse on the site. 
• Stormwater will be collected for reuse where possible, and will be filtered and 

managed through rain gardens or stormwater filters.  
 
The discharge of wastewater directly from vessels in the marina will be prohibited. 
 
Terrestrial effects 
Effects on terrestrial habitats 

Annexure 12 – Preliminary Ecological Assessment identifies potential effects on 
terrestrial habitats, including with respect to avifauna and herpetofauna. The report 
recommends that these potential effects may be managed through a series of measures, 
including through detailed design of the project, avoiding breeding seasons and by 
drafting and implementing appropriate management plans, which will likely contain a 
range of responses including potentially offsetting and/or compensation. These will be 
designed and implemented by appropriately qualified and approved experts in 
consultation with the Department of Conservation and local iwi/hapū. 
 



 

The Applicant has experience successfully utilising such measures on previous projects in 
the Bay of Islands and more widely around New Zealand in complex coastal situations.  
 
Traffic effects 
Annexure 13 – Preliminary Traffic Assessment provides a high-level analysis of the 
potential traffic impacts associated with the proposal. It does not raise any significant 
concerns in relation to traffic effects and concludes that the proposed parking and 
entrance design for the proposal is adequate. 
 
Natural character, visual amenity and landscape values 
Effects on visual amenity and landscape values are assessed in Annexure 14 – Landscape 
Statement. It concludes that the proposal will result in a perceptible change to its immediate 
environs. 
 
The Landscape Statement concludes that these effects are capable of being mitigated and makes 
several recommendations for mitigation, including through building size and design (single level 
where possible, utilising natural finishes), landscape design, and the use of appropriate planting 
in and around the reclamation.  
 
Cultural effects 
 
The project site is not recorded in the relevant district or regional plan as being of cultural 
significance. For instance, it is not within the Te Hā o Tangaroa Protection Areas/Marine 
Protected Areas, which were the subject of recent litigation in the Environment Court. 
Notwithstanding, it is acknowledged that the land around Waipiro Bay has a long history of 
occupation. This is evidenced by a number of archaeological sites identified on the adjacent 
(terrestrial) land.  
 
The Applicant has had positive engagement with iwi/hapū in consenting processes for other 
coastal developments in the vicinity of the project site. That previous engagement has afforded 
the Applicant a good understanding of the likely issues and potential cultural effects associated 
with the project.  
 
The Applicant acknowledges the need to consult closely with iwi/hapū to ensure that the project 
recognises and responds to cultural issues, such that cultural effects are appropriately avoided or 
otherwise managed.  
 
The engagement process undertaken by the Applicant includes acknowledging the:  

• Draft Moana Management Plan (Te Kupenga o Ngati Kuta me Patukeha ki Te Rawhiti 
Hapu Moana Management Plan) prepared to assist manage activities. The draft Moana 
Management Plan asserts Kaitiaki status over the waters around Rawhiti, including the 
waters of Waipiro Bay; and adopts the principles of kaitiakitanga to maintain 
sustainable levels of fish stocks to support traditional fishing practices, while 
recognising the benefits to the community provided by well managed commercial 
operations.  As far as can be determined, this document has remained in draft form 
since its initial preparation in 2007. 

 
• Hapu management plan prepared by Ngati Kuta (Whakatakoto Kaupapa Mo Te Hapu 

o Ngati Kuta ki te rawhiti). The part of this plan dealing with the coastal marine area is 
concerned with the management of fish stocks within the rohe of the hapū.  

 
Consultation on cultural matters is ongoing, although it is recorded that, to date, no concerns 
have been raised about the effects of the project on the management of fish stocks, nor on other 
matters recorded in the management plans described above.   
 

 Summary: Management of Effects 



 

The Applicant has engaged a range of experts to provide preliminary advice regarding the 
potential adverse effects of the proposal and possible mitigation measures. These are detailed in 
the various expert reports attached to this referral application – refer Annexures 02, 03, 06, 07, 
12, 13, 14, 16. 
 
The substantive application for the project will incorporate detailed expert assessments 
including, where appropriate, recommendations for effects management and mitigation 
measures. As expected given the current (referral) stage of the project, further detailed analysis 
and detailed design will be undertaken to ensure that any actual and potential adverse effects of 
the proposal are appropriately identified, contextualised, and managed.  
 
As is standard practice, construction activities will be subject to a series of management plans to 
establish clear operational and effects parameters, and to demonstrate how the project will 
keep within those parameters, and what will happen if it does not. This approach is well 
established as best practice, and consistent with the Supreme Court guidance [Refer 
Trans-Tasman Resources Ltd v Taranaki-Whanganui Conservation Board].  
 
Following construction, the operation of the marina will also be managed in accordance 
with the Best Management Practices developed by the New Zealand Marina Operators 
Association (NZMOA). This will be secured by a suitable consent condition. 
 
Also worth recording here is the Applicant’s extensive experience in consenting and 
completing developments in New Zealand, including marina developments and the 
ongoing operation and management of such assets in the coastal environment. Put simply, 
the Applicant is industry leading in this field.  
 
 

3.4.2 Provide a statement of any activities involved in the project that are prohibited activities 
under the Resource Management Act 1991, and identify the relevant prohibited activity 
provision. 
 
N/A 

 
3 .5 Persons affected 

 
3.5.1 Provide a list of the persons, groups, and/or entities who you consider are likely to be 

affected by the project. 
 

Please refer Annexure 15 – Stakeholder Engagement Register for the list of parties 
identified as likely to be affected by the project. This list has been compiled from the 
Applicant’s extensive experience of development projects, both in the local area, and 
regionally/nationally on a large scale.  
 
This list can be summarised in four broad categories for ease of discussion.  
 
Firstly, the local and national authorities who set and oversee regulations and policy for 
such development, this includes the Far North District Council, Northland Regional 
Council, Department of Conservation, and other administering agencies. The Applicant 
has engaged to various degrees with these agencies to date and continues to do so - with 
the objectives of identifying any concerns or issues; and ensuring that the project aligns 
with policy and strategic direction (including national direction). Given the prominent 
role of the NRC in activities in the coastal environment, engagement with NRC has been 
multi-layered to ensure the best possible outcome, including one that aligns with the 
Regional Plan and their Moorings and Marinas Strategy (Annexure 04).  
 



 

A second group of affected parties includes associates of these local and national 
authorities, including Northland Inc – the tourism advocacy arm for the entire Northland 
Region, Harbourmaster, Coastguard, Heritage NZ, and NZ Marina Operators Association. 
Engagement is ongoing with the organisations and there has been meaningful feedback 
and support for the project from many of these organisations.  
 
Thirdly, the Applicant has engaged with tangata whenua and associated groups over the 
past 12 months, including MACA Act claimant groups. This has been a primary focus of 
the Applicant’s engagement and discussion. Based on over two decades of development 
experience in this location by the Applicant, we understand the leading input from a 
tangata whenua perspective is provided by two local hapū: Patukeha and Ngāti Kuta, 
based out of Rawhiti in the eastern Bay of Islands. The Applicant therefore has 
endeavoured to engage closely with Patukeha and Ngāti Kuta and continues to work 
towards a shared position with them. Additionally, the Applicant has engaged with 
Ngāpuhi as the Northland iwi collective.  
 
The fourth broadly defined group is the public that will or may be affected by the project. 
The Applicant identified the immediate neighbours to the project site and commenced 
direct engagement with these parties. Additionally, with input from the Harbourmaster, 
the Applicant has identified that there may be discussions required with swing mooring 
holders in the wider Parekura Bay/Waipiro Bay. The Applicant will initiate discussions 
with such parties, alongside the Harbourmaster and NRC who control these mooring 
licenses, as it moves into the substantive application phase of the project.  
 
For completeness, the list of person, groups, and/or entities who the Applicant considers 
likely to be affected by the project is as follows: 
- Northland Regional Council 
- Far North District Council 
- Department of Conservation 
- Ministry for Primary Industries 
- Heritage New Zealand Pouhere Taonga 
- MACA Act claimant groups 
- Local hapū – Ngati Kuta 
- Local hapū – Patukeha 
- Iwi – Ngapuhi 
- Northland Inc 
- NZ Marina Operators Association 
- Local MP Grant McCallum 
- Coastguard Tautiaki Moana 
- Regional Harbourmaster  
- Immediate neighbour – Cobblers Point 
- Immediate neighbour – Omarino Residents Association Inc 
 
 

3.5.2 Provide a summary of the consultation undertaken with the above persons and/or groups 
who you consider are likely to be affected by the project and other groups required to be 
consulted with under section 11 of the Act and how the consultation has informed the 
project. 
 

 Annexure 15 – Stakeholder Engagement Register contains a detailed account of the 
consultation that has taken place.  

 
In summary, consultation has been undertaken in a manner that aims to elicit a full range 
of perspectives on the project. The consultation undertaken is described in the response to 
the above question. 
 



 

The project draws on, and benefits from, the large body of work previously completed by 
the Northland Regional Council [refer Annexure 04 - NRC mooring and marinas 
strategy], along with work undertaken by Far North District Council and MBIE [refer 
Annexure 05 - Far North Boat Ramp Study]. These documents have collected and 
synthesised extensive data and various perspectives from individuals, affected boating 
and marine organisations, and local authorities in relation to marina and boating facility 
requirements in the region. This information has been utilised in forming the design of the 
project. Furthermore, it has enabled a detailed understanding for the needs of the region 
when it comes to marine infrastructure and integration with policy, natural environment 
and associated stakeholders.  

 
More specific engagement with tangata whenua and the Northland Regional Council has 
enabled a ‘feedback loop’ to inform the project, its design and relevant conditions. The 
Applicant has shared a number of the preliminary expert reports to allow conversation 
and dialogue with affected parties. This process is ongoing, as it will be throughout the 
design, construction and management of the project. By way of example, the project has 
evolved to include a well-serviced all-tide boat launching facility with associated boat 
trailer parking that complements the adjacent marina. The boat launching facility will also 
relieve pressure from boat launching facilities in the eastern Bay of Islands – which are 
drastically under supplied and of a low quality.  
 
Feedback received in respect of the project has included comment that the provision of 
employment and associated economic opportunities is of the utmost importance. 
Particularly during the construction period, but also on an ongoing basis for the 
operational life of the assets, the project will provide additional services that generate the 
need for employment that is able to be filled by local personnel. An area where even 
larger prosperity for the local population will be generated is the creation of a new marine 
hub, that draws in people and vessels (both nationally and internationally) who will seek 
out services. This is capable of generating material opportunities for new enterprise, 
thereby providing economic and social benefits to the area.    

 
 

3.6  
 
3.6.1 Provide a description of any legal interests you or any others applying have in the land on 

which the project will occur, including a statement of how that affects the applicant’s 
ability to undertake the work. 

 
 The seabed, as common marine and coastal area in the MACA Act, is accorded a special 

status whereby it is not owned by the Crown or anyone. The project is proposed to be 
predominantly within the coastal marine area, except for the entrance way for the marina 
that will utilise the adjacent privately owned terrestrial land at 285 Manawaora Road. 
This land is owned by the Omarino Residents Association Inc. 

 
 Please refer to Annexure 16 – Omarino Neighbours Letter of Approval, that outlines the 

discussion with Omarino Residents Association and their agreement that the proposed 
marina will require access via this land; and Annexure 17 – Omarino Title.  

 
 
3.7  Other matters 
 
3.7.1 Have any activities included in the project, or any that are substantially the same as those 

involved in the project, previously been the subject of an application or decision under a 
specified Act? 

 
 Select no 
 



 

3.7.4  Provide a description of whether and how the project would be affected by climate 
change and natural hazards: 

 
Annexure 02 – Preliminary Design Report addresses potential climate change and natural hazard 

risks, including flood hazards; coastal erosion; coastal inundation; sea level rise; and 
tsunami risk.  

   
The Preliminary Design Report in Annexure 02 assesses the project location including 
against the NRC coastal hazard maps, and notes that: 
• The project site is not at risk of coastal erosion due to its sheltered location; 
• The entry road is mapped as potentially subject to river flood hazards (River Flood 

Hazard Zone 2 (100 years) and River Flood Hazard Zone 3 (100 years + Rapid Sea 
Level Rise Scenario)), however, this road has been fully designed and reviewed as 
part of a previous subdivision process and is therefore unlikely to be affected; and  

• Other areas mapped as subject to flood hazards are directly adjacent and directly 
draining to the CMA, and therefore may be inundated occasionally but are not flood 
prone.  

• The project site is mapped as being within a tsunami evacuation zone area. In this 
respect, it is noted that the project site is within walking distance to elevated 
platforms, and it is anticipated that management practices for the marina will include 
provision of information regarding tsunami evacuation protocols.   

  
Beyond these initial matters, a detailed assessment of the risks associated with climate 
change and natural hazards, and measures to manage/minimise those risks, will be 
undertaken as part of the detailed design of the proposal. 
 
In a wider sense, it is noted that the Applicant has significant experience in development 
and long term ownership of marine and coastal assets across the country, including in the 
Northland region. Therefore the Applicant has the knowledge that is required to ensure 
that the practicalities of scientific reporting and forecasts are correctly managed and 
implemented during the design,  construction, and operation of the asset to appropriately 
manage risk from climate change and natural hazards.  

 
3.8 Specific proposal approvals 

  
3.8.1.1 Resource consents 

 
If your application is seeking a consent for an activity that would otherwise be applied for 
under the Resource Management Act 1991, including an activity that is prohibited under 
the Act, provide the information below: 
 

• an assessment of the project against any relevant national policy statement, 
any relevant national environmental standard; and, if relevant, the New 
Zealand Coastal Policy Statement. 

 
 

The New Zealand Coastal Policy Statement 2010 (NZCPS) 

An assessment of the project against the NZCPS is set out below. It is acknowledged at 
the outset that further detailed investigations and assessments in relation to the NZCPS 
will inform and contextualise the substantive application for the project. 

Policy 6: Activities in the coastal environment 

The NZCPS provides enabling support for the proposal. Policy 6(1)(a) recognises that the 
provision of infrastructure is important to the social, economic and cultural well-being of 



 

people and communities. The project will bring material social and economic benefits to 
the local Bay of Islands community and the Northland region, as detailed earlier.  

As a marina and boat ramp facility, the project has a functional need to locate in the coastal 
marine area, consistent with Policy 6(2)(c). Beyond this, the project will enhance the recreation 
qualities and values of the coastal marine area, consistent with Policy 6(2)(b). It will do so by 
facilitating access for boat users, including the public, to safely and efficiently access the eastern 
Bay of Islands.  

Through careful design, the project will achieve this material enhancement of public access to 
the coastal marine area for boat users, including the public, whilst maintaining, and in 
some respects enhancing, amenity values. 

The project promotes the efficient use of occupied space in the coastal marine area, including 
through making the boat ramp available for public use, consistent with Policy 6(2)(e). Here it is 
important to note, as acknowledged in the various attached documentation (refer Annexures 
04, 05, 06, 07), that existing facilities for marinas and boat ramps in the eastern Bay of islands 
do not adequately meet current demand. 

 

Policy 10: Reclamation and de-reclamation 

Policy 10(1) requires reclamation in the coastal marine are to be avoided unless: 
(a) land outside the coastal marine area is not available for the proposed 
activity; 
(b) the activity which requires reclamation can only occur in or adjacent to the 
coastal marine area; 
(c) there are no practicable alternative methods of providing the activity; and 
(d) the reclamation will provide significant regional or national benefit. 

The Applicant has carefully considered Policy 10 in scoping and designing the project 
and considers that the project is consistent with its intent. 

Waipiro Bay has been identified as a potential area for a marina, dating back to at least 
2010 [refer the NRC marinas strategy, discussed earlier]. It is a sheltered area, popular 
with yacht owners as a safe mooring area, with relatively good road access.  

There is established demand for a marina at this location. The eastern Bay of Islands has a 
current shortfall in marina berths. The need for on water boat storage is identified in the 
NRC marinas strategy. The proposal will provide an additional 250 marina berths and 
will therefore contribute towards meeting the demand for additional marina berthage in 
Northland. 

The breakwater, marina berths, boat ramp, and fuelling station can only locate in the 
coastal marine area. 

The limited area of suitable level land outside the coastal marine area adjacent to the 
marina will be required to safely accommodate the access road. Due to the local 
topography, it is not practicable to create sufficient additional level land to accommodate 
other requisite aspects of the project, such as ancillary buildings and car parking.  

Therefore, reclamation is necessary for the activities associated with the project, 
including access and parking. This is because, as required by Policy 10(1):  

• Land outside the coastal marine area is not available due to the local topography, 
as discussed above. 

• The activities can only occur in or adjacent to the coastal marine area. Here we 
record that, of necessity, car parking for the marina and boat ramp must be 
located adjacent, or at the very least proximate, to the marina berths and boat 
ramp. This is required to enable practical access to boats for the owners and their 
guests, and for servicing and victualling of vessels. In the case of the boat ramp, 
it is also necessary to have adjacent car and trailer parking to reduce the potential 



 

of conflict with other traffic. As explained in Annexure 05 – Far North Boat 
Ramp Study, the lack of appropriate off-street parking is a practical limitation to 
the viability of existing ramps. 

• On this issue, the Project is readily distinguishable from another recent fast-track 
application in the Northland region. In the Rangitane Maritime Development 
application (refer record of decision of the Expert Consenting Panel, dated 29 
January 2025, which was determined under the COVID-19 Recovery (Fast-track 
Consenting) Act 2020), consents were sought to upgrade a public boat ramp 
facility, including a reclamation to provide parking to service the boat ramp. In 
Rangitane, the application was declined, primarily on the basis that Policy 10(1) 
of the NZCPS would not be met. This was due to reasons including the presence 
of an adjacent reserve area of flat land that had existing pedestrian and vehicle 
access, and which was already being utilised for overflow parking for the 
existing boat ramp. In contrast, at Waipiro Bay there is no adjacent land suitable 
for use as car parking or other ancillary activities relating to the project. 

• The Applicant has carefully considered potential alternative locations of 
providing the activity and has concluded that the project is the only viable option 
within the eastern Bay of Islands. This finding is consistent with the extensive 
task undertaken as part of the NRC marinas strategy more than a decade earlier. 
This is due to a range of factors/constraints, including: 

§ availability of a sheltered harbour which has been previously identified 
by NRC to have potential for use as a marina, 

§ topography of the adjacent land area, meaning that it is not suitable for 
locating ancillary activities including car parking, and 

§ the demand for serviced marina berths and for a safe, all-tides public 
boat launching facility, and the significant regional benefits that attach 
to this.  

Notwithstanding the clear guidance outlined in the NRC marinas strategy that 
Waipiro Bay is a leading location for the development of additional marina 
infrastructure, the Applicant undertook investigation of numerous alternative 
locations within the Parekura Bay area. These alternative locations included 
inland of Manawaora Road from Waipiro Bay (300m from the proposed site), 
thus creating large logistical issues with crossing an important regional road. 
Also considered was further into Parekura Bay (3km from proposed site) 
however this created removal of much larger natural environments and required 
crossing of Manawaora Road again. Preliminary design, costing and effects were 
completed for these locations, and they were subsequently ruled out in strong 
favour of the currently proposed site.   

• The Applicant has also assessed alternative methods, including to minimise 
reclamation. Alternatives explored included: 

§ Elevated pile-supported structures: ruled out due to coastal hazard risk, 
longevity concerns, and high construction costs. As with a number of the 
options below, it would also mean that reuse of dredged material is not 
feasible. 

§ Floating structures: dismissed due to additional dredging requirements in 
a tidal site and inability to support heavy vehicles. Would require off-
site disposal of dredged material. 

§ Inland relocation: impracticable due to site isolation, 
geology/topography, including safety issues crossing a major road. 
Would require off-site disposal of dredged material. 

§ Multi-storey parking: excluded due to geotechnical limits, high cost, 
visual impacts on the coastal landscape. Would require some off-site 
disposal of dredged material. 

No viable alternative avoids reclamation entirely. Dredging the marina basin and 
fairways generates significant material, which we considered reusing in the 
project or disposing of off-site. Reusing dredged fill for reclamation is the most 



 

practical solution, aligning marina needs with efficient resource use, while 
delivering regional benefits like enhanced boating access and economic growth. 

• The proposal will have significant regional benefits for Northland. The economic 
benefits of the proposal (including the reclamation) to the Bay of Islands, and the 
Northland region, are described above. The expert economic assessment 
undertaken for the project concludes that the proposal will have a total economic 
impact of $177.9 - $218.8 million in value added GDP and will support 137-148 
full time equivalent jobs over a 30-year period. Beyond these direct economic 
benefits, the project will promote tourism in the region (including from both 
domestic and international visitors), support marine-related businesses in the 
region, and increase accessibility to the Bay of Islands. These factors will 
contribute to increased spending in the region; and further solidify the Bay of 
Islands as the premier sailing and cruising destination in New Zealand. 

• Here we record a comment of the expert panel that determined the Rangitane 
decision cited above, where it stated [refer paragraph [20]]:  

…The Panel accepts that encouraging people to the Far North for 
recreational boating and to enjoy the unique and wonderful environment 
that the Bay of Islands creates positive effects for wider communities, 
locally, nationally and internationally. The Panel therefore accepts the 
wider public benefit of providing modern, user friendly facilities for 
local people and visitors to access the CMA and to use and enjoy the 
marine environment.  

 
Policy 10(2) sets out matters to which particular regard is required to be given in 
considering the form and design of the reclamation.  

The matters in Policy 10(2) have been considered by the Applicant in its considerations 
for the project. The preliminary reports and assessments provide comment on these 
matters.  

Annexure 02 – Preliminary Design Report sets out the initial proposed design parameters 
for the proposal, and provides a preliminary assessment of coastal hazards, sea level rise, 
wave environment and water levels and tsunami risk. The proposed reclamation area is 
approximately 3.5-4ha with an estimated fill volume of 250,000m3-350,000m3. The shape 
of the reclamation is, in part defined by practical imperatives such as the need for 
adequate parking. Where appropriate, the shape of the edge and material used to form the 
revetments will comprise rocks compatible with the surrounding environment and 
appropriate native species will be used in the landscaping Indicated in the attached site 
plan. Reclamation fill is likely to be made up of the site dredgings, stabilised with 
cement, as well as some quarry run type hardfill materials.  

Currently the landward margin of the proposal site enjoys riparian rights. It is intended 
that public access to the coastal marine area be made available over the part of the 
proposal site that will be subject of the reclamation. 

There are no identified sites of cultural significance to Māori in the area of the proposal 
site. The Applicant is engaged in ongoing consultation with tangata whenua in relation to 
the proposal and this will cover the management of any cultural effects.  

The matters in Policy 10(2) will form key considerations of the further assessments and 
investigations to be undertaken as part of the substantive application for the project. This 
will include geotechnical investigations to determine the design parameters for the 
reclamation, refer Annexure 18 – Preliminary Geotech Assessment.  

Policy 10(3) provides: 
 
In considering proposed reclamations, have particular regard to the extent to 
which the reclamation and intended purpose would provide for the efficient 
operation of infrastructure, including...marinas... 



 

 
The need for the reclamation is to provide for the establishment and efficient operation of 
a marina facility. It is squarely consistent with the direction in Policy 10(3) of the 
NZCPS. 
 
Policy 11: Indigenous biological diversity 

Policy 11 relates to the protection of indigenous biodiversity in the coastal environment. 
This policy seeks to avoid adverse effect on threatened or at-risk species (and their 
habitats); and to avoid significant adverse effects, and avoid, remedy, or mitigate other 
adverse effects on areas of predominant indigenous vegetation and habitats of indigenous 
species. 

Relevant to Policy 11, the proposed Northland Regional Plan identifies a significant bird 
area (SBA) as critical habitat for Australasian Bittern adjacent to/partially within the 
project site. Annexure 12 – Preliminary Ecological Assessment provides an initial 
assessment of the ecology values and characteristics within and around the project site. 
This includes recommendations to manage effects on several identified threatened or at-
risk species that may be present in the area, including to achieve the ‘avoidance’ 
requirements of Policy 11 of the NZCPS.  

Further detailed assessments of the potential ecological effects of the project will be 
undertaken to inform the substantive application. These will include recommendations 
including as appropriate/necessary to achieve the ‘avoidance’ requirements of Policy 11.  

Policy 13: Preservation of natural character and Policy 15: Natural features and natural 
landscapes  

Policy 13 requires the preservation of natural character and its protection from 
inappropriate subdivision, use, and development, including by the avoidance of adverse 
effects on areas of the coastal environment with outstanding natural character, and the 
avoidance of significant adverse effects on all other areas.  

Policy 15 provides for the protection of the natural features and natural landscapes 
(including seascapes) of the coastal environment from inappropriate subdivision use and 
development. This includes requiring the avoidance of adverse effects on outstanding 
natural features (ONF) and outstanding natural landscapes (ONL) in the coastal 
environment, and avoidance of significant adverse effects, and avoidance, remedy, or 
mitigation of other adverse effects on other natural features and natural in the coastal 
environment.  

Natural character 

The independent expert statement attached as Annexure 14 – Landscape Statement 
commissioned by the Applicant notes that there are no areas of High or Outstanding 
Natural Character affecting the project site and assesses the character values of the marine 
portion of Waipiro Bay as moderate, and the natural character values of the terrestrial 
margins of Waipiro Bay as moderate or, in where there are areas of wetland, moderate to 
high. The Landscape Statement identifies the potential for effects on natural character 
within the project footprint, however, it is noted that detailed assessment will be required 
to determine the level of effect.  

Natural features and landscapes 

The independent expert Landscape Statement assesses the landscape values in the vicinity 
of the site. The Operative Far North District Plan identifies a terrestrial ONL adjacent to 
the project site. The proposed Far North District Plan also includes an ONL adjacent 
landward of the project site, albeit materially spatially reduced compared to that identified 
in the Operative Plan. The independent expert Landscape Statement sets out a high-level 
assessment of the landscape character and an evaluation of the values of the project site and its 
context, noting that the local coastal landscape is in part defined by multiple existing jetty and 
wharf structures and buildings in close proximity to the waters of Waipiro Bay and a number of 



 

boat moorings occupy the southern half of the Bay. The independent landscape expert 
recommends measures to manage effects on natural landscapes which the Applicant intends to 
include in its substantive application for the project, for example limiting buildings to a single 
level, use of natural materials, and landscape treatment. It is considered that, particularly when 
those management measures are included, the project will be integrated with the local coastal 
environment. 
 
Policy 16: Surf breaks of national significance 
There are no surf breaks of national significance that will be affected by the project. 
 

National Policy Statement for indigenous Biodiversity (NPSIB) 
 

The NPSIB provides direction to councils on how to identify significant natural areas 
(SNAs) and manage the adverse effects of new activities on them.  There are currently no 
SNAs identified within the project footprint.  
 
Beyond this, the NPSIB has requirements for development outside SNAs. Broadly, those 
requirements are that: 
 

• significant adverse effects of the new subdivision, use, or development on 
indigenous biodiversity outside the SNA must be managed by applying the 
effects management hierarchy; and 
 

• all other adverse effects of any activities that may adversely affect indigenous 
biodiversity that is outside an SNA must be managed to give effect to the 
objective and policies of the NPSIB. 

 
The substantive application for the project will carefully demonstrate how these requirements 
are met, particularly with regards those avifauna, herpetofauna, and marine mammal species that 
have been identified earlier. 

 
National Policy Statement on Freshwater Management (NPS-FM); and  
Resource Management (National Environmental Standards for Freshwater) 
Regulations 2020 (NES-F) 
 
It is identified in Annexure 12 – Preliminary Ecological Assessment that there are 
two wetlands within 100m of earthworks proposed to be undertaken as part of the 
proposal. The preliminary assessment is that these wetlands are likely to meet 
the definition of ‘natural inland wetland’ (as set out in the NPS-FM).  
 
Regulation 52 of the NES-F provides that earthworks within 100 meters of a 
natural inland wetland requires consent as a non-complying activity, if it will result 
in the complete or partial drainage of all or part of the wetlands.  
 
Therefore, as part of the substantive application for the project, it will need to be 
determined whether: 

(a) The wetlands identified in the Preliminary Ecological Assessment meet 
the definition of ‘natural inland wetland’ contained in the NPS-FM, and if 
so, their exact extent; and 

(b) Potential effects of the project on those wetlands, including specifically 
whether the proposed earthworks will result in their complete or partial 
drainage. 

 
Pending the outcome of these detailed investigations, approval may be required 
as a non-complying activity under the NES-F. In that situation, the Applicant will 



 

be expected to undertake a thorough assessment against the requirements of the 
NPS-FM and NES-F, and appropriate conditions would attach to any consents 
granted, including as required by condition 55 of the NES-F.  
 
• information on whether, to the best of your knowledge, there are any existing resource 

consent relevant to the project site to which RMA section 124(1)(c) (existing consent 
would need to expire to enable the approval to be exercise) or RMA section 165ZI 
(space already occupied by the holder of an aquaculture permit) would apply if the 
approval were to be applied for as a resource consent under that Act. 

 
N/A 
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