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SECTION 88 OF THE RESOURCE MANAGEMENT ACT 1991

TO APPLY FOR RETROSPECTIVE RESOURCE CONSENT
TO LEGALISE FOUR EXISTING ACTIVITIES ON THE SITE
WITHIN THE EXISTING ‘WOOLSHED’ BUILDING, WITH
THESE ACTIVITIES BEING:

- A CAFE OFFERING PREDOMINANTLY SMALL
SNACKS AND COFFEES AND OPERATING FROM
8:00 AM TO 4:00 PM.

- A CIRCUIT ROOM/EXERCISE STUDIO

- 12 FUNCTIONS PER YEAR THAT OPERATE NO
LATER THAN 12:00AM AND EXCEED NO MORE
THAN 120 PATRONS

- AN ART GALLERY, WHICH COMPRISES BOTH AN
EXHIBITION SPACE AND RELATED SHOP

Address: 1151 Leigh Rd, Omaha Flats

APPLICANTS: MATAKANA MUSEUM LIMITED
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A NOTIFIED RESOURCE CONSENT APPLICATION UNDER SECTION

88 OF THE RESOURCE MANAGEMENT ACT 1991

TO APPLY FOR RETROSPECTIVE RESOURCE CONSENT TO
LEGALISE FOUR EXISTING ACTIVITIES ON THE SITE WITHIN THE
EXISTING ‘WOOLSHED’ BUILDING, WITH THESE ACTIVITIES BEING:

- A CAFE OFFERING PREDOMINANTLY SMALL SNACKS AND
COFFEES AND OPERATING FROM 8:00 AM TO 4:00 PM.

- A CIRCUIT ROOM/EXERCISE STUDIO

- 12 FUNCTIONS PER YEAR THAT OPERATE NO LATER THAN
12:00AM AND EXCEED NO MORE THAN 120 PATRONS

- AN ART GALLERY, WHICH COMPRISES BOTH AN EXHIBITION
SPACE AND RELATED SHOP

Address: 1151 Leigh Rd, Omaha Flats

APPLICANTS: MATAKANA MUSEUM LIMITED
RMA 55593

Northern

Having considered the proposal against all the relevant statutory criteria it is recommended by
the reporting planner that the application be granted consent subject to conditions. The
reasons for this recommendation are set out in this report.

Note: This report sets out the advice of the reporting planner. This report has yet to be
considered by the Panel of Commissioners delegated by the Council to determine this
application. The recommendation is not the decision on this application. A decision will only
be made after the Commissioners have considered the application and heard the applicant and

any submitters.



1.0 APPLICATION AND PROPERTY DETAILS

SITE ADDRESS:

APPLICANT:

LEGAL DESCRIPTION:

SITE AREA:

DISTRICT PLAN:

ZONING:

ACTIVITY STATUS:

OTHER RELEVANT
CONSENTS:

1151 Leigh Rd, Omaha Flats

Matakana Museum Limited

Pt Lot 2 D.P 185730 (CT-116A/813)

20.8039 ha

Plan Change 55:

Rodney District Plan-

Operative in Part:

Other Notations:

Plan Change 55:

Rodney District Plan-

Operative in Part:
Overall:

SNA:

General Rural Activity Area

General Rural Zone

N/A

Non-complying Activity

Non-complying Activity

Non-complying Activity
None

RMA 32399 - Equestrian
Centre, Museum (intended for
the Woolshed building but
never established), restaurant
café and 12 special events per
year.

RMA 36443 - Earthworks for a
horse training track.

RMA 37379 - For various
signage.

RMA 3407 - For a Citizens
Advice Bureau.

RMA 35222 - For a weekly
Farmers Market.

RMA 51718 - To put a
second-hand church on the
site.

RMA 51718A - To
permanently resite a second
hand church and use for
church activities.

RMA 51778 - To use an
existing building as an office.



RMA 55606 - To use the site
for five New Year's Eve
Outdoor Entertainment Events
between 2009-2014, for a
maximum of 12,000 patrons.

CONSENT NOTICES: None
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BACKGROUND
S93/94 Decision

This application was fully notified. The following are the reasons for full notification that were
provided in the decision.

The Circuit Room is considered to potentially have a more than minor effect on the rural
character and amenity values of the area. The activity does not rely on a rural location or rural
resources, it is a stand-alone activity that is not considered to be ancillary or complementary
to other rural or tourist related activities on the site. It is considered that with the set session
times the activity will generate a more regular and constant flow of people to the site at certain
times of the day, rather than with visitors to the other attractions on the site that would turn up
more intermittently. It is considered the activity will have a visible presence in the
environment, as people are seen entering and exiting the venue with exercise equipment and
clothing, the nature of the non-rural activity inside will become apparent. The continuous
music generated from the venue is also not considered to be in accordance with the character
expected in a rural setting.

A further concern in respect of rural character and amenity is simply the intensity of effects
that will be created by including four further activities (Circuit Room, Café, 12 functions, Art
Gallery exhibition space and associated shop) to the activities that already exist on the site.
Potentially this may bring adverse cumulative effects on the rural character and amenity
values. For instance the 12 special events consented to on site and the restaurant that
operates on the site already provide for a reasonable level of function activity, once the 12
functions in the woolshed are added to this it is considered it will create a high level of this
sort of activity. It is considered this intensity of effects on site brought about by this
combination of activities, is potentially inconsistent with the character and amenity values
expected in a rural context.

It is considered the accommodation of a large number of cars on the site will also have
implications for the rural character and amenity of the site and area. Views into the site of this
intensity of activity as represented by the high level of parked cars on the site will introduce a
more urban than rural appearance to the site. To accommodate times when a number of
activities which have a high parking demand are operating on the site at the same time, it
would appear further parking areas over and above what is existing will need to be developed
which will create further urban type infrastructure. The increased traffic activity arising from
the addition of four further activities on the site is also considered to potentially bring about a
more than minor impact on the environment. It is accepted the parking can be physically
accommodated on the site in some form and the increased traffic generated by the activities
can be accommodated on the surrounding roading network, in accordance with the
assessment of Council’s Traffic Engineer.

There are no adverse environmental effects of a more than minor nature in relation to any
development engineering issues, such as water supply, sanitary sewerage and stormwater
issues or the formation of parking and access ways.

It is considered the type of noise generated from the Circuit Room on a continuous day to day
basis may have an adverse impact on the rural character and amenity of the site and
surrounding area. It is accepted the actual noise level can be controlled through appropriate
conditions of consent should approval result in the future.
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Relevant Planning History

In 2002, the applicant obtained resource consent (RMA 32399) for an integrated Equestrian
Centre on the site, which included some of the following activities, a Dressage Area and
Horse Training Track, a Vintage Car Museum, a 200m® café/restaurant with a dining area
accommodating 75 people and a bar accommodating 20 people, walkways, play areas for
children a mini-farmland (children’s zoo), pottery sale and manufacture, blacksmith operation.
This consent approval imposed a condition restricting the number of special events to be held
on site to no more than 1 per calendar month. This consent approved the establishment of the
two main buildings that currently exist on the site, this being the Restaurant and the
Woolshed. The buildings are relatively centrally located on the site and face each other
around a common carpark, that is accessed at either end from both Leigh and Omaha Flats
Rd.

In 2003 consent was then granted to operate an Advice Bureau on the site (RMA 34072). In
2004 four consents were granted. One was to carry out 6,300m° of earthworks to form the
Horse Training Track (RMA 36443). Another (RMA 35222) to operate a weekly farmers
market for a maximum of 80 stalls on the site. Consent was also granted to alter a condition
of the Equestrian Centre consent (RMA 32399) to allow no more than 12 special events per
year. A further consent was also granted (RMA 37379) to change another condition of the
Equestrian Centre consent relating to signage. This approval allowed the erection of 10 signs
of various sizes types and in various locations on the site.

Following this in 2006, consent RMA 51718 was granted to relocate a second-hand church on
the site, in 2007 consent was then granted to permanently resite the church on the site and
use for church activities (RMA 51718A). Then in 2008 consent was granted to use an existing
advice bureau as an office RMA 51778.

Very recently consent has been granted (RMA 55606) to High Life Entertainment Limited to
operate five New Year's Eve outdoor entertainment events on the site between 2009-2013,
for a maximum of 12,000 patrons.

It is noted that the site is also subject to a yet to be determined application by the operators of
the existing consented restaurant/café (RD 6 Café & Bar Limited) to extend the hours of this
activity on Friday and Saturday nights (RMA 32399A).The Council has decided to notify this
application on a limited notified basis, but the applicant has yet to proceed further with the
proposal.

THE PROPOSAL AND REASONS FOR APPLICATION

It is understood the existing ‘Woolshed’ building on the Matakana Country Park site was
consented as a vintage car museum under RMA 32399. This was the main consent which
established the principal activities and layout of the application site.

This museum never eventuated and instead other activities have established in the woolshed
building. These activities are currently operating and have been for some time and therefore
this application seeks retrospective consent to legalise them. They include:

-A café offering predominantly small snacks and coffees and operating from 8:00 am to
4:00 pm.

-A Circuit Room/Exercise Studio.
-12 functions per year, that operate no later than 12:00 am.

-Art Gallery with exhibition space and related retail shop.

The café (‘Country Kitchen Café’) is located more in the southern end of the Woolshed
building closer to the Omaha Flats Rd frontage. In contrast to the more formalised meals
provided in the main restaurant/café in the building opposite, it provides snacks, light meals
and hot and cold drinks. It is open between the hours of 8:00 am - 4:00 pm Monday to
Sunday inclusive.

The café comprises bench seating and two tables inside and between two and five tables
outside, each seating four people.
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Parking for the activity uses the existing parking established for the whole Matakana Country
Park operation located between the Woolshed and the Restaurant building, which is
immediately outside the café.

The Circuit Room/Exercise Studio is located in the space at the extreme southern end of the
Woolshed building. A number of sessions and classes are held in the room including circuit
sessions, various fitness, yoga and pilates classes as well as adult and children’s dance
classes. Personal training services also appear to be provided from the facility. Washing and
changing facilities for patrons to use after classes and sessions are also provided.

The application does not provide any specific hours of operation for the facility, but simply
describes the hours as flexible.

The application considers the main users of the facility are locals and visitors to the area.
Again it is understood the activity makes use of the parking already established for other
activities directly outside the woolshed building.

The third activity for which consent is sought are the functions in the Woolshed. The northern
part of the Woolshed is currently used for an exhibition space for artists however functions
have also been held in this space since 2002. Consent is sought to continue to provide up to
12 functions in this space per year, which are over and above the 12 ‘special events’ that are
allowed on the site under conditions 23 of the main Matakana Country Park consent (RMA
32399). The type of functions envisaged and already catered for would be weddings,
christenings, funerals, exhibition opening nights and birthday parties. Functions would occur
between the hours of 9.00 am to 12.00 am and involve no more than 120 guests.

The fourth activity is the Art Gallery. This activity, involves a retail and exhibition space at the
northern end of the Woolshed building. The gallery activity also makes use of the mezzanine
area within the building.

The shop associated with the gallery operates from 9.00 am to 5.00 pm and it appears the
applicant seeks the option of being open for 7 days a weeks, however during non-peak times
depending on demand, the shop may close early and may operate as little as 4 days a week.
Reason for Application

Resource Consent is required for the following reason(s)

Plan Change 55

Café:

Plan Change 55 is a plan change to the Operative District Plan 1993. It relies on the
definitions section of the 1993 plan. In this plan Section 20 provides the following definition of

‘Restaurant’

‘means any premises on or in which meals are regularly supplied for consumption on the
premises, with or without liquor, and includes a tearoom and coffee bar.’

It is considered the café applied for falls within this definition.

Under the General Rural Activity Area table under 9.3, activity number 19, ‘Restaurants’ are
provided for as a discretionary activity provided that no direct access is gained onto particular
roads which do not apply in the case of this site.

Accordingly the café is considered to be a Discretionary Activity under these provisions.

Circuit Room/Exercise Studio

Section 20 of the Operative District Plan 1993 provides the following definition of a ‘Place of
Assembly’
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‘means any building or land used for public and/or private assembly or meeting of people and
includes Marae, libraries, churches, halls, clubrooms, community centres, conference centres,
chartered clubs and premises with a club license and other similar establishments, including
outdoor recreation facilities, but excludes motor sports. Places of assembly shall also include
recreation facilities such as badminton and squash courts but not amusement centres.’

The Planner’s Report submitted with the application indicates that the Circuit Room should be
considered an ‘Entertainment Facility’ however the only definition found in the plan in this
regard is for ‘Outdoor Recreation and Entertainment Facilities’ which only includes outdoor
recreation activity and tourist facilities neither of which the Circuit Room is considered to
come within.

As the definition of a ‘Place of Assembly’ includes recreation facilities such as badminton and
squash courts it is considered the Circuit Room/ Exercise Studio falls within the generality of
these types of indoor recreational facilities referred to and can therefore fit within this
definition.

Under the General Rural Activity Table 9.3, activity number 17, Places of Assembly not
provided for as a permitted activity, are a discretionary activity.

Functions in the Woolshed

The functions in the Woolshed are considered to also fit within the Section 20 definition of
‘Places of Assembly’ quoted above and therefore again under the General Rural Activity
Table 9.3 would be considered a discretionary activity.

Art Gallery comprising an exhibition space and shop

The exhibition space part of the Art Gallery is considered to again fall within the generality of
activities that are listed within the ‘Place of Assembly’ definition in the plan, similar to for
instance a library. Therefore this aspect of the gallery activity is considered discretionary
under this plan, in terms of the General Rural Activity Table 9.3, and activity number 17.

The shop which is associated with the gallery exhibition space is not provided for under  the
plan and therefore under Rule 9.4, is deemed to be a hon-complying activity.

Therefore overall the application is considered to be a Non-Complying activity under
Plan Change 55.

Rodney District Plan-Operative in Part

Café

Chapter 3 the ‘Definitions’ section of the plan provides the following definition of restaurant:
‘means any premises on or in which meals are primarily and regularly supplied for
consumption on the premises with or without liquor and includes a tea room, coffee bar and
fast food restaurant but excludes Drive-through Activities.’

The café is considered to fall within this definition.

Activity Table 1 under Rule 7.9.2 , provides for restaurants as a discretionary activity in the
General Rural zone provided it is not accessed off certain roads, which do not apply in the
case of this site.

The café is therefore considered to be discretionary.

Circuit Room/Exercise Studio

The definition of a ‘Place of Assembly’ under this plan is identical to the definition under the
Operative District Plan 1993.
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However the definition in this plan of ‘Entertainment Facilities’ is as follows:

‘means buildings in which facilities are provided (at a charge to the public, or by private
reservation) for:

e indoor recreation and entertainment
e the promotion of physical health

and includes taverns and bars, theatres, cinemas, casinos, cabarets, clubs, amusement
galleries, gymnasia, sauna of figure control clinics and massage parlours.’

Under Plan Change 55 the Circuit Room was considered to fall within the meaning of a ‘Place
of Assembly’ however, as the Rodney District Plan provides a more specific, carefully defined
description where the activity ‘gymnasia’ and the ‘promotion of physical health’ is referred to it
is clear that despite the identical definition, the plan now intends to exclude these types of
activities from being ‘Places of Assembly .

It is therefore my view that the Circuit Room/Exercise Studio should be considered an
‘Entertainment Facility’ under this plan and not a ‘Place of Assembly’. It is noted that the
Planning report submitted with the application accepts that the Circuit Room falls within the
definition of ‘Entertainment Facility’ (Section 4.2.1 ‘Rules’ pg 6).

Activity Table 1 under Rule 7.9.2, does not provide for ‘Entertainment Facilities’ and therefore
under this table it must be considered a Non-Complying Activity as ‘Any activity not listed in
this Activity Table’.

Functions in the Woolshed

As discussed above the definition of a ‘Place of Assembly’ under this plan is identical to the
definition under the Operative District Plan 1993.

The functions in the woolshed are considered to fall within this definition.
Activity Table 1 under Rule 7.9.2 provides for ‘Places of Assembly’ as a discretionary activity.

Art Gallery comprising an exhibition space and shop

Again, the exhibition space part for the Art Gallery is considered to fall within the generality of
activities described in the definition of ‘Place of Assembly’ and therefore under rule 7.9.2,
Activity Table 1, would be a discretionary activity.

As with Plan Change 55 the shop which is associated with the gallery exhibition space, is not
provided for and therefore under rule 7.9.2, Activity Table 1 is a Non-complying activity as ‘An
activity not listed in this activity table’.

Overall the application is a Non-Complying Activity under the Rodney District
Plan-Operative in Part and this is also the overall activity status for the
application.

SITE DESCRIPTION

The site is located in a rural environment in the northern part of the Rodney District,
approximately 1.5 km from the north-eastern outskirts of the Matakana township. As
discussed above it is often referred to as the Matakana Country Park site.

The site is a generally flat, 20.8039 ha pastoral property, bounded by Leigh Road to the north,
Takatu Road to the east and Omaha Flats Road to the south. The road frontages of the site
on both Omaha Flats and Leigh Roads are particularly long, exceeding 500m in both cases. A
stream meanders through the central part of the property in a general east to west direction.

The main building activity on the site is in a generally central location around the main
established carparking area and accessways. The Woolshed building occupies an area on
one side of the carpark and the main Restaurant/café building (not to be confused with the
small café the subject of this application) faces the Woolshed on the opposite side of the
carpark. A Craft Shop is located very close by to the Restaurant/café building and these two
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buildings are so integrated they almost read as one large building. Two main accessways
lead from the carpark, one to Omaha Flats Road and the other to Leigh Road. The
accessway from the carpark that eventually leads to Omaha Flats Road has a bridge
crossing. On the other side of this crossing is a more informal carparking hardstand area
which then leads to the small relocated historic church. To the east of two main buildings and
to the north of the church is an oval shaped horse training track which takes up a substantial
area of the site.

The only other buildings on the site are located in the south-western corner of the property
where there is a general office, which was formerly an Information Centre, and a barn. This
part of the site gains road access from Takatu Road.

Those parts of the site that are not used for buildings include enclosed paddocks where
various animals are kept and other attractions such as playgrounds, and a miniature railway.
The signage, entrance treatment and fencing on Omaha Flats and Leigh Roads, clearly
identify the site as a country/rural themed attraction.

Photograph of Woolshed building, looking across the carpark from the restaurant building

entrance.
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WEIGHTING OF DISTRICT PLANS

The Operative District Plan 1993 Plan was first notified under the Town and Country Planning
Act 1977 and was made operative 17 years ago in 1993. While it is an increasingly out of date
document, the provisions of which have largely been superseded by later documents, the
‘Definitions’ section of this plan Section 20 are still in use in administering the rules of Plan
Change 55. Plan Change 55 is a plan change to the Operative District Plan 1993 which
specifically deals with in activities in the rural area of the district. It was first notified in 1995
and was made operative in April 2006.

The Rodney District Plan-Operative in Part was first notified in November 2000, and while the
majority of its chapters have been made operative, unfortunately the ‘Rural’ chapter, Chapter
7, which is considered to be the most relevant for this proposal, is still subject to some
unresolved appeals. The ‘Definitions’ chapter which also affects this proposal in terms of
defining the various activities for which consent is sought, is not subject to any appeals but it
is understood is has not been made operative in case changes arising from the resolution of
appeals in other areas affects these provisions.

It is understood there are no unresolved appeals to Chapter 7 that relate to Rule 7.9.2 Activity
Table 1 which provides for activities in the three main rural zones including the General Rural
zone, where the application site is located, or to objectives and policies that relate to such
activities. For this reason, and as there are no appeals to the ‘Definitions’ chapter of this plan,
it is considered that while technically the most weight should be placed on the provisions of
Plan Change 55 as the only fully operative document a reasonable amount of weight should
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also be placed on the provisions of the Rodney District Plan - Operative in Part as it is now at
an advanced stage in the statutory process.

NOTIFICATION AND SUBMISSIONS
Notification

The application was notified on 12 January 2010 and submissions closed on 10 February
2010. A summary of the submissions is set out below. A list of all people who made a
submission to the application is provided under Attachment B. On the release of this report a
full copy of submissions has been provided at the Rodney District Council - Warkworth
Service Centre. A full copy of submissions will also be provided to the Hearings Panel.

Submissions

A total of 267 submissions were received by the close of the submission period. Of these 3
opposed the application and 264 supported the application. Five submissions were received
which were late (received on 1 March 2010) and therefore the Panel will need to make a
decision under section 37 of the Resource Management Act 1991, as to whether these
submissions are accepted.

The large majority of submissions received were on the Council’s standard ‘Notice of
Submission’ Form, and included pre-prepared comments in support of the application. The
names of all the people who made their submission in this way will not be individually listed in
the report, due to the large volume. However the comments provided in these submissions
which are common to all of them are summarised below. Following this, a summary of the
remaining submissions that were not made in this pre-prepared format is provided in a table.

Summarised content in submissions with pre-prepared comments:

-Application is supported.

-Woolshed building is complementary to the rural character and does not affect the amenity
values in any way.

-Activities in the Woolshed are complementary to the tourist related activities and are
beneficial to both visitors and tourists.

-Gym will benefit young and old and is a worthwhile addition to the general health of local
people in the area.

-Reasonable carparking is available, given there is something in the region of 280 carparks
available in the general area for the public and on special days additional carparking is
available in the adjacent paddocks. There is no major impact on carparking in the area,
Matakana has a problem with carparking.

-We support the vision of John Baker (applicant) in providing worthwhile children’s facilities
including the well used playground, miniature train rides, pony rides and the provision of farm
animals for the public to enjoy.

-Approve the application.

People who signed the pre-prepared form that wish to speak:

-Samantha Aley

-Emma Barry (late submission)
-Peter Bedwell

-Dr Louise Chasteau (late submission)
-Courtney Trustees Limited

-Jane Cresswell (late submission)
-John Cresswell

-Glenn Dalton (late submission)
-James Davies

-Joy Early

-Juliet Hughes

-Pauline McLafferty

-Lee Parore

-Michelle Tree (late submission)
-Andrea Vujnovich

-Anthony L. Vujnovich



Summary of Remaining Submissions

GROUPS/ORGANISATIONS STATUTORY BODIES/COMPANIES

Name Address Main Comments Relief Sought Wish to

be heard
Innova Tan | - -The applicants have made a | - Yes
Limited number of resource consents

over the years adding to the
generated adverse effects
such that cumulative effects
are now adverse and
significant.

-The applicant has never
followed the rules. Operates
when he wants and seeks
consent later. Conditions of
approved consent are
ignored when they don’t suit.

-Application document with
respect to consultation is
inaccurate and in some
instances almost defamatory.

-The assessment of
environmental effects is not a
balanced document.

-The proposed activities do
not meet the relevant
objectives and policies and
assessment criteria of the
District Plans.

-The activities do not provide
for a coherent rural based
activity and are inconsistent
with the zone in which they
are located.

-The submitter has never
been considered by the
Rodney District Council as
an affected party for any
activity on the subject site
and his rights have been
disregarded and trampled
over even though the
generated effects of some of
the activities have been
adverse in the extreme.

-The proposed activities will
have significant adverse
effects on the amenity of the
submitter’s property and both
its rental and resale value.

-The application is contrary
to the Section 5 and Section
7 of the Resource
Management Act 1991.




Name Address Main Comments Relief Sought Wish to
be heard

Matakana - -Supports the application and | -To grant the | Yes

Community all activities for which | approval sought

Group Inc consent is sought. for a non-

-The Matakana Community
Group represents a wide
range of interests and
community members within
the greater Matakana area.

-The Woolshed Gallery and
Event Space, is considered
to be a valuable resource for
the area and has the
flexibility to be used in a
number of different ways.
Holds functions for local
families and for artists in the
area, such events create
community cohesion, it is
therefore a resource the
community wants to keep.

-Circuit Room attracts some
of the best personal trainers
in N.Z. A wide range of
exercise classes are offered,
as well as dance classes for
children, pump, yoga,
zumba, local
physiotherapists, doctors,
holistic health professionals.

-Where else can you look
outside and see farm animals
as you exercise.

-Eliminates the need to drive
10 km away to gyms in
industrial estates, creates a
sense of unity and
community when regulars
meet.

-Café is the perfect
complement to the Art
Gallery and Circuit Room.

-The mezzanine and Art
Gallery retail space is well
used by locals and tourists. A
great place for local artists to
display their works.

-Parking near each of these
entities is extensive and with
two road accesses there are
no problems with traffic.

-Playground is loved by
children.

complying
resource consent.




Name

Address

Main Comments

Relief Sought

Wish to
be heard

-Complex provides part-time
employment for many locals,
it is a dynamic and thriving
local amenity.

INDIVIDUALS

Name

Address

Main Comments

Relief Sought

Wish to
be heard

Helen &
Graeme
Croshy

39 Omaha Valley

Road.

-Supports the whole
application.

-It is part of our community,
providing a wide range of
services that benefit
individuals, local residents,
local economy in keeping
with this area.

-Approve
application.

the

No

Heather &
John Forsman

518 Whitmore Rd,

Matakana.

-Supports the whole
application.

-The Matakana Country Park
and its activities, especially
the Circuit Room are a
valued part of the area with
S0 many positive benefits for
those of us in the community
and those who visit and
tourists who stay at our
lodge.

-Approve
application.

the

No

Elizabeth
Foster

464 Leigh Rd.

-Opposes the whole
application.

-The application is outside
the intent of the original
consent.

-lllegal activities have
occurred since the consent
was first activated.

-Conditions of the existing
consent have not been
fulfilled or have been
exceeded.

-Decline
application.

the

Yes

Damion &
Sharon Freeth

1 Takatu
Matakana.

Rd,

-Opposes the ‘Woolshed’
being used as a Function
Centre for 12 or more
functions per annum, also
the operating hours of the
Circuit Room.

-Our family is directly
affected by this application in
regard to noise amplification,
increased traffic, privacy and
security.

-Decline
Application as
believe there

be significant

we
will

adverse  effects

from
proposals.

the

Yes




Name

Address

Main Comments

Relief Sought

Wish to
be heard

-Concerned that the
Matakana Museum/ Country
Park is deferring to
increasing events and
functions more so than an
Equestrian
Centre/Museum/Animal Park
as originally intended.

-As our property is
surrounded by the country
park and no other property is
affected as much as ours,
examples of effects can be
shown if required.

Neville
Johnson

-Supports all of the

application.

-Considers the activities of
the Matakana Country Park
are a valuable extension of
the activities of Matakana
Village.

-It is critical for the long term
development of our area that
activities such as the ‘Circuit
Room’ be encouraged and
managed sensibly in the
context of the Country Park
amenities.

-Approve the

application

Yes

Lorraine
David Mildon

&

56 Omaha
Rd, Matakana

Flats

-We fully support all the
above activities that the
Matakana Museum have in
place.

-We enjoy all aspects of the
Country Park, and feel it is a
huge benefit to everyone in
the local area.

-Our property is directly
across the road from the
Park, there is never a noise
problem, every function is
organised correctly, it is a fun
place, a huge benefit for us
to have access to the
exercise studio, a fabulous
place to take visitors.

-We would like
the Council to
totally approve
the application as
above.

-Does not
specify

Glenn
Stevenson

32 Kauri
Sandspit.

Drive,

-Supports the whole

application.

-Supports all activities at the
Country Park and considers
it to be a valuable part of
Matakana.

-Approve the

application.

No

Nickie
Stevenson

32 Kauri
Sandspit.

Drive,

-Supports the whole

application.

-Approve the

application.

No




Name Address Main Comments Relief Sought Wish to
be heard

-Supports the activities at the
Country Park and considers
it to be a valuable part of
Matakana. We are lucky to
have it.

Written Approvals

Section 104 (3) of the Act states that a consent authority must not have regard to any effect on a
person who has given written approval to the application.

Written approval in relation to some close-by properties have been received from the following
persons:

-James & Jane Vuletic (45 Takatu Rd, Matakana).

-Terrie Buick (1168 Leigh Rd, Matakana). It is noted that Council’s records show that this property is
owned by Perrin-Buick Properties Ltd, and the directors of this company are both Terrie Buick and
Kenneth Perrin, however a signed form has only been provided from Terrie Buick.

-Merrial Russell Poland (20 Takatu Rd, Matakana).

Revoked Written Approval

It is considered necessary to record in this report, that the application was lodged with the written
approval of Craig Dawson (14 Takatu Rd, Matakana). However on 24 December 2009 Mr Dawson
wrote to the Council advising that he wishes to revoke that support and to put on record his objection
to the consent application. No submission on the application was subsequently made by Mr Dawson.

7.0 REPORTS FROM OTHER OFFICERS/DEPARTMENTS/CONSULTANTS

Reports and/or comments have been received from the persons with respect to this

application:

(2) Development Engineer’s report from Cameron Ure (see Attachment C)

(2) Comments from Consultant Traffic Engineer - David Mitchell (see Attachment D)

3) Comments from Strategy & Policy Planner - Wendy Robertshaw (see Attachment E)
(4) Comments from Environmental Health Manager - lan Farrell (see Attachment F)

8.0 STATUTORY ASSESSMENT

8.1 The Act requires for all applications for resource consent that subject to Part 2 of the Act, the
Council must have regard to the matters set out in section 104 of the Act.

8.2 Section 104 (2) of the Act states that the Council “may disregard an adverse effect of the
activity on the environment if the plan permits an activity with that effect.” The permitted
baseline of effects will therefore be assessed prior to the assessment in terms of section 104
(2) of the Act.

8.3 Following the section 104 (1) assessment an assessment will be made in terms of sections
104D, as applicable, and Part 2 of the Act.

9.0 SECTION 104 ASSESSMENT
Permitted Activities Assessment
The Existing Environment

9.1. The activities and development on the site have already been documented in the early
sections of the report in the comments made under ‘Relevant Planning History’ and ‘Site

Description’. However the following summary of existing activities on the site is provided
below:




9.2

9.3

9.4

9.5

-Equestrian Activities (dressage area, horse training track).

-200m” Café and Restaurant building and use of the building for this purpose.

-Other visitor attraction activities such as play areas for children, miniature railway, mini
farmland.

-The Woolshed building.

-Parking and accessways to service the Woolshed and Restaurant building.

-A weekly Farmers Market.

-12 special events per year on the site.

-The use of a former advice bureau as a general office.

-The permanently resiting and use of a historic church for church activities.

-Five New Year’'s Eve Outdoor Entertainment Events between 2009-2013 for a maximum of
12,000 patrons.

Therefore before even considering the activities for which consent is sought under this
application, the level of activity presently on the site is reasonably high. It is considered
appropriate when determining this application to compare the effects arising from the above
consented activities against the additional effects that will be generated by the four activities
within the existing environment.

In respect of the wider locality it is noted that there are also a wide range of activities that
have been established in the environment such as a growing presence of rural-residential
activities, wineries, wine-tasting and associated winery cafes/functions centres as well as
stand-alone cafes and artist studios/galleries, mini golf facilities etc.

Therefore it is my view the existing environment contains quite diverse activities for an
environment zoned for General Rural purposes and within the Matakana/Point Wells/‘Omaha
Flats locality these activities which are often of a commercial nature are becoming increasing
dominant in relation to more conventional rural production activities that also take place in the
area.

Unimplemented Consents

| am not aware of any unimplemented consents which either relate to the site or to sites in the
area and which would have relevance to determining this current application. It is however
noted that aspects of the original establishing consent for the Matakana Country Park RMA
32399, have not been implemented by the consent holder, such as the Vintage Car Museum
activity in the Woolshed. As this consent was granted in 2002 and this application seeks to
substitute the museum activity with other already established activities, it is considered this
aspect of the RMA 32399 consent has effectively lapsed.

Activities Permitted by the Plan

There are a number of activities that are permitted by the plan. Examples of some of these
activities are listed as follows:

-Accessory buildings for permitted activities.

-Arable farming.

-Childcare facilities for not more than 10 children at any one time.
-Cleanfill sites of up to 200m°.

-Farm dwellings and accessory buildings.

-Farmstay or homestay accommodation for not more than 10 guests.
-Outdoor recreation utilising resources in their natural state.
-Pastoral farming.

-Single household unit (rural-residential).

-Use of the site for not more than a total of 3 days within any 12 month period for events such
as festivals, carnivals, markets, race meetings, rallies etc.

As there are a large number of existing consented activities on site, it is considered a more
relevant exercise to compare the current effects from these activities against the combined
effects of the activities under this retrospective application and the existing consented
activities.



9.6

Nevertheless with some permitted activities it is considered there is a relevant comparison to
be made in relation to the consent sought. For instance the functions in the Woolshed could
potentially generate similar effects in respect of attracting people to the site, and noise and
traffic, as the permitted activity the plan provides for allows the site to be used for certain
events for 3 days within a 12 month period.

Section 104(1) (a) Any Actual and Potential Effects on the Environment of Allowing the
Activity.

Section 3 of the Act states that the term “effect” includes any positive or adverse effect;
temporary or permanent effect; past, present, or future effect; any cumulative effect and
potential effects.

Rural Character and Amenity Values

The rural character and amenity of the application site has been quite substantially modified
over the past eight years with the introduction of a number of activities through the consent
approvals that have gradually been obtained. While this consent history has been discussed
in detail in an earlier section of the report, in summary the activities or built development that
currently takes place on the site and are not directly subject to this resource application
involve the following:

-Equestrian Centre and general Country Park activities e.g.: petting of animals, miniature
railway etc.

-The ‘Woolshed’ building (initially intended for a Vintage Car Museum) and ‘Restaurant’
building and activity.

-Associated signage.

-A craft co-operative shop.

-A Farmers Market.

-A building with office activity.

-12 special events per year.

-A Church with church activities.

-Five New Years Events till 2013 involving no more than 10,000 patrons.

Even without considering the activities under this application, the level of activity on the site is
fairly extensive. However in my view despite this the site still retains a level of rural character
for the following reasons:

-Many of the activities on the site are of a rural theme or origin e.g.: equestrian centre, country
park activities, farmers market.

-Many of those activities that are not of a rural theme or origin, are supportive or
complementary of those that are, by being tourist/visitor related e.g.: the restaurant, the craft
co-operative.

-The main buildings on the site being the ‘Restaurant’, ‘Woolshed’ and ‘Craft Co-operative’
are of a rustic/rural style and design and are built with materials that are consistent with this
theme.

-The site which is slightly over 20 ha in size still retains a high open space to built
structures ratio.

-The site still displays many elements normally associated with a rural setting such as
paddocks, farm fencing, grazing animals.

For this reason it is important that new activities which the applicant seeks to introduce to the
site are sympathetic and respond appropriately to this rural character despite it not being
typically ‘General Rural’ and involving a far higher degree of development and activity than
most sites zoned for this purpose.

The full notification of the application was largely motivated by concerns about adverse
effects on rural character and amenity. These largely centred around concerns that the Circuit
Room/Exercise Studio in particular was a stand-alone activity that did not appear to rely on a
rural location or resources and did not present any obvious connection to the other tourist or
rural related activities on the site. A further concern in respect of the overall application was
simply the intensity of effects that would be generated on the site by combining the four
additional activities to those activities that are already lawfully operating on the site. In
particular there was concern about the increased function activity sought over and above the
function/event activity that already took place under earlier consents. It was felt that this level



of activity would create changes to the site which would have incremental adverse effects on
the rural character and amenity, for instance the need to formalise more parking areas on the
site to accommodate the parking demand of such activities.

The applicant’s Planner, Lisa Capes (Lisa Capes Consulting), in page 12 of her assessment
which forms the main basis of the proposal states the following in respect of effects on rural
character:

The site is large and the majority of it is devoted to equestrian activity. The buildings have a
rural theme and are cohesive in design. What is proposed does not impinge on the rural
productivity or the visual character of the area.

It does represent a more urban aspect of the wider area’s character but that is already
established with the presence of cafes, markets and other miscellaneous activities that are an
accepted part of the area’s identity. The present proposal does not erode the rural character
of Omaha Flats and Matakana but it does reinforce the existing character of the area. As
noted above it does this without adding new built form, infrastructure, or a new activity node
outside of that which is already in existence.

The mitigation for the presence of an urban activity in the ‘fural’ environment is in the form of
the beneficial effect of the proposal on the health and welfare of the local population and the
support the proposal lends to the existing tourism and community related activities on the site.
Any concerns over the impact of an activity that is perceived as urban on the rural culture of
the area is ameliorated by the existing level of modification of the rural landscape in the area
between Warkworth and Omaha Flats. Also of importance is the fact that in this case the
activities take place indoors with large separation distances to the boundary and modest
signage.’

I concur with many parts of this analysis. As discussed earlier, a large proportion of the site
area undeniably remains in rural use (equestrian activities, grazing animals), the design and
materials of the buildings (which have all already been consented to) are distinctly rural. Also
the application under consideration involves the inclusion of four activities within an existing
building that are already essentially served by established infrastructure. Therefore the
application involves no further building work or land modification. Such activities and
additional built elements can often be the primary contributor to eroding or altering the rural
character of an area.

The applicant’'s Planner appears open and accepting of the fact that the Circuit
Room/Exercise Studio is an urban activity in the rural environment. She considers the health
and welfare benefits of such an operation mitigate its presence in this rural context. Ms Capes
also makes the point that the indoor nature of the activity and the separation distances to the
boundary also lessen its effects and suggests that such activity is not out of place in the
Matakana/Omaha Flats locality where it is implied the rural character is dynamic, and evolving
and is affected by the establishment and operation of a number of commercial enterprises
and activities.

In my view the fact that the Exercise Studio/Circuit Room is within an existing building, which
is centrally located within a fairly tightly grouped cluster of development (two main buildings
that face inward and surround a landscaped carpark) on a large site, and where the three
road frontages assist in increasing the separation distances to activities on other sites, is
significant in mitigating the effects of an activity that because its lack of obvious rural purpose
or connection might otherwise adversely affect the rural character of the surrounding area and
locality. It is considered desirable for this activity in particular to continue to have a discreet
presence in the environment and remain as low key as possible.

While | am satisfied the effects on rural character and amenity of the Exercise Studio/Circuit
Room are mitigated | still feel the inclusion of such an activity amongst the consented and
operating activities within the park does not add to the coherency of the park as a whole
where the other activities are largely more exclusively rural/tourist and visitor related. This
was also a matter that was raised in the submission of Innova Tan Limited where concern
was expressed that the proposed activities do not provide for a coherent rural based activity.
However it is my view this incoherency does not give rise to any real tangible environmental
effects on rural character and amenity that are experienced beyond the boundaries of the site.
It is also noted that in the past consent has been given to the Visitor Information
Centre/Advice Bureau on the Takatu Road frontage being converted into a general office use.



This also would appear to step outside the rural/tourist/visitor related activities that generally
predominate on the site and tend toward more general commercialised use.

In my view the benefits (health and welfare etc) arising from the particular type of activity the
Exercise Studio/Circuit Room , should be given a cautious degree of weight, as this type of
activity by its very nature will inevitably always be able to identify such benefits. Most
importantly the actual and potential adverse effects of such an activity operating in this
location need to be mitigated to a level where they are no more than minor. As discussed
above, the features of the site and the configuration of existing development which provides
the venue for the activity, lends itself to this happening and it is therefore considered the rural
character and amenity effects of the Exercise Studio/Circuit are no more than minor. The
positive health and community benefits of the facility are nevertheless acknowledged and are
a legitimate effect to have regard to under section 104 of the Act.

| also agree with Ms Capes’ comments that the particular local rural setting of
Matakana/Omaha Flats now involves a wide range of activity and commercial ventures
(Winery Cafes, Art Studios etc). Therefore unlike perhaps other rural areas where there is not
such a high presence of this kind of activity, the Matakana Country Park activities could be
said to reinforce this character rather than appearing out of place with it.

The other activities for which consent is sought the ‘Café, Art Gallery with exhibition space
and related shop and functions are considered to be more in keeping with the activities that
already exist or were originally intended for the Country Park when the first establishing
consent RMA 32399 was granted in 2002. Again they also have the benefit of relying on an
existing consented building and facilities (such as parking) that has already been established
under an earlier approval and therefore this factor alone significantly reduces any discernable
change that might otherwise occur to the character and amenity of the area.

It is considered the Art Gallery with exhibition space and shop would very likely attract similar
visitor interest and movement patterns from the Vintage Car Museum that was originally
intended for the Woolshed building. It is considered logical that given the number of activities
on the site that a small café offering light meals and drinks will be supportive of these
established activities, rather than people using the more formalised dining offered by the main
Restaurant facility in the other building.

In making the notification decision on the application there was concern about the level of
function activity that would operate on the site with the 12 functions that were sought in the
‘Woolshed’ together with the functions that can operate in the established RD 6
Restaurant/Café, the 12 special events that can operate on the site over a 12 month period
and the five Highlife Entertainment New Year’s Eve events that were recently consented. It is
considered this level of activity could potentially adversely affect the rural character and
amenity of the site and locality in terms of the traffic and activity generated and the visual
effects of a large number of parked cars on the site. In my view it is therefore considered
important that conditions of consent be imposed that ensure that the new function activity
does not operate at the same time as the already consented function activity. It is in any case
considered to be within the applicant’s interests to control and co-ordinate the function activity
on the site, so there is not an unworkable overlap of activities With such conditions imposed,
along with controls on noise and hours of operation, the rural character and amenity effects of
the functions sought are expected to be no more than minor.

Therefore overall it is considered the Exercise Studio/Circuit Room is in my view somewhat of
an irregularity on the site given its lack of connection with the rural location or lack of
alignment with other rural/tourist based activities or activities that complement these uses.
Nevertheless, it is fully acknowledged that the site has good separation distances from
activities on neighbouring sites due to the reasonable size of the property (approximately
20 ha). As well as this, the central location of the main development on the site where the
buildings, carparking and landscaping are quite tightly confined enables activities undertaken
within the buildings to avoid a highly visible presence in the environment. All these factors
mean that in spite of the nature of the activity the character and effects of it operating in this
rural context are mitigated to a point where they can be considered no more than minor. It is
considered the regime established under the RMA expects an effects based, rather than
activity based, approach in determining the appropriateness of certain land-use in a particular
location.



It is considered the Café, Art Gallery and Woolshed functions also have a no more than minor
effect in this area, provided certain controls are imposed particularly in respect of the function
activity. These activities are considered to be complementary to the activities that already
exist on the site and in respect of the Art Gallery in particular could be expected to attract
similar patron activity as the originally intended Vintage Car Museum that was proposed for
the Woolshed building but never went ahead.

Noise

The submission of Damion and Sharon Freeth who are understood to reside at the property at
1 Takatu Rd raised concerns about noise amplification from the activities proposed under the
application.

The site at 1 Takatu Rd adjoins the application site to the east north-east and is located
directly on the corner of Leigh and Takatu Rd. It is accepted that very probably this property
above all others has the most exposure to the activities at the Matakana Country Park, mainly
due to its close proximity and flat topography which it shares with the application site, and the
fact that unlike some of the other surrounding sites, it is not separated by a public road.

The activities that would be anticipated to potentially use amplified music are the Circuit
Room/Exercise Studio and the functions in the Woolshed. For this reason the application has
been assessed by Council’s Environmental Health Manager-lan Farrell. In his assessment
which is included as an attachment to this report he has recommended certain conditions are
imposed which firstly set hours of operation for certain activities and secondly noise standards
which must be complied with.

It is also considered such effects will be mitigated by ensuring activities that may have the
potential to cause adverse noise effects do not overlap and occur at the same time, thus
increasing the level of noise nuisance that could occur.

On the basis these conditions can be imposed it is considered the noise effects of the
activities will be mitigated to an extent where they are no more than minor, taking account of
the various activities that can already take place on the site.

Traffic Access and Parking

Council’s Consultant Traffic Engineer, David Mitchell, has assessed the proposal in respect of
the following issues:

-Site Access

-Parking

-Loading

-Traffic Generation and Distribution
-Safety

-Capacity

In respect of site access Mr Mitchell considers the existing accessways, which were obviously
assessed when the main establishing consent RMA 32399 was approved, are appropriate.
The site is accessed from both Leigh Rd and Omaha Flats Road, and as noted in Mr
Mitchell’'s assessment are paved, two way accesses with appropriate markings and adequate
sight distances.

In relation to parking, Mr Mitchell correctly indicates that the café is assessed under the
District Plan parking calculation for ‘Restaurants’, the Circuit Room/Exercise Studio as an
‘Entertainment Facility’ and the Woolshed functions and Art Gallery as a ‘Place of Assembly’.

The assessment acknowledges the site has a large number of parking spaces available,
however it is also noted these parks are not sealed or marked out and therefore the allocation
between activities is not clear. The unsealed surface is considered acceptable taking account
of the rural context, however sealed parking for mobility impaired users will be a requirement.
This can be incorporated into any future conditions of consent.

The Circuit Room/Exercise Studio is calculated as requiring 11 carparks and the Café also 11
carparks. The assessor considers these parking requirements should be included in the
leases these activity operators hold with the owner. It is considered it can be made a



condition of consent that when the current leases come up for renewal, their leases must
stipulate the required number of parking spaces in terms of the current District Plan
standards.

In respect of the Art Gallery, Mr Mitchell considers this activity is not expected to generate a
high level of traffic or parking, as most visitors would be expected to be at the Park for other
purposes. Because of this it is not considered necessary to have dedicated parking spaces
for this particular activity, given the large number of other parking provided in the Park overall.

In relation to the 12 functions in the Woolshed, the traffic assessment notes that the
application has indicated these functions have not to date generated a requirement for more
than 100 spaces. Mr Mitchell usefully indicates that the existing main carparking area could
accommodate approximately 70 vehicles and 60 vehicles approximately could park in the less
formal parking area across the bridge near the historic church. Because the functions will
have a maximum attendance of 120 patrons, these numbers are not considered high enough
to warrant a traffic management plan being submitted prior to the commencement of each
event. Nevertheless, Mr Mitchell considers a parking shortfall could result if another large
event at one of the other buildings on the site was held at the same time. He therefore feels a
condition of consent in some form is needed to ensure events at the Woolshed are not held at
the same time as other large scale events in the Country Park.

In respect of loading, there appears to be no formalised loading space, as per the District
Plan requirements, however Mr Mitchell is satisfied that given the size and nature of the
activities, heavy vehicle deliveries during peak times would not be needed and he is
comfortable that if truck deliveries are required such a vehicle can park in the side
manoeuvring aisles required for the main parking area with little disruption.

In relation to traffic generation and distribution problems arising from the activities, it appears
the benefit of the application being retrospective is that the activities have been operating in
the environment for some time and no negative traffic effects on the local roading network
have become apparent. On this basis the effect on traffic generation and distribution are
considered no more than minor by Mr Mitchell.

While an accident has been recorded within 100 metres of either exit of the site within the
past 5 years, the overall crash record is low and therefore Mr Mitchell considers this indicates
there is no inherent safety problem with either accessways into the site.

There are no issues in respect of capacity and the over-riding conclusion of the traffic
assessment is that there is no traffic related reason why consent should not be granted
subject to certain conditions in respect of parking requirements and demand and the need to
meet the sealed standard for mobility impaired parking.

It is, my view, that the main issue arising from the traffic assessment undertaken is the need
to ensure the parking arrangements for the multiple activities on the site are well co-ordinated
and organized to minimise actual disruption onsite and to also minimise the appearance of
disruption offsite. Therefore it is important the parking demand for the activities on site are
made clear in any consent approval that results from this application and that as much as
possible their operation in terms of the parking demand they create is integrated with the
parking demand of existing consent activities. This is an issue that has arisen because the
site has tended to develop in an incremental rather than a comprehensive manner and
activities have often been dealt with under separate consents.

It is clear, provided the activities are managed in accordance with the controls that have been
recommended, there would generally be expected to be adequate space for parking on site,

Development Engineering Issues
The application has been assessed by Council’'s Development Engineer, Cameron Ure.
Due to the retrospective nature of the application and the fact the existing ‘Woolshed’ and

carparking will be used for all four activities under consideration, the development engineering
issues are not a key issue in determining the application.



Obviously as no construction activities are required there no issues in respect of earthworks
or silt and dust control that require consideration and no engineering plan would be required
following the granting of consent should this occur.

In respect of servicing, the engineer comments that the existing stormwater, water
supply and sanitary sewerage system will continue to be used.

In respect of onsite access and parking, Mr Ure notes that the existing vehicle crossings and
internal roads will continue to be used and he raises no concern with this. He also comments
that the existing parking area was actually required to have a sealed surface under the main
establishing consent RMA 32399, but is currently operating with a metal surface. Despite the
non-compliance there does not appear to be any concern with this from a development
engineering perspective.

It is my view that the metalled surface is more compatible with the rural setting and character
and the activities offered on site and therefore from this stand-point the current formation
standard of the carpark is preferable to a more formalised permanent dust surface often more
associated with urban environments.

The Development Engineer is also comfortable with the number of carparks provided,
however a more indepth analysis of the parking demand has been provided in the
assessment undertaken by Council’s Consultant Traffic Engineer.

The final aspect of Mr Ure’s assessment confirms no development contribution will be
required due to the similar nature of the previously consented activity in the Woolshed with
that proposed now, and because no additional gross floor area is sought.

Overall it is clear the development engineering issues are minimal due to the established
nature of the activities. For this reason no development engineering conditions have been
recommended if consent approval results. It is considered, based on the assessment of Mr
Ure, there is no development engineering issue why consent should not be granted to the
proposal.

Cumulative Effects

It is understood a cumulative effect is the effect of a proposed activity or activities, adding to
or acting together with existing activities on the site and in the area.

It is considered the current application under consideration could have the potential to create
adverse cumulative effects on rural character and amenity. There are a number of activities
that already take place on the site and this current application is introducing a further four
activities. However it is considered a significant mitigating factor is the fact that these four
activities will take place in an existing building which was originally intended for a Vintage Car
Museum. Therefore the introduction of any new built elements or infrastructure to the
environment as a result of the activities operating on the site will be very minimal.

While in my view the four new activities, the Circuit Room, Café, Art Gallery with shop and
exhibition space and 12 functions are a considerably more intensive use of the Woolshed
space than the originally consented museum, the use of the existing building which as
discussed in the section on ‘Rural Character and Amenity Values’ is relatively centrally
located and being inward facing mitigates the intensity of these effects along with the size of
the site and the separation distance this additional site area consequently provides for. It is
considered all these factors contribute to the site’s ability to ‘absorb’ these effects to a level
where the surrounding environment and locality is not adversely affected in a more than minor
way. Further mitigation through the imposition of conditions will also assist in this regard to
ensure a number of activities that could bring about disruptive effects will not operate in
conjunction with one another. On this basis it is considered any adverse cumulative effects on
rural character and amenity will be no more than minor.






