
From :  GE & CJ Coates 

 Acting on behalf of Nikau Deer farm Ltd 

 RD1 Runanga 7873 

 

To:  The Independent Commissioners for the TTPP 

 

We are requesting that the outstanding coastal natural character (OCNC) on our property be 
removed.  Point 510 (in the section 42A report) requested more information on our submission 
point 415.014. 

The NCA40 is on title number RS 3250.  Please refer to Appendix 1 and a more detailed version 
appendix 2 

The reasons for this OCNC NCA40 being decided upon as being identified are in Appendix 3.  
However, there are some points from that appraisal that we would like to refer to that we feel 
are inaccurate for the area on our land.  We need to point out we are farmers not landscape 
architects, so the information below is written from a laypersons point of view. 

Points from the appraisal 

1. Sequence of rolling to steep coastal hills and valleys 
The area we own is flat.  In fact, all the area to the west of SH6 is flat. 
We disagree with this point. 
 

2. Varied amalgam of exposed landforms, very strong elevated relief 
A layperson would not expect to see exposed landforms and elevated relief. 
We disagree with this point. 
 

3. Windswept vegetation 
The vegetation is not windswept.  It is upright growing white pine Kahaitea. 
We disagree with this point. 

 

We feel that the mapping has been inaccurate.  Such as including modified humped and 
hollowed land and including DOC land. 

Points of inaccuracies  

4. Humped and hollowed land. 
If you look at the photo in Appendix 2 you will see an area that has been humped and 
hollowed, that should have been excluded from the OCNC.  There is nothing natural 
about it.  If our land had been properly physically assessed this area on our land may 
not have been included. 
 

5. DOC land 
All the rest of the land between Lawsons creek and Burke rd. on the Western side of SH6 
that has the NCA40 over it is under the administration of DOC.  We are of the 



understanding that the study that identified Outstanding Landscapes and Natural 
Features was located in areas outside of public conservation lands administered by the 
Department of Conservation (which are already offered some protection). 
This clearly demonstrates more inaccuracies with the mapping. 

 

It has been suggested, by a TTPP planer, that you the commissioners, may require us to get 
“comment” from a landscape architect to support/justify our request.  We disagree with this 
idea. 

Using a Landscape Architect  

6. Cost 
We got a quote from a landscape architect to do this work, and it would cost up to 
$20,000 to get this work done.  Please see Appendix 4 for this quote. 
 

7. Who should bear this cost 
It would appear to us that the work done to decide on making NCA40 has been 
inaccurate.  It would seem unusual to us that the cost would then fall on the private 
landowner to rectify this mistake. 

 

Other assessments of this area 

8. Wetland assessments: 
This area was originally identified as a significant natural wetland SNW.  The regional 
council expert came and examined this and decided it was not a SNW.  Then it went 
through the environment court and a desktop review from DOC resulted in it being back 
in again and the regional council had to get experts out again to review it.  It was again 
decided that it was not SNW. 
 

9. SNA assessments 
The GDC decided it may be a Significant natural area SNA (PUN-Wo34).  So we decided 
to get the nature heritage fund and DOC involved.  DOC got their experts out and 
assessed it (please find the report in Appendix 5).  From a laypersons point of view it 
said it was not worth purchasing or buying, but possibly good enough to be a SNA. 
 
To me what DOC are saying is because they can get control of it for free, they won’t buy 
it. Dr Muriel Newman sums this up nicely in her document Private property rights, and 
wrongs.  “My prediction is that the confiscation of property rights without 
compensation, under the guise of conserving the environment for future generations, 
will continue unabated until a ‘no regulation without compensation clause is introduced 
into the resource management act.”   
 
 

10. Formal request  
We formally request that this area of NCA40 be removed from our title RS 3250.  This 
will be in the best interests of the rate payers, so that they do not need to pay for more 
expert assessments of this area. 



Appendix 1  
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Appendix 3 

Outstanding Coastal Natural Character Area (OCNCA) 40, being the Paparoa Foothills. 
This is a sequence of rolling to steep coastal hills and valleys, forming the foothills to 
the Paparoa Range. This is described in Schedule Eight of the Proposed Te Tai o Poutini 
Plan (TTPP) as follows: 
  

• Varied amalgam of exposed landforms, very strong elevated relief, windswept 
vegetation which impart a strong sense of naturalness. 

• Natural qualities are clearly evident in the landform, vegetation cover and their 
relationship with the Tasman Sea contributing to a very endemic landscape. 

• Mature wind swept coastal forest across the escarpment enhances the sense of 
naturalness and wildness. 

• The presence of SH6 coastal road does not detract from the highly expressive natural 
processes and elements which are the dominant feature of the unit. 

 

 

Appendix 4 

Hi George, 

Thanks for touching base yesterday, it was good to catchup with you.  As requested, I’ve had a 
look at the TTPP requirements for your property this morning, both the online maps and the 
schedules. 

Yes, there is an Outstanding Coastal Natural Character (OCNC) located on your property. This 
is listed as NCA40. According to Schedule 8 of the TTPP, this area has the following natural 
character values: 

Schedule Eight: Schedule of Outstanding Coastal Natural Character 

NCA40 - Paparoa Foothills 

• Sequence of rolling to steep coastal hills and valleys that form the foothills to 
the Paparoa Range. 

• Varied amalgam of exposed landforms, very strong elevated relief, windswept 
vegetation which impart a strong sense of naturalness. 

• Natural qualities are clearly evident in the landform, vegetation cover and their 
relationship with the Tasman Sea contributing to a very endemic landscape. 

• Mature wind swept coastal forest across the escarpment enhances the sense of 
naturalness and wildness. 

• The presence of SH6 coastal road does not detract from the highly expressive 
natural processes and elements which are the dominant feature of the unit. 

One would assume that these values have been drawn from the work associated with the 
Brown Landscape Study commissioned by the Grey District Council. The study identified 
Outstanding Landscapes and Natural Features located in areas outside of public conservation 
lands administered by the Department of Conservation (which are already offered some 
protection). 

Brown delivered the following documents: 



• West Coast Landscape Study: Maps, Photos and Schedules, Brown NZ Ltd, May 
2013. 

• West Coast Landscape and Natural Character Study 2012 and 2013. 
• Explanation of Assessment Methodologies, Brown NZ Ltd, March 2021. 
• West Coast Landscape Study, Review of Outstanding Natural Landscapes and 

Areas of High and Outstanding Natural Character, Brown NZ Ltd, March 2022. 

Brown also translated Policy 1 of the New Zealand Coastal Policy Statement (NZCPS) into 
criteria that were meaningful ‘on the ground’ that he could use to assess the extent of the 
coastal environment. 

As the Brown Study itself is non-ratified, it has little weighting. However, it has likely informed 
the identification of areas for protection in the TTPP. 

An Outstanding Coastal Natural Character (OCNC) area is an overlay spatially identified on the 
plans (and in this case on your property) as area with distinctive values, risks or other factors 
which require management in a different manner from the underlying rural zone provisions. 
Usually in such areas, natural character dominates over human endeavours. 

Moving forwards, there are two things worth checking: 

1. That the OCNC area identified, and the values assigned to it are a true and 
correct representation of the actual landscape.  

As the OCNC area has likely been determined by a desktop study and from views experienced 
from SH6, it is possible that the extent, contents, maturity, and quality of vegetation have not 
been fully understood. In addition, from an aerial it can be difficult to ascertain, is it cut over 
bush or is it mature forest. 

Without actually physically visiting the (privately owned and managed) area it is difficult to 
ascertain what the values are, and therefore what should be preserved or protected. 

This is potentially where an assessment from a Landscape Architect would come in, as an 
independent reviewer. To complete something like this would be in the realm of approximately 
$10-20K as along with conducting a physical site visit and reviewing the Brown report, other 
OCNC areas would also need to be considered to see how your area sits alongside them 
(benchmarking).  

2. What the implications of this area are for you as the landowner. 

My understanding (after a quick review) is that the provisions of the District Plan (rules) etc. 
related to the OCNC area are limited to within the boundary of the mapped OCNC and should 
not affect activities being carried out on the remainder of your property. 

However, if you wished to conduct an activity, development, shed, fence etc. within the OCNC 
area itself, there would be rules that would need to be met and one of these would likely be 
getting a Landscape Assessment from a Landscape Architect. The cost for this would roughly 
be $15-25K depending on what the application was for. 

At a high level, the Council want reassurance that any proposed activity/development would 
preserve the Outstanding Coastal Natural Character of the area identified on your property. 

Moving forwards, it would be worth you and Caryl considering what the chances are of you 
wanting to utilise/develop this particular area of your property. 



If I am planning a trip over to the West Coast, I’ll let you know, and we can catch up face to face. 

 

Kind Regards, 
Naomi Crawford 

Director 
BDes (Landscape Architecture) Hons, NZILA Registered 
My usual days of work are Monday to Thursday. 

M +64 (0)27 317 6200 
P +64 (0)3 365 4599 
  
  

 

| LANDSCAPE ARCHITECTURE  
| URBAN DESIGN  
| LAND PLANNING 

Glasson Huxtable Ltd, 149 Victoria Street, Christchurch, 8012 
www.ghla.co.nz 
  

https://www.ghla.co.nz/
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