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7. Application Site Details: 
Location and/or Property Street Address of the proposed activity: 
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Legal Description:  Val Number: _ 
 
Certificate of Title:    

Please remember to attach a copy of your Certificate of Title to the application, along with relevant 
consent notices and/or easements and encumbrances (search copy must be less than 6 months old) 

 

Site Visit Requirements: 
Is there a locked gate or security system restricting access by Council staff? Yes / No 
Is there a dog on the property? Yes / No 
Please provide details of any other entry restrictions that Council staff should be aware of, e.g. health and safety, 
caretaker’s details. This is important to avoid a wasted trip and having to re-arrange a second visit. 

 
 

 

 
 

 

 
 

 

 

8. Description of the Proposal: 
Please enter a brief description of the proposal here. Attach a detailed description of the proposed activity and drawings (to 
a recognized scale, e.g. 1:100) to illustrate your proposal. Please refer to Chapter 4 of the District Plan, and Guidance 
Notes, for further details of information requirements. 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 

If this is an application for an Extension of Time (s.125); Change of Consent Conditions (s.127) or Change or 
Cancellation of Consent Notice conditions (s.221(3)), please quote relevant existing Resource Consents and 
Consent Notice identifiers and provide details of the change(s) or extension being sought, with reasons for 
requesting them. 
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Application details 

Consent authority: Far North District Council 

Applicant: Waipapa Pine Limited  

Address for service: SLR Consulting New Zealand 

201 Victoria Street West 

Auckland 1010 

Attention: C/O Thomas Trevilla 

thomas.trevilla@slrconsulting.com  

020 400 06702 

Address for fees: Waipapa Pine Limited 

1945B State Highway 10 

Waipapa 0295 

Attention: C/O Maddie Dillon 

Maddie.Dillon@fbu.com 

Site: 1945B State Highway 10, Waipapa, Northland 

Legal description: Lot 3 DP 343062, Lots 1 and 2 DP 376253 

Owner(s): Waipapa Pine Limited 

Site area: 10.75 ha 

Plan(s): Far North District Plan (Operative 2009) 

Zone(s): Rural Production Zone 

Designation(s): None 

Overlay(s) or control(s): None 

Proposed plan(s): Proposed Far North District Plan (Notified 2022) 

Proposed zone(s): Heavy Industry Zone 

Proposed designation(s): None 

Proposed overlay(s) or control(s): River Flood Hazard Zone (100 Year ARI Event) 

River Flood Zone (10 Year ARI Event) 

Brief description of the proposed activity: To undertake operations expansion and 
development at an existing sawmill site including a 
new dispatch yard, new boron treatment building, 
second boiler, install landscaping, on-site 
stormwater and domestic wastewater system 
upgrades, earthworks, increase staff and parking. 

Resource consent(s) required: Land use consent 

Status of the proposed activity: Discretionary activity 
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Figure 1:  Aerial photographs of the site outlined in yellow (Source: Google Earth). 

Lot 3 DP 343062 

Lot 2 DP 376253  
Lot 1 DP 376253  
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1.0 Information requirements 

This resource consent application to the Far North District Council (the FNDC) has been 
prepared in accordance with the requirements of Schedule 4 of the Resource Management 
Act 1991 (the Act or the RMA) and the Far North District Plan (Operative 2009) (the FNDP). 
In addition to this report, this application is supported by the following application drawings 
and specialist reports: 

• Application Drawings (refer to Appendix B) 

• Landscape Package prepared by SLR (refer to Appendix C) 

• Civil Engineering Report prepared by Haigh Workman Limited (Haigh Workman) 
(refer to Appendix D) 

• Geotechnical Investigation Report prepared by Haigh Workman (refer to Appendix E) 

• Preliminary and Detailed Site Investigation Report prepared by Williamson Water & 
Land Advisory Limited (WWLA) (refer to Appendix F) 

• Ecological Assessment Memo prepared by RMA Ecology Limited (RMA Ecology) 
(refer to Appendix G) 

• Traffic Impact Assessment Report prepared by Haigh Workman (refer to Appendix H) 

• Acoustic Assessment Report prepared by Marshall Day Acoustics Limited (Marshall 
Day) (refer to Appendix I) 

• Hazardous Substances Regulatory Assessment Memo prepared by SLR (refer to 
Appendix J) 

• Landscape Review prepared by SLR (refer to Appendix M) 

2.0 Proposal 

2.1 Introduction and summary 

The Applicant, Waipapa Pine Limited (Waipapa Pine), is among the biggest employers in 
the Waipapa-Kerikeri area and produces timber products for the Northland and Auckland 
regions. Waipapa Pine operates an existing sawmill located at 1945B State Highway 10, 
Waipapa (the site). The site processes logs to produce a range of industrial and structural 
grade sawn timber products. The site’s primary product is structural grade framing timber for 
the new house construction market in the North Island. Waipapa Pine was purchased by 
Fletcher Building Limited (Fletcher Building) in July 2023. 

The site comprises three lots: Lot 2 DP 343062, Lot 3 DP 343062 and Lot 1 DP 376253.  
There are existing sawmill operations and development on Lots 2 and 3 DP 343062 and the 
western part of Lot 1 DP 376253. The activities on the site are authorised by a suite of 
district and regional resource consents, those of most relevance to this district application 
being land use consent 2150320-RMALUC (2016) and variation 2150320-RMAVAR/A 
(2022). The site’s consent history is discussed further in Section 3.0 of this report. 

Waipapa Pine seeks land use consent to undertake operations expansion and development 
on the site which, in summary, includes the following activities: 

• Construct a new dispatch yard on the vacant paddock on the eastern part of the site. 
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• Construct a new boron treatment building adjacent to the new dispatch yard which 
will require the storage and use of a hazardous substance (a boron-based timber 
preservative chemical). 

• Install a second boiler to serve the second existing timber kiln that is currently 
unused (leading to two kilns and boilers on the site). 

• Progressively increase staff to 108 (with a maximum of 104 on site at any one time). 

• Increase car parking spaces from 74 to 116 (including 4 accessible spaces). 

• Generate vehicle movements of up to 670 vehicles per day and 83 vehicles per hour 
(which is the site’s existing consented traffic limit). Waipapa Pine will not exceed its 
allocation of the maximum traffic movements on Industrial Way that the Council and 
NZ Transport Agency Waka Kotahi (NZTA) have previously supported. 

• Upgrade the on-site domestic wastewater management system (discharging to land 
on-site), including upgrading the existing treatment plant, installing a second 
treatment plant, decommissioning the existing disposal area and constructing a new 
disposal area. 

• Upgrade the on-site stormwater management system (discharging to the Kerikeri 
River to the west and an existing drain to State Highway 10 to the east), including 
two constructed wetlands, vegetated swale and other stormwater infrastructure. 

• Install landscaping across the site for the constructed wetlands, vegetated swale, 
domestic wastewater disposal area, pond bunds and buffer / boundary planting.  

• Undertake associated earthworks totalling 31,251 m3 (8,980 m3 cut and 22,271 m3 
fill) over 29,074 m2 with accompanying earthworks controls. Cut and fill heights will 
not exceed 1.5 m in depth. 

No changes to the existing consented hours of operation are proposed, being: 

• Sawmill operations (i.e., timber processing): Monday to Friday (7:00am to 10:00 pm) 
and Saturday to Sunday (7:00 am to 7:00 pm). 

• Other activities which do not involve timber processing including maintenance and 
monitoring of plan and machinery, site security and the operation of the boilers and 
kilns: Monday to Friday (10:00 pm to 7:00 am the following day) and Saturday to 
Sunday (7:00 pm to 7:00 am the following day).  

2.2 New facilities and expanded operations 

2.2.1 New dispatch yard 

A new dispatch yard will be constructed on the vacant paddock on the eastern half of the 
site. The dispatch yard will have a footprint of approximately 15,000 m2 (approximately 150 
m in length by 100 m in width) and be formed with granular hardfill. Timber loading and truck 
dispatch will be undertaken in this area. A site plan is provided in the figure below. 
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Figure 2: Sheet EXP02 of the Civil Drawings showing the proposed site plan (Source: 
Haigh Workman) 

2.2.2 New boron treatment building 

Boron treatment is proposed on the site. The new plant will be accommodated inside a new 
boron treatment building adjacent to the new dispatch yard. The new building is expected to 
have a footprint of approximately 2,620 m2 (approximately 69 m in length by 40 m in width) 
and have a maximum height of approximately 9.9 m. The building will contain various areas 
including a bunded tanker bay, bunded boron plant and treatment chemical storage area, 
areas for layup and turning, pre-treatment, post-treatment, wrapping / strapping and offices.  

The building will have a gable roof and be constructed with coloursteel trimline type roofing, 
cladding and flashings (coloured “permanent green”). Elevations of the building are provided 
in the figures below. Please note that the final plans, dimensions and internal layout of the 
building will need to be confirmed following detailed design and at building consent stage, 
however, the provided plans show the general bulk and design of the building, and it will 
continue to comply with the FNDP’s bulk and location standards. 
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Figure 3: Sheet C03 of the Application Drawings showing the preliminary south (top) 
and west (bottom) elevations of the new boron treatment building (Source: 
Will Sumner Design Limited) 

2.2.3 Hazardous substance for boron treatment process 

The hazardous substance required for the new boron treatment process is discussed in the 
Hazardous Substances Regulatory Assessment Memo prepared by SLR and a summary is 
provided below. 

The process will require a timber preservative chemical (FramePro) as detailed in the 
Hazardous Substances Regulatory Assessment Memo. The chemical is a boron-based 
substance containing a mixture of hazardous ingredients. The major ingredient is disodium 
octaborate tetrahydrate (10 % to 30 % of the total weight) which is an organic compound 
primarily used as an insecticide, fungicide and algicide. 

Within the new boron treatment building, there will be 2 x bunded 40,000 L above ground 
storage tanks containing the chemical. Supplies of the chemical will be delivered to the site 
by bulk tanker. With a specific gravity of 1.28, the site will hold a maximum on 102 T of the 
substance at any one time. 

Method 12.8.5.1 of the FNDP requires the adoption of the Hazardous Facility Screening 
Procedure (HFSP) when assessing proposed activities that involve hazardous substances. 
The HFSP determines the level of risk posed by the presence of hazardous substances. In 
turn, the level of risk establishes the status of an activity relative to the hazardous 
substances rules of the FNDP. This is called the consent status index.  

Having followed the HSFP under Appendix 2 of the FNDP, the Hazardous Substances 
Regulatory Assessment Memo calculates the consent status index for the proposed 
hazardous substance as 112.2. The calculation is shown in the table below. 

No other hazardous substances are proposed. 
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Table 1: Calculated consent status index for proposed chemical (Source: SLR) 

Effect  
Type 

Hazard 
Rating 

Base 
Quantity 

(T) 

Adjustment Factors Adjusted 
Based 

Quantity 
(T) 

Proposed 
Quantity 

Quantity 
Ratios 

Substance 
Form 

Distance 
From 

Boundary 

Type of 
Activity 

Human 
Health 

Medium 10 1 1 1 10 102 10.2 

Environment High 1 1 1 1 1 102 102 

Consent Status Index 112.2 

Having regard to the human health and environmental risks of hazardous substances, 
Waipapa Pine will implement the Hazardous Substances Regulatory Assessment Memo’s 
recommendations for hazard management:  

• All handling of the chemical should occur under cover within a purpose-built facility. 
In this facility stormwater will not interact with timber receiving treatment. 

• Secondary containment will be provided for the above ground storage tanks and 
tanker loading bay. The containment will be designed in accordance with WorkSafe 
New Zealand requirements. This will equate to the full volume of the above ground 
storage tanks plus at least 10 % additional storage (88,000 L). 

• Handling of the substance will be completed in strict accordance with safety data 
sheet requirements. 

• A spill response plan (SRP) will be developed which will outline how to safely identify 
and contain and manage the substance should an emergency event occur, including 
procedures for:  

o spill management; 

o clean up and disposal of soiled materials; and 

o post-emergency regulatory reporting. 

• Spill kits containing sand and/or absorbent materials such as granules will be 
provided in the vicinity of the above ground storage tanks. 

Waipapa Pine will follow other requirements for the use, storage and management of 
hazardous substances including under the Hazardous Substances and New Organisms Act 
1996 and Health and Safety at Work Act 2015. 

2.2.4 Second boiler 

There are currently two timber kilns and one wood-fired boiler on the site. The first kiln is 
operational and served by the boiler; the second kiln is not operational. A second wood-fired 
boiler is proposed to be installed to serve the second kiln. The boiler, among other 
components, will require a stack and baghouse that are approximately 20 m and 13 m in 
height, respectively. The stack will be of the same height as the existing stack. The figure 
below shows 3D views of the second boiler and its components. Elevations and dimensions 
are included in Appendix B. 
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Figure 4: 3D views of the second boiler and its components (Source: Windsor Energy) 

2.2.5 Operations 

No changes to the consented operational hours are proposed by this application. Under land 
use consent 2150320-RMALUC, these are: 

• Sawmill operations (i.e., timber processing): Monday to Friday (7:00am to 10:00 pm) 
and Saturday to Sunday (7:00 am to 7:00 pm). 

• Other activities which do not involve timber processing including maintenance and 
monitoring of plan and machinery, site security and the operation of the boilers and 
kilns: Monday to Friday (10:00 pm to 7:00 am the following day) and Saturday to 
Sunday (7:00 pm to 7:00 am the following day).  

A summary of existing and expanded operations is provided in the table below. 

Table 2: Summary of existing and expanded operations during the day and night. 

Time Existing operations Expanded operations 

Day-time • Cutting in the greenmill and drymill. 

• Log deliveries (32 movements per day), 
log unloading using the front end loader. 

• Truck loading and despatch (23 
movements) in the existing dispatch yard. 

• Operating one kiln. 

• Operating debarker. 

• Operating bin sorter. 

• Operating one boiler. 

• Operating pellet plant building. 

• Cutting in the greenmill and drymill. 

• Log deliveries (46 movements per day), 
log unloading using the front end 
loader. 

• Truck loading and despatch (33 
movements) in the new dispatch yard. 

• Operating two kilns. 

• Operating debarker. 

• Operating bin sorter. 

• Operating two boilers. 

• Operating pellet plant building 

• Operating boron treatment plant. 

Night-time • Operating and occasional loading of one 
kiln (10:00 pm to 7:00 am). 

• Operating one boiler. 

• Operating and occasional loading of 
two kilns (10:00 pm to 7:00 am). 

• Operating two boilers. 

Stack 

Baghouse 

Boiler 

Feedwater Tank 

Multicyclone 



Waipapa Pine Limited 
Resource Consent Application 

5 July 2024 
SLR Project No.: 810.V16525.00001 

SLR Ref No.: 810.V16525.00001-R01-1.0 RCA 
FNDC - Waipapa Pine Expansion 

 

 7  
 

From the above, the only substantive changes to the site’s overall operations proposed by 
this application are: 

• truck despatch on the new dispatch yard (operated day-time only); 

• operation of the new boron treatment plant (operated day-time only); and 

• operation of a second kiln and second boiler (both kilns and boilers are operated day-
time and night-time). 

2.2.6 Noise 

The site is subject to existing consented noise limits in accordance with Condition 9 of land 
use consent 2150320-RMALUC as follows: 

9. The Consent Holder shall ensure that the activities undertaken do not result in noise levels 
exceeding the following noise limits unless otherwise specified as measured at or within the 
boundary of any other zone or the or within the notional boundary of any dwelling existing at the 
date of commencement of this consent:  

a. Monday to Friday from 7:00 am to 10:00 pm and 7:00 am to 7:00 pm Saturday and 
Sunday - 65dBA L10 for saw mill operations involving the processing of timber except that 
the maximum noise level shall not exceed 70dBA on the boundary with Lot 5 DP 69740;  

b. Monday to Friday from 10:00 pm to 7:00 am the following day and 7:00 pm to 7:00 am 
the following day on Saturday and Sunday - 45dBA L10 for any other activities (not 
involving saw mill operations) except that the maximum noise level shall not exceed 
46dBA on the boundary with Lot 2 DP 69740;  

c. 70 dBA Lmax. 

Marshall Day has modelled and assessed noise levels generated by existing and expanded 
operations against the existing consented noise limits. They conclude that the expanded 
operations will continue to comply with these noise limits. This is summarised in the table 
below, with compliant figures identified in green. 

Table 3: Summary of noise limits and noise levels generated by existing and 
expanded operations (Source: Marshall Day) 

 Dwellings 
(1897A/B State 

Highway 10) 

Dwelling  
(1927 State 
Highway 10) 

Northern site 
boundary (Lot 2 

DP 69740) 

Southern site 
boundary (Lot 5 

DP 69740) 

Industrial Zone 
boundary 

Consented noise limits 

Day-limit 65 dB LA10 65 dB LA10 None 70 LA10 (15-min) 65 dB LA10 

Night-limit 45 dB LA10 45 dB LA10 46 dB LA10 (15-min) - 45 dB LA10 

All times 70 dB LAFmax 70 LAFmax - - 70 LAFmax 

Existing operations 

Day-time 52 56 71 62 63 

Night-time 411 43 36 57 40 

Expanded operations 

 

1 Marshall Day notes that “no [Sound Absorption Coefficient (SAC)] is applied to the kilns and boiler operating at 
night in this calculation (and in scenario 4 [night-time during expanded operation]), however SAC would be 
applied to the overall level if cutting occurred in the night period”. 
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 Dwellings 
(1897A/B State 

Highway 10) 

Dwelling  
(1927 State 
Highway 10) 

Northern site 
boundary (Lot 2 

DP 69740) 

Southern site 
boundary (Lot 5 

DP 69740) 

Industrial Zone 
boundary 

Day-time 52 60 71 63 63 

Night-time 44 45 38 58 42 

To aid site monitoring and compliance by having one set of noise limits for the site, it is 
proposed to apply the same noise limits of Condition 9 of land use consent 2150320-
RMALUC for this application, as discussed in Section 8.1 of this report. 

2.2.7 Staffing 

Waipapa Pine proposes to progressively increase staff to 108 in the future. A maximum of 
104 staff will be on site at any one time. 

2.2.8 Traffic generation 

The proposal will maintain the existing type and scale of vehicles which access the site (e.g., 
staff, visitor, contractor and truck delivery vehicles). No changes to the site’s existing 
driveway, Industrial Way or the intersection of Industrial Way and State Highway 10 are 
required nor proposed. Haigh Workman has assessed traffic volumes as follows:  

• The site’s existing consented traffic limit under land use consent 2150320-RMALUC 
is up to 670 vehicles per day (vpd) and 83 vehicles per hour (vph). 

• The site’s current surveyed 5-day average daily traffic (ADT) is 349 vpd and 39 vph 
during peak hour. 

• The site’s forecasted 5-day ADT is 496 vpd and 55 vph during peak hour. 

The site’s peak hour is 6:00 am to 7:00 am which, as shown in Figure 3 of the Traffic Impact 
Assessment Report, is outside of State Highway 10’s peak hour. 

Notwithstanding the forecasted traffic volumes, this application seeks to maintain the existing 
consented traffic limit of 670 vpd and 83 vph. 

2.2.9 Car parking 

The proposal will increase car parking spaces on site from 74 to 116, which includes 4 
accessible car parking spaces. The additional car parking spaces will be located on the 
northern part of the site (by the office and engineering buildings) and on the eastern part of 
the site (by the new boron treatment building). 

2.3 Private on-site infrastructure upgrades 

The upgrades to the private on-site stormwater and domestic wastewater infrastructure are 
described in the Civil Engineering Report prepared by Haigh Workman and summaries are 
provided below. 

2.3.1 Stormwater management system upgrade 

The existing and proposed surfaces on the site are calculated as follows: 
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Table 4: Breakdown of surfaces on site (Source: Haigh Workman) 

Surface type Existing Proposed 

Roof areas 14,736 m2 17,436 m2 

Concrete areas 10,252 m2 10,252 m2 

Pond areas 2,047 m2 214 m2 

Gravel areas 45,854 m2 66,238 m2 

Constructed wetland areas 0 m2 3,013 m2 

Grass / landscaped areas 34,611 m2 10,347 m2 

Site area 107,500 m2 107,500 m2 

Impermeable areas 78,889 m2 94,140 m2 

Impermeable areas proportion of site area 68 % 88 % 

With an increase in impermeable surfaces from 68 % to 88 %, the objectives of the 
stormwater management system upgrades are to provide for protection against flooding, and 
to meet the water quality and quantity objectives of the Council’s Engineering Standards and 
the Regional Plan for Northland (Operative in Part) (the NRP).  

Haigh Workman has considered the design in accordance with the latest Auckland Council 
guidelines (GD01, GD04 and GD05), the Council’s Engineering Standards and the 
standards of the NRP, as well as the following design principles: 

• stormwater reticulation within the site to suitable discharge points; 

• overland flow paths within the site to suitable discharge points; 

• control scour, particularly at discharge points; 

• include water sensitive design where practicable; and 

• avoid increases in flooding downstream as a result of the development. 

The site will have two primary stormwater catchments, and an excerpt of the catchment plan 
is provided in the figure below. 
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Figure 5: Sheet EXP04 of the Civil Drawings showing the proposed site catchments 
(Source: Haigh Workman) 

The upgraded stormwater management system will comprise: 

• piped stormwater reticulation network; 

• scruffy dome and catch pit inlets; 

• overland flow paths on the internal roads leading to the drainage network; 

• southern boundary drain leading to Pond A reconstructed as a vegetated swale; and 

• Ponds A and D, being constructed wetlands, as discussed below. 

There is an existing pond, Pond A, on the south-western corner of the site. Pond A’s outlet is 
via an open drain formed through the adjoining esplanade reserve and into the Kerikeri 
River. It is proposed to reconfigure Pond A as a constructed wetland to achieve the water 
quality objectives of Auckland Council GD01 guidelines2. Haigh Workman assesses that 
stormwater quantity objectives can be met during the 2, 5 and 10 year average recurrence 
interval (ARI) storms by reconfiguring the outlet arrangements in the discharge manhole. 
Haigh Workman assesses that attenuation for the 100 year ARI storm is not possible as the 
Kerikeri River spills into the site during that event. At that time, stormwater will not exit the 
site, and so not contribute to any offsite flooding. A vegetated swale to Pond A will also be 
constructed along the southern boundary. 

A new pond, Pond D, will be a constructed wetland on the eastern most end of the site to 
service the new dispatch yard. Pond D has also been modelled with the more conservative 
Type 1A storm and designed to achieve 80 % predevelopment runoff during the 2, 5 and 100 
year ARI events. Pond D’s outlet will be to the existing drain along the site’s southern 

 

2 Auckland Council document titled “Stormwater Management Devices in the Auckland Region, December 2017, 
Guideline Document 2017/001 Version 1”. 
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boundary. The drain discharges to the east through the adjoining lot, Lot 1 DP 211216, into 
the State Highway 10 drain which flows northwards to Kahikatearoa Lane, and then 
discharges beneath State Highway 10 into the Sports Hub site which adjoins the 
Whiriwhiritoa Stream.  

2.3.2 Domestic wastewater management system upgrade 

The site has an existing domestic wastewater management system designed to service a 
flow of 2,000 L/day. Domestic wastewater is currently treated in a package treatment plant 
near the main office before it is piped and discharged to an existing disposal area of 500 m2 
(in the approximate location of the new boron treatment building) via drip dispersal. 

The system will be upgraded to accommodate additional staff. The proposal will upgrade the 
existing treatment plant and construct a second treatment plant to service domestic 
wastewater from the boron treatment building. The existing disposal area will be 
decommissioned and both systems will discharge to a new disposal area constructed along 
the southern boundary, adjacent to the new dispatch yard. The upgraded system will have a 
design loading rate of 4,160 L/day and the new disposal area will have a total area of 1,352 
m2 (being 1,040 m2 plus a 30 % reserve area of 312 m2). 

The new disposal area will have a 5 m setback from stormwater by the site entranceway and 
the reserve area will have a 15 m setback from Pond D and the open drain. The new 
disposal / reserve area will have a 3 m setback from the overland flow path on the adjoining 
property which follows the southern boundary; the overland flow path is also upstream such 
that the new disposal area does not drain towards it. 

There are no trade waste or process wastewater discharges from the site; trade waste from 
the boron treatment plant will be taken off site via a sucker truck. 

2.4 Landscaping 

SLR has prepared a landscaping package detailing: 

• planting for the two constructed wetlands and vegetated swale; 

• planting for the pond bunds; 

• planting for the domestic wastewater disposal field; 

• buffer planting along the southern and eastern boundaries; and 

• groundcovers for the car parking area of the new boron treatment building. 

Planting will comprise a range of native groundcover, grasses, plant, shrub and tree species 
as per Sheet LA10. It is noted that buffer planting along the eastern boundary is currently 
provisional and will be confirmed following the completion of engagement with the neighbour 
(Colin Gillespie at Lot 1 DP 211216). The figure below is an excerpt of Sheet LA02 showing 
the extent of landscape works on the site. 
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Figure 6: Sheet LA02 of the Landscape Package showing extent of landscape works 
on the site (Source: SLR) 

2.5 Earthworks 

Earthworks are described in the Civil Engineering Report prepared by Haigh Workman and a 
summary is provided below. It is noted that a Geotechnical Investigation Report has been 
prepared by Haigh Workman which concludes that the site is suitable for the proposed 
works. The recommendations of the report have been incorporated into the design process. 

The new dispatch yard is designed with a minimum gradient of 1 % to achieve positive 
drainage. Earthworks for the dispatch yard and boron plant building will be over 26,118 m2 
and involve 5,224 m3 cut (topsoil stripping and excavation of Pond D) and 22,271 m3 fill.  

The topsoil will be used to build up the new domestic wastewater disposal area mound, and 
excess topsoil will be carted off site. Imported aggregate to form the dispatch yard may be 
used as temporary preload over the building platform to compensate for superimposed 
loads. The volume of aggregate fill being brought to site will not increase in this scenario. 
The filling will comprise imported granular aggregate.  

Three existing bunds will also be removed around the pellet plant (west of the site’s 
driveway). The removal of the southern bund will enable the upgrading of the existing drain 
to Pond A into a vegetated swale. Earthworks for this will be over 2,956 m2 and involve 
3,756 m3 cut.  

Total earthworks amount to 31,251 m3 over 29,074 m2. Cut and fill heights will not exceed 
1.5 m in depth. The table below provides a breakdown of earthworks quantities. 

Separate to the earthworks above, minor earthworks may be required to establish the 
second boiler, some on-site infrastructure connections, and formation of new car parking 
spaces on other parts of the site. 
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Table 5: Estimated earthworks quantities (Source: Haigh Workman) 

Development area Area (m2) Cut volume (m3) Fill volume (m3) 

Dispatch yard and boron plant building 26,118 5,224 22,271 

Removal of bunds 2,956 3,756 - 

Total 29,074 8,980 22,271 

Best practice erosion and sediment controls will be implemented to manage the potential 
adverse effects of earthworks and particularly in relation to nearby watercourses. The 
primary control is that most of the earthworks are associated with granular, hardfill materials 
which will be placed promptly on exposed subgrade (fine soils) to stabilise the site. Other 
controls will be implemented in accordance with those of the NRC publications and Auckland 
Council GD05 Guidelines, including but not limited to: 

• clean water diversions; 

• stabilised construction entrance; 

• sediment retention pond; 

• silt fences; and 

• prompt stabilisation of earthworks areas. 

Erosion and sediment controls are discussed further in the Application Drawings and Civil 
Engineering Report prepared by Haigh Workman. 

3.0 Background 

3.1 Existing resource consents 

A sawmill was established on part of the site in the early 2000s. Waipapa Pine purchased 
the site in 2012 and, Fletcher Building then purchased Waipapa Pine in July 2023. 

These are summarised below. 

3.1.1 Far North District Council 

3.1.1.1 Land use consent 2130204-RMALUC 

Waipapa Pine was granted land use consent 2130204-RMALUC on 12 August 2013 for the 
establishment and operation of the existing sawmill. Land use consent was required for a 
discretionary activity overall under the traffic intensity, earthworks, setback from rivers and 
car parking rules of the FNDP. 

3.1.1.2 Land use consent 2150320-RMALUC 

Waipapa Pine was granted land use consent 2150320-RMALUC on 8 April 2016 for 
expansion and development of the existing sawmill, including: 

• Sawmill operations (timber processing) on Monday to Friday from 7:00 am to 10:00 
pm and on Saturday and Sunday from 7:00 am to 7:00 pm. 

• Other activities not involving timber processing including maintenance and monitoring 
of plan and machinery, site security and the operation of the boiler and kiln on 
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Monday to Friday from 10:00 pm to 7:00 am the following day and on Saturday and 
Sunday the following day from 7:00 pm to 7:00 am. 

• Use, maintenance, operation and refuelling of the boiler and kilns. 

• Installation and use of two bunded timber treatment facilities using boron and anti-
sapstain products. 

• A stormwater management system including bunds and detention ponds. 

• Traffic generation from the site up to 670 vpd and 83 vph. 

Land use consent was required for a discretionary activity overall under the traffic intensity, 
scale of activity, noise, car parking, earthworks, stormwater management and hazardous 
substances rules of the FNDP. 

3.1.1.3 Land use consent variation 2150320-RMAVAR/A 

Waipapa Pine was granted land use consent variation 2150320-RMAVAR/A on 9 August 
2022 for an updated site layout and sawmill operations including: 

• Deletion of the boron treatment plant (which was never established), round table 
sorter and green store pre-delivery storage area. 

• Relocation of the approved dry store activities. 

• Additional dry store activities on the former approved boron treatment plant area and 
part of the wrapped and stacked ready for delivery storage area. 

• Use of a compressed wooden pellet plant production facility. 

The only amended condition was Condition 1 to incorporate the revised site layout plan. 

3.1.2 Northland Regional Council 

Waipapa Pine has also obtained various approvals for earthworks, air discharge and water 
take (on-site bore) activities from the Northland Regional Council (the NRC). Those that are 
currently active include: 

• Air discharge permit AUT.031351.01.01: Discharge contaminants to air from a boiler 
with a maximum gross heat rate of 6 megawatts and two drying kilns. Granted 19 
May 2014 and expires 31 May 2029. 

• Deemed permitted activity notice AUT.201634.01.01: Divert and discharge 
stormwater to the Kerikeri River. Granted 12 April 2023. 

• Water take permit AUT.045470.01.01: Take water from a bore on the site for use in a 
sawmill operation. Granted 21 November 2023 and expires 31 October 2038. 

• Land use consent AUT.045596.01.01, stormwater diversion permit 
AUT.045596.02.01 and stormwater discharge permit AUT.045596.03.01: Earthworks 
to remove an existing earth bund in a Flood Hazard Area and the associated 
diversion and discharge of stormwater during the works. Granted 2 February 2024 
and expires 31 December 2028. 
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3.2 Establishment and restrictions of Industrial Way 

3.2.1 Right of way approval 3000349-LGA348 

Solid Holdings Limited (Solid Holdings) obtained right of way approval 3000349-LGA348 on 
25 September 2013 to establish a right of way, Industrial Way, over its land (Lot 5 DP 
69740) in favour of Waipapa Pine. Advice Note 2 of the approval states that: 

• Solid Holdings had originally also sought land use consent for a discretionary activity 
to generate an additional 1,400 vpd (totalling 2,144 vpd to be accommodated by 
Industrial Way) but this request was withdrawn on “technical reasons”.  

• The Council and NZTA had nevertheless assessed and supported Industrial Way 
accommodating up to 2,144 vpd. 

3.2.2 Easement EI 9571379.3 

Waipapa Pine’s use of Industrial Way over Solid Holdings’ land is enabled by easement EI 
9571379.3. The easement limits vehicle movements on Industrial Way as: 

• Solid Holdings: Maximum of 1,474 vpd and 193 vph. 

• Waipapa Pine: Maximum of 670 vpd and 83 vph. 

• Total: Maximum of 2,144 vpd and 276 vph. 

3.3 Records of title 

Copies of the site’s records of title are included as Appendix A. 

The site’s records of title have been reviewed and the following interests are noted: 

• EI 9424933.2: “No complaints” covenant, applying in the outlined circumstances, on 
Lot 1 DP 211216 (Colin Gillespie, owner of the residential property adjoining the 
site’s eastern boundary) in favour of Waipapa Pine. 

• EI 9571379.2: “No complaints” covenant, applying in the outlined circumstances, on 
Solid Holdings in favour of Waipapa Pine. 

• EI 9571379.1: “No complaints” covenant, applying in the outlined circumstances, on 
Waipapa Pine in favour of Solid Holdings. 

• EI 9424933.1: Covenant limiting vehicle movements over area Marked A on DP 
37653 to a maximum of 20 daily light vehicle movements only (i.e., no heavy vehicles 
such as logging trucks or tankers). This area is the narrow gravel accessway 
adjacent to the northern boundary of Lot 1 DP 211216 (Colin Gillespie). This area 
has and will not be used as a vehicle access point. 

• EI 9571379.3: Easement limiting vehicle movements on Industrial Way as discussed 
in the previous section. 

• EI 11831267.1: Easement in gross for the conveyance of electricity over area Marked 
A on DP 549010 in favour of Top Energy Limited. 

• EI 6399465.6: Easement for drainage over area Marked F on DP 343062 in favour of 
Lot 2 DP 343062 (LD Family Investments Limited, owner of the property adjoining the 
northern boundary with the new dispatch yard). 
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• EI 9862386.1 and EI 11076582.1: Easements for drainage and right of way that are 
for and against the lots within the site / Waipapa Pine. 

3.4 Consultation and written approvals 

3.4.1 Consultation with iwi 

A timeline of iwi consultation is provided below: 

• March 2024: Fletcher Building sent formal consultation letters to Ngāti Rēhia and 
Ngāpuhi. Ngāti Rēhia responded. Fletcher Building met with the Chair of Ngāti Rēhia 
in March 2024, and introduced Waipapa Pine and the planned expansion project. 

• June 2024: Ngāti Rēhia were invited to site and undertook a site a tour and a 
presentation on Waipapa Pine’s planned expansion project. It was agreed that Ngāti 
Rēhia will receive a copy of the application to review, and that they are fine that the 
resource consent application is lodged noting that their review is being undertaken. 

A copy of correspondence is included as Appendix L. Updates on iwi consultation will be 
provided to the Council during processing. 

3.4.2 Consultation with neighbours 

Waipapa Pine and Fletcher Building are undertaking ongoing consultation on the project with 
the neighbouring properties to the east (Colin Gillespie) and west (Solid Holdings).  

Waipapa Pine has obtained the written approval of Solid Holdings (refer to Appendix L). 

3.5 National Policy Statement for Highly Productive Land 

As there is currently no operative regional policy statement for Northland which maps highly 
productive land, the Council must rely on the transitional definition set out in clause 3.5(7) of 
the NPS-HPL. 

  

The site is zoned Rural Production under the Operative Far North District Plan and identified 
as LUC 3 under the Manaaki Whenua Landcare Research Maps. However, the site is 
subject to an urban rezoning (Heavy Industrial Zone) under the Proposed Far North District 
Plan) which was notified on 27 July 2022 (before the NPS-HPL came into force on 17 
October 2022). Therefore, the site is not “highly productive land”. 

(7) Until a regional policy statement containing maps of highly productive land in the region is 
operative, each relevant territorial authority and consent authority must apply this National 
Policy Statement as if references to highly productive land were references to land that, at 
the commencement date: 

 (a) is: 

(i) zoned general rural or rural production; and 

(ii) LUC 1, 2 or 3 land; but 

 (b) is not: 

(i) identified for future development; or 

(ii) subject to a Council initiated, or an adopted, notified plan change to rezone it from 
general rural or rural production to urban or rural lifestyle. 
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3.6 Permitted activities that form part of the proposal 

The permitted activities that form part of the proposal are summarised below. 

3.6.1 Far North District Plan (Operative 2009) 

• Noise from the new activities in the expanded area (i.e., the boron treatment plant 
and truck loading and despatch, which are day-time only activities) will comply with 
Rule 8.6.5.1.7 of the FNDP, as assessed by Marshall Day. 

• The proposed domestic wastewater discharge will be able to comply with Rule 
12.7.6.1.4 of the FNDP, as the wastewater is treated and disposed of on-site and the 
treatment and disposal system is not located within 30 m of any river, lake, wetland 
or the coastal marine area. 

3.6.2 National Environmental Standard for Assessing and Managing 
Contaminants in Soil to Protect Human Health 

WWLA has undertaken a preliminary site investigation (PSI) and detailed site investigation 
(DSI), included as Appendix F, and visited the site in March 2024. The key conclusions of 
the investigations are: 

• No activities on the Hazardous Activities and Industries List (the HAIL) have been or 
are occurring in the area where the earthworks subject of this application is proposed 
(i.e., the new dispatch yard and boron treatment building areas, and three large 
bunds to be removed). The National Environmental Standard for Assessing and 
Managing Contaminants in Soil to Protect Human Health (the NES-CS) does not 
apply to these works as they are not on a “piece of land” where the NES-CS applies. 

• Furthermore: 

o The conceptual site model, developed to show where potential contamination 
risks lie, indicates there is no risk to site workers during earthworks associated 
with the redevelopment of the site, future users of the site, or the environment 
(during or post redevelopment). 

o Standard earthworks and health and safety procedures are expected to be 
suitable for earthworks. All soils can be reused on site. Some surplus surficial soil 
material is not suitable for disposal as clean fill. 

3.7 Other resource consent requirements 

There are aspects of the proposal which require resource consent from the Northland 
Regional Council. Therefore, resource consent is concurrently applied for the following: 

• discharge permit to discharge treated domestic wastewater to land (on-site); 

• land use consent, and associated stormwater discharge and water permits, for 
earthworks; and 

• change of conditions of air discharge permit AUT.031351.01.01 to provide for the air 
discharge from a second boiler. 
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4.0 Site and surrounding environment 

4.1 Site 

The site is irregularly shaped and comprises three lots (Lot 3 DP 343062, Lots 1 and 2 DP 
376253), all owned by Waipapa Pine, which have a combined area of approximately 10.75 
ha. The site’s western boundary adjoins a local purpose (esplanade) reserve (Lot 3 DP 
376253) and immediately west of the reserve is the Kerikeri River. The site is accessed via 
the private road on Lot 5 DP 69740, Industrial Way, which has an intersection with State 
Highway 10 to the east. 

4.1.1 Existing activities and development 

Existing facilities on the site include a green mill building, dry mill building, dry store building, 
workshop buildings, offices, kiln buildings, boiler buildings, fillet and log yards, other ancillary 
buildings and on-site infrastructure as well as parking, loading and manoeuvring areas. The 
site currently has two kilns (with only one currently in operation) and one boiler. Existing 
development is principally located on Lots 1 and 2 DP 343062 while Lot 1 DP 376253 is a 
vacant paddock. There is an existing overhead power line (Top Energy Limited) which 
crosses the site’s driveway and west of the new boron treatment building area. Required 
clearances, particularly in regard to the new boron treatment plant, from the powerline have 
been designed into the proposal. 

 

Figure 7: Aerial photograph of the site identified in yellow (Source: Google Earth). 

4.1.2 Ecology investigation 

The NRC’s Biodiversity Wetlands Maps do not show wetland overlays on or within 100 m of 
the site. Dr Graham Ussher of RMA Ecology visited the site in March 2024 an undertook a 
walkover of the proposed development areas and has prepared an Ecological Assessment 
Memo. In terms of ecological values, in summary, Dr Ussher concludes that:  

Lot 3 DP 343062 

Lot 2 DP 376253  
Lot 1 DP 376253  
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• There are no streams or wetlands present; the existing drain along the southern 
boundary of the site drains overland flow to State Highway 10 to the east (the 
western half of Waipapa Pine’s sawmill site drains west to the Kerikeri River). 

• Vegetation across the area is exotic and there is no indigenous vegetation and no 
‘Threatened’ or ‘At risk’ native plant species. 

• There is no habitat for bats. 

• There is poor quality habitat for lizards, but native lizards are very unlikely to be 
present. 

• Birdlife is a typical rural community of common native birds and any exotic species. 

• There are no listed Significant Natural Areas (SNA) on the site, nor does the site 
meet any of the criteria to qualify as an SNA. 

4.1.3 Stormwater catchments 

The site has two primary stormwater catchments to the east and west. The existing 
composition of these catchments are as follows: 

• The existing eastern catchment (i.e., east of the site’s driveway, comprised by the 
paddock) discharges stormwater via an open drain along the southern boundary that 
connects to the State Highway 10 drain further east. 

• The existing western catchment (i.e., west of the site’s driveway, comprised by the 
existing sawmill area) channels stormwater to an open drain along the southern 
boundary which connects to Pond A. Pond A then discharges stormwater from its 
culvert outlet to an open drain in the esplanade reserve which then flows to the 
Kerikeri River. 

An existing site plan is provided in the figure below which shows the eastern catchment 
(Catchment D, hatched blue) and western catchment (Catchment A, hatched red). Proposed 
changes to the catchments and stormwater management system are as described in Section 
2.0 of this report.  
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Figure 8: Sheet EXP03 of the Civil Drawings showing the existing catchments 
(Source: Haigh Workman) 

4.1.4 Planning context 

The site is zoned Rural Production under the FNDP and is not subject to any designations, 
overlays or controls. It is noted that the site is proposed to be zoned Heavy Industrial under 
the Proposed Far North District Plan (Notified 2022) (the PFNDP). There are no FNDP or 
PFNDP historical, cultural, landscape or ecological related overlays on or in the vicinity of 
the site. An excerpt of the FNDP and PFNDP maps are provided in the figures below. 

 

Figure 9: Excerpt of the FNDP Maps with the site outlined in red (Source: FNDC GIS)  
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Figure 10: Excerpt of the PFNDP Maps with the site outlined in red (Source: FNDC 
GIS) 

There are also no registered archaeological sites under the New Zealand Archaeological 
Association’s ArchSite Maps on or in the vicinity of the site. The site is not within a treaty 
settlement acknowledgement area. 

4.2 Industrial Way and State Highway 10 

State Highway 10 is a two-lane road that runs from State Highway 1 at Pakaraka to the 
south and connects back to State Highway 1 at Awanui to the north-west. Near the site, 
State Highway 10 has one traffic lane in each direction, a centre median for turning, no 
footpaths and a posted speed limit of 100 km/h. It is understood that NZTA intends to reduce 
the speed limit of State Highway 10 to 80 km/h around the site. 

Industrial Way is a private road over Solid Holdings’ land that serves several industrial and 
commercial properties on its land as well as Waipapa Pine’s. It is a two-way road and has 
been designed to accommodate large trucks. There are no footpaths along Industrial Way. 
The intersection of Industrial Way and State Highway 10 is currently an auxiliary left turn 
lane and a channelised right turn lane along State Highway 10. As discussed in the 
preceding section, Industrial Way is approved to have up to 2,144 vpd and 276 vph. 

Haigh Workman has undertaken tube counts to survey traffic conditions on State Highway 
10 and Industrial Way, summarised as follows: 

• State Highway 10: A tube count was carried out along the straight just south of the 
site. The tube count data indicated that the highway currently carries around 11,500 
vpd. Haigh Workman assesses that the volume is elevated due to the current closure 
of State Highway 1 through the Mangamuka Gorge. Haigh Workman understands 
that the Mangamuka Gorge is predicted to open late 2024 after which traffic volumes 
are predicted to drop back to around 8,000 vpd. 

• Industrial Way: Tube counts were carried out concurrently near the Waipapa Pine 
entrance and State Highway 10 intersection. The tube count data indicates that the 
5-day ADT is 2,045 vpd and peak hour traffic of 238 vph on a weekday and 243 vph 
during the weekend.  

Haigh Workman assesses that Industrial Way’s peak hour traffic does not coincide with 
State Highway 10’s peak hour traffic in the morning and afternoon periods. 

Haigh Workman has reviewed NZTA’s Crash Analysis System (CAS) for crashes over the 
last 10 years on State Highway 10 in the vicinity of Industrial Way. The CAS review, as 
discussed in the Traffic Impact Assessment Report, concludes that the intersection has 
operated safely over the last 10 years and there were no crashes that would suggest that the 
continued use of Industrial Way and of the State Highway 10 intersection would be unsafe. 

4.3 Surrounding environment 

Land immediately north and south of the site is used for heavy and light industrial activities, 
as well as a Northland Waste transfer station on Solid Holdings’ land to the south-west. The 
wider surrounding environment is predominantly characterised by a mixture of other 
industrial activities, warehouses, small and large retail shops, farmland and rural lifestyle 
blocks. On the opposite side of the Kerikeri River is private land in pasture owned by Julie 
and Murray Wright. The centre of Waipapa is approximately 1.1 km north of the site while 
Kerikeri is approximately 3.1 km south-east of the site. 
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The esplanade reserve adjoining the site comprises grassed and vegetated areas that 
slopes down towards the river. The reserve’s northern and southern boundaries adjoin 
private land, owned by Waipapa Pine and Solid Holdings. The reserve is not subject to the 
esplanade priority overlay of the FNDP. The next closest esplanade reserve, legally 
described as Lot 4 DP 321759, is located approximately 300 m to the south-east. There is 
currently no means of access to the reserve by land without crossing private land. Land 
surrounding the site is zoned Rural Production or Industrial. Under the PFNDP, surrounding 
land is proposed to be zoned Heavy Industrial. 

The figure below provides an aerial photograph of the site and surrounding land. 

Figure 11: Aerial photograph of the site, identified in yellow, and surrounding land 
(Source: Google Earth) 

5.0 Reasons for the application 

An assessment of the proposal against the relevant statutory documents has been 
undertaken and the following reasons for consent have been identified. 

5.1 Far North District Plan (Operative 2009) 

An assessment of the relevant rules of the FNDP is provided below. 

Table 6: Assessment of the relevant rules of the FNDP. 

Reference Rule Performance Status 

8 Rural Environment 

8.6 Rural Production Zone 

8.6.5.1.2 Sunlight  The proposed buildings will not exceed 
the 45 degree recession plane m 
measured inwards from any point 2 m 
vertically above ground level on any site 
boundary. 

Permitted 

8.6.5.1.3 Stormwater Management  The proposed site impermeable surface 
of 88 % exceeds the maximum of 15 %. 

Discretionary 
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Reference Rule Performance Status 

8.6.5.1.4 Setback from Boundaries No proposed buildings or accessory 
buildings will be within the specified 
minimum setbacks from site 
boundaries. 

Permitted 

8.6.5.1.5 Transportation An assessment of the proposal against 
the transportation rules is provided 
below and there are non-compliances 
with rules 15.1.6A.2.1 and 15.1.6B.1.1.  

Discretionary 

8.6.5.1.7 Noise Noise from the new activities in the 
expanded area (i.e., the boron 
treatment plant and truck loading and 
despatch, which are day-time only 
activities) will comply with this rule. 

The entire site, including existing 
activities on the existing sawmill area, 
will be able to comply with the noise 
limits of existing land use consent 
2150320-RMALUC. 

Construction noise will be undertaken to 
comply with permitted activity limits. 

Permitted 

8.6.5.1.8 Building Height  The proposed boiler’s stack and 
baghouse will be 20 m and 13 m in 
height, which exceeds the maximum of 
12 m. The proposed boron treatment 
building’s height will comply with this 
rule. 

Discretionary 

8.6.5.1.10 Building Coverage  The proposed site building coverage of 
16.2 % exceeds the maximum of 12.5 
%. 

Discretionary 

8.6.5.1.11 Scale of Activities  The proposed maximum staff on site at 
any time of 104 exceeds the maximum 
of 21 (based on 2 per 1 ha of net site 
area for activities ancillary to plantation 
forestry). 

Discretionary 

12 Natural and Physical Resources 

12.3 Soils and Minerals 

12.3.6.1.1 Excavation and/or filling, excluding 
mining and quarrying, in the Rural 
Production Zone or Kauri Cliffs Zone 

The proposed earthworks totalling 
32,251 m3 (undertaken within a 12-
month period) exceeds the maximum of 
5,000 m3 in any 12 month period. 

Discretionary 

12.3.6.1.4 Nature of filling material in all Zones The proposed fill material will meet the 
specified content requirements. 

Permitted 

12.7 Lakes, Rivers, Wetlands and the Coastline  

12.7.6.1.1 Setback from lakes, rivers, and the 
Coastal Marine Area 

No proposed buildings or impermeable 
surfaces will be within the specified 
minimum setbacks from any lake, river 
or the coastal marine area. 

Permitted 

12.7.6.1.2 Setback from smaller lakes, rivers and 
wetlands 

No proposed buildings or impermeable 
surfaces will be within the specified 
minimum setbacks from any smaller 
lake, river or indigenous wetland. 

Permitted 

12.7.6.1.3 Preservation of indigenous wetlands No indigenous wetlands have been 
identified on the site nor are any 
activities proposed to be undertaken in 
indigenous wetlands. 

N/A 

12.7.6.1.4 Land use activities involving discharges 
of human sewage effluent  

The proposed domestic wastewater 
disposal area will not be within the 
minimum 30 m setback from any lake, 

Permitted  
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Reference Rule Performance Status 

river, indigenous wetland or the coastal 
marine area. 

12.8 Hazardous Substances 

12.8.6.1.1 Consent Status Indices for Permitted 
Activities 

The proposed hazardous substance 
(FramePro) consent status index of 
112.2 exceeds the maximum of 0.75 in 
the Rural Production Zone. 

Discretionary 

15 Transportation 

15.1 Traffic, Parking and Access 

15.1.6A Traffic  

15.1.6A.2.1  Traffic Intensity  The proposal will maintain the existing 
consented traffic generation limit of up 
to 670 vpd. The permitted maximum is 
30 vpd in the Rural Production Zone 
where access is via a state highway. 

Discretionary 

15.1.6B Parking  

15.1.6B.1.1 On-Site Car Parking Spaces The proposed 116 car parking spaces is 
below the minimum requirement of 257 
(based on 1 per 100 m2 GBA of 25,700 
m2). 

Discretionary 

15.1.6B.1.4 Accessible Car Parking Spaces  The proposed 4 accessible car parking 
spaces meet the minimum of four (2 for 
21-50 regular car parking spaces plus 1 
additional for every 50 additional regular 
car parking spaces). 

Permitted 

15.1.6B.1.5 Car Parking Space Standards The proposed car parking spaces have 
been designed to meet the dimension 
and manoeuvring requirements. 

Permitted 

15.1.6C Access  

15.1.6C.1.1 Private Accessway in All Zones No new private accessway is proposed. N/A 

15.1.6C.1.7 General Access Standards No changes to the site’s existing 
approved driveway nor Industrial Way 
are proposed. 

N/A 

15.1.6C.1.8 Frontage to Existing Roads The site has a narrow frontage 
(immediately north of the adjoining 
property Lot 5 DP 69740) to State 
Highway 10 which is and will not be 
used for vehicle access. The site is and 
will continue to be accessed via 
Industrial Way which is designed to 
accommodate the traffic and carries a 
lesser volume of traffic than State 
Highway 10. 

N/A 

Land use consent for a discretionary activity is required for non-compliances with the 
following rules: 

• 8.6.5.1.3 Stormwater Management: The proposed site impermeable surface of 88 % 
exceeds the maximum of 15 %.  

• 8.6.5.1.8 Building Height: The proposed boiler’s stack and baghouse will be 20 m 
and 13 m in height, which exceeds the maximum of 12 m. 

• 8.6.5.1.10 Building Coverage: The proposed site building coverage of 16.2 % 
exceeds the maximum of 12.5 %. 
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• 8.6.5.1.11 Scale of Activities: The proposed maximum staff on site at any one time of 
104 exceeds the maximum of 21. 

• 12.3.6.1.1 Excavation and/or filling: The proposed earthworks totalling 32,251 m3 
exceeds the maximum of 5,000 m3 (in any 12-month period). 

• 12.8.6.1.1: Hazardous Substances: The proposed timber preservative chemical’s 
consent status index of 112.2 exceeds the maximum of 0.75. 

• 15.1.6A.2.1 Traffic Intensity: The existing land use consent 2150320-RMALUC 
consented an increase in traffic generation from the site of up to 670 vpd. While the 
proposal will maintain traffic generation from the site to be within this existing 
consented threshold, a resource consent is sought under Rule 15.1.6A.2.1 Traffic 
Intensity as the application for land use consent 2150320-RMALUC identified future 
expansion on only the western part of Lot 1 DP 376253 whereas the new dispatch 
yard will be located on the eastern part of Lot 1 DP 376253. 

• 15.1.6B.1.1 On-Site Car Parking Spaces: The proposed 116 car parking spaces is 
below the minimum requirement of 257. 

5.2 Proposed Far North District Plan (Notified 2022) 

In terms of the PFNDP, hearings are currently in progress and no decisions have been 
publicly notified to date. No rules of the PFNDP which have immediate legal effect under 
section 86B of the Act are relevant to this application. 

5.3 Overall activity status  

Land use consent is required by the FNDP for a discretionary activity overall. 

As a discretionary activity, there is no limitation in the matters that the consent authority can 
consider providing they are resource management related. The consent authority may grant 
resource consent with or without conditions, or, decline resource consent. 

6.0 Assessment of effects on the environment 

6.1 Introduction 

Having reviewed the relevant plan provisions, visited the site and taking into account the 
matters that must be addressed by an assessment of effects on the environment as outlined 
in clause 7 of Schedule 4 of the Act, the potential effects that warrant consideration as part 
of this application are: 

• adverse effects on character and amenity; 

• adverse effects of impermeable surfaces exceedance; 

• adverse effects of earthworks; 

• adverse effects on hazardous substances risks; 

• adverse effects on the transportation network; and 

• positive effects. 

An assessment of these effects, that corresponds with the scale and significance of the 
effects that the proposed activity may have on the environment, is provided below. Clause 
7(2) notes that the requirement to address matters in the assessment of effects on the 

http://www.legislation.govt.nz/act/public/1991/0069/latest/DLM242008.html?search=sw_096be8ed81666d67_%22schedule+4%22_25_se&p=1&sr=4
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environment is subject to the provisions of any policy statement or plan. The relevant 
documents are also assessed in this report. 

6.2 Effects to be considered or disregarded 

The effects that can be disregarded pursuant to the existing environment and/or the 
permitted baseline (if applicable) are relevant to the assessment under sections 95A to 95G 
and 104 of the Act. Under these sections, a consent authority must disregard the effect of an 
activity that is associated with the existing environment and may disregard an adverse effect 
of the activity on the environment if a national environmental standard or the plan permits an 
activity with that effect. It is only the adverse effects over and above these that are relevant 
when considering an application. 

6.2.1 Effects that must be disregarded – lawful existing environment 

Effects that are within the “existing environment” must be disregarded. This includes any 
effects associated with lawful activities that exist or are likely to proceed. As relevant to the 
lawful existing environment, the effects that must be disregarded include those from: 

• The existing sawmill activity, and the associated administrative and delivery activities, 
which Waipapa Pine has operated under district and regional resource consents for 
the last 11 years. Among others, these consented activities include: 

o Traffic generation of up to 670 vpd and 83 vpd (no exceedance proposed). 

o Employment of 59 staff (108 now proposed). 

o Maximum of 28 staff on site at any one time (104 now proposed). 

o Site building coverage of 9.27 % (12.5 % now proposed). 

o Site impermeable surfaces of 68 % (88 % now proposed). 

o Noise within the consented noise limits (no exceedance proposed). 

o Existing hours of operation (no changes proposed). 

• The existing buildings, structures, infrastructure, access and parking on the site as 
described in Section 4.0 of this report. 

6.2.2 Effects that may be disregarded – permitted baseline 

In this case, the permitted baseline is: 

• Maximum site impervious area of up to 15 % under Rule 8.6.5.1.3. 

• Maximum site building coverage of up to 12.5 % under Rule 8.6.5.1.10. 

• Maximum staff on site at any one time of up to 21 under Rule 8.6.5.1.11. 

• Maximum earthworks of 5,000 m3 in a 12-month period under Rule 12.3.6.1.1. 

6.2.3 Receiving environment 

In this case, the receiving environment is as described in Section 4.0 of this report. In 
addition, we are not aware of unimplemented resource consents on surrounding land that 
are likely to be implemented and would impact the assessment of this proposal. 
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6.2.4 Other considerations 

Sections 95D(d) to 95D(e) and 104(3)(a) of the Act require that assessments must 
disregard:  

• trade competition, or the effects of trade competition; and  

• any effect on a person who has given written approval to this application. 

Trade competition is not relevant to this application, but written approval is. The following 
persons have provided their written approval, and the relevant signed forms are included as 
Appendix L. 

• Solid Holdings Limited - Lot 5 DP 69740 (5-15C Industrial Way). 

Sections 95D(e) and 104(3)(a)(ii) are relevant because this person has provided their written 
approval to the application. As directed by the Act, in considering whether the application will 
have or is likely to have adverse effects on the environment that are more than minor, our 
assessment has disregarded the effects on this person. 

6.3 Adverse effects on character and amenity 

6.3.1 Scale of activity exceedance 

An assessment of the FNDP’s criteria under Section 11.1 is provided below. It is concluded 
that the adverse effects of the scale of activity exceedance are less than minor. 

Criteria Assessment of effects 

(a) The character and appearance of building(s) and 
the extent to which the effects they generate can be 
avoided, remedied or mitigated, consistent with the 
principal activity on the site and with other buildings in 
the surrounding area. 

The proposal is in keeping with the existing use of the 
site, being a sawmill which was initially established 
nearly 20 years ago. The site will continue to be in 
keeping in an area largely characterised by industrial, 
commercial and productive activities. This existing 
character is recognised in the Heavy Industrial zoning 
proposed in the PFNDP.  

(b) The siting of the building(s), decks and outdoor 
areas relative to adjacent properties and the road 
frontage, in order to avoid visual domination and loss 
of privacy and sunlight. 

While the new boron treatment building complies with 
the relevant bulk and location standards, specifically 
maximum height and sunlight access standards, and 
can be constructed as a permitted activity we still 
make the following comments as the criteria requires 
an assessment of new buildings in general.  

The building will be located approximately 190 m from 
the closest neighbouring dwelling such that any 
adverse visual dominance, privacy and shading effects 
are less than minor.  

The adverse effects of the proposed boiler stack and 
baghouse height exceedance are commented on 
further below, having regard to the Landscape Review 
in Appendix M. 

(c) The size, location and design of open space and 
the extent to which trees and garden plantings are 
utilised for mitigating adverse effects. 

The main interface between the neighbouring 
residential dwelling to the east and the sawmill will be, 
firstly, buffer planting, and secondly, the proposed 
large dispatch yard (rather than additional buildings). 
Adverse amenity effects are less than minor. 

(d) The ability of the immediate environment to cope 
with the effects of increased vehicular and pedestrian 
traffic. 

Traffic matters are assessed further below. The 
immediate environment will continue to accommodate 
vehicular traffic (there is no to very little pedestrian 
traffic from the site). 
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Criteria Assessment of effects 

(e) The location and design of vehicular and 
pedestrian access, on site vehicle manoeuvring and 
parking areas and the ability of those to mitigate the 
adverse effects of additional traffic. 

Traffic matters are assessed further below. The 
location and design of access, parking and 
manoeuvring arrangements are sufficient to 
appropriately service the development. 

(f) Location in respect of the roading hierarchy – the 
activity should be assessed with regard to an 
appropriate balance between providing access and the 
function of the road. 

Not applicable. The proposal will maintain the site’s 
existing consented access via Industrial Way and no 
new access to State Highway 10 is proposed. 

(g) The extent to which hours of operation are 
appropriate in terms of the surrounding environment. 

Not applicable. No changes to the existing consented 
operating hours are proposed. 

(h) Noise generation and the extent to which reduction 
measures are used. 

As assessed by Marshall Day:  

• Noise from the new activities on the site (i.e., new 
dispatch yard and boron treatment building) will 
comply with permitted activity limits. 

• The entire site, including existing activities on the 
existing sawmill area, will comply with the noise 
limits of existing land use consent 2150320-
RMALUC. 

(i) Any servicing requirements and/or constraints of the 
site – whether the site has adequate water supply and 
provision for disposal of waste products and 
stormwater. 

The site has its own water supply (via a bore) and its 
private on-site stormwater and domestic wastewater 
management systems will be upgraded. There are no 
trade waste or process wastewater discharges. 

(j) Whether the development is designed in a way that 
avoids, remedies or mitigates any adverse effects of 
stormwater discharge from the site into reticulated 
stormwater systems and/or natural water bodies. 

Stormwater matters are assessed further below. 

(k) The ability to provide adequate opportunity for 
landscaping and buildings and for all outdoor activities 
associated with the residential unit(s) permitted on the 
site. 

Not applicable. No residential units are proposed. 

(l) The degree to which mitigation measures are 
proposed for loss of open space and vegetation. 

The only reduction in the existing “open space” of the 
site (which is just a vacant paddock) is due to the new 
boron treatment building. No specific measures are 
necessary for mitigation however planting will be 
installed for various purposes, including buffers with 
the neighbouring properties. 

(m) Any adverse effects on the life supporting capacity 
of soils. 

While the site’s land is mapped as LUC 3:  

• The developed part of the site has been used for 
a sawmill, an industrial activity, for nearly 20 years 
and the undeveloped paddock where the dispatch 
yard will be located is and has not been used for 
productive activities in that time; and 

• The land is not “highly productive land” under the 
NPS-HPL and is proposed to be rezoned to 
Heavy Industrial under PFNDP. 

(n) The extent of visual and aural privacy between 
residential units on the site and their associated 
outdoor spaces. 

Not applicable. There are no existing or proposed 
residential units. 

(o) Visual effects of site layout on the natural character 
of the coastal environment. 

Not applicable. The site is not located in a coastal 
environment. 

(p) The effect on indigenous vegetation and habitats of 
indigenous fauna. 

The Ecological Impact Assessment Memo concludes 
that there is no indigenous vegetation or threatened or 
at risk native plant species in the vicinity of the works 
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Criteria Assessment of effects 

areas. Lizard habitat is assessed to be of very poor 
quality with no lizards or lizard sign evident (not even 
for the introduced plague skink Lampropholis delicata). 

(q) The extent to which the activity may cause or 
exacerbate natural hazards or may be adversely 
affected by natural hazards, and therefore increase 
the risk to life, property and the environment. 

The proposal will not exacerbate natural hazard risks. 

(r) Proximity to rural production activities and potential 
for incompatible and reverse sensitivity effects. 

Productive activities are to the west on the opposite 
side of Kerikeri River. The site’s side of the Kerikeri 
River is largely used for industrial and commercial 
activities, as demonstrated by the Council’s proposal 
to rezone it to Heavy Industrial under the PFNDP. The 
proposed expansion is on the opposite side of the site 
and, given the separation distance from the 
neighbouring land to the west, is not anticipated to 
generate any reverse sensitivity effects. 

(s) When establishing a minor residential unit: Not applicable. No minor residential unit is proposed. 

(t) With respect to access to a State Highway (SH) that 
is a Limited Access Road, the effects on the safety 
and/or efficiency on any SH and its connections to the 
local roading network and the provision of written 
approval from the NZ Transport Agency. 

Traffic matters are assessed further below. The 
proposal will not result in additional adverse traffic 
effects beyond that already consented nor Waipapa 
Pine’s allocation of the maximum Industrial Way traffic 
movements that NZTA had supported. 

An assessment of the FNDP’s criteria under Section 11.7 regarding the screening of non-
residential activities is provided below. 

Criteria Assessment of effects 

(a) Any adverse effects on the outlook from adjoining 
sites.  

No adverse effects on the outlook of neighbouring 
properties are anticipated. There is existing boundary 
planting and additional buffer planting will be installed 
to enhance privacy and visual amenity. 

(b) Any adverse noise effects arising from the use of 
the site.  

As assessed by Marshall Day:  

• Noise from the new activities on the site (i.e., new 
dispatch yard and boron treatment building) will 
comply with permitted activity limits. 

• The entire site, including existing activities on the 
existing sawmill area, will comply with the noise 
limits of existing land use consent 2150320-
RMALUC. 

(c) Whether there are any alternative methods 
available for screening from adjacent sites. 

There is existing boundary planting and additional 
buffer planting will be installed. 

An assessment of the FNDP’s criteria under Section 11.9 regarding the site intensity of non-
residential activities is provided below. 

Criteria Assessment of effects 

(a) The extent to which the area of the site and the 
proposed activities thereon are in keeping with the 
scale and form of the existing built environment and 
activities in the surrounding area and the total 
impermeable area of the catchment.  

The proposal is in keeping with the existing use of the 
site, being a sawmill which was initially established 
nearly 20 years ago. The site will continue to be in 
keeping in an area largely characterised by industrial, 
commercial and productive activities. 

(b) Whether permeable surfaces are planted to 
maintain and enhance the amenity of the site and the 

Planting will be installed for the constructed wetlands / 
stormwater ponds as well as buffer planting. 
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Criteria Assessment of effects 

adjacent area and to retain, treat and/or dispose of 
stormwater generated on the site. 

(c) The extent to which measures are adopted to 
mitigate any adverse effects of increased size or scale 
of activity. 

The scale of the proposal and development has been 
kept to that necessary for the operations expansion, 
and the existing and proposed buffer planting will help 
mitigate visual effects. 

6.3.2 Boiler stack and baghouse height exceedance 

An assessment of the FNDP’s criteria under Section 11.2 is provided below. It is concluded 
that the adverse effects of the height exceedance of the proposed boiler stack and 
baghouse are less than minor. 

Criteria Assessment of effects 

(a) The extent to which adjacent properties will be 
adversely affected in terms of visual domination, 
overshadowing, loss of privacy and loss of access to 
sunlight and daylight.  

Neighbouring land to the proposed stack is used for 
industrial, commercial and farming activities, none of 
which are sensitive to residential amenity effects. 

The proposed boiler stack and baghouse are not a 
large nor occupiable “buildings” that might otherwise 
have adverse visual dominance effects. There are no 
adverse privacy effects as they are not occupiable 
“buildings”. There will be no adverse shading effects 
on neighbouring land given the thin profile of the stack 
and the separation distances of both structures from 
site boundaries. 

(b) The ability to mitigate any adverse effects by way 
of increased separation distances between buildings 
or the provision of landscaping and screening.  

The proposed boiler stack and baghouse will be 
approximately 100 m to 150 m from the closest 
neighbouring buildings (being the waste transfer 
station and industrial or commercial buildings to the 
south). The separation distances, coupled with these 
activities being non-sensitive to residential amenity 
effects, do not require additional landscaping or 
screening. 

(c) The extent of the building area and the scale of the 
building and the extent to which they are compatible 
with both the built and natural environments in the 
vicinity.  

The proposed stack and baghouse will be adjacent to 
an existing stack, as such it will not be a new element 
to the site and these structures are commonplace in 
industrial areas, such as this part of Waipapa. 

(d) The spatial relationship between the new building 
and adjacent residential units, and the outdoor space 
used by those unit. 

The proposed boiler stack and baghouse will have 
significant separation distances from the closest 
neighbouring dwellings, being approximately 450 m 
from the dwellings at 1927 and 1897B State Highway 
10. There are no adverse privacy effects, nor shading 
effects given the distances. 

SLR has prepared a Landscape Review in Appendix 
M. The review assesses the site’s context and 
assesses that the proposed boiler will not be visible off 
site and the proposed stack, being adjacent to an 
existing stack of the same height, will not be visually 
prominent within its industrial setting and when visible 
typically had vegetation of comparable height within 
the view shaft. Considering the receiving environment, 
separation distances, and the Landscape Review, 
adverse amenity effects will be less than minor. 

(e) The nature of the activity to be carried out within 
the building and its likely generated effects. 

The proposed boiler baghouse is an air pollution 
control device while steam will be discharged from the 
proposed stack. Both elements are functionally 
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Criteria Assessment of effects 

required to be a certain height in order to perform their 
function. Air discharges and their effects are managed 
by the NRP. 

6.3.3 Building coverage exceedance 

An assessment of the FNDP’s criteria under Section 11.24 is provided below. It is concluded 
that the adverse effects of the building coverage exceedance are less than minor. 

Criteria Assessment of effects 

(a) the ability to provide adequate landscaping for all 
activities associated with the site. 

There is existing boundary planting and, while no 
specific measures are necessary for mitigation, 
additional buffer planting will be installed. 

(b) the extent to which building(s) are consistent with 
the character and scale of the existing buildings in the 
surrounding environment.  

The new boron treatment building is in keeping with 
the character and scale of existing buildings on the 
site and surrounding environment. 

(c) the scale and bulk of the building in relation to the 
site.  

The additional building coverage is due to the new 
boron treatment building (approximately 2,700 m2). 
The building will not be of any significant scale or bulk 
in the context of larger buildings on the western areas 
of the site and given the site’s area of 10.75 ha. 

(d) the extent to which private open space can be 
provided for future uses.  

The industrial use of the site does not necessitate 
private open space. However, the new dispatch yard 
may qualify, as there are no proposed buildings on it, 
and may provide for alternative uses in the future. 

(e) the extent to which the cumulative visual effects of 
all the buildings impact on landscapes, adjacent sites 
and the surrounding environment.  

Having regard to the receiving environment, the above 
assessments and the Landscape Review, no 
cumulative visual effects are considered to arise. 

(f) the extent to which the siting, setback and design of 
building(s) avoid visual dominance on landscapes, 
adjacent sites and the surrounding environment.  

Having regard to the receiving environment, the above 
assessments and the Landscape Review, adverse 
amenity effects are less than minor. 

(g) the extent to which landscaping and other visual 
mitigation measures may reduce adverse effects.  

No specific measures are necessary for mitigation 
however planting will be installed for various purposes, 
including buffer. 

(h) the extent to which non-compliance affects the 
privacy, outlook and enjoyment of private open spaces 
on adjacent sites. 

The new boron treatment building is not anticipated to 
adversely affect the privacy, outlook and enjoyment of 
the private open space on adjacent sites.  

6.4 Adverse effects of impermeable surfaces exceedance 

An assessment of the FNDP’s criteria under Section 11.3 is provided below. It is concluded 
that the adverse effects of the impermeable surfaces exceedance are no more than minor, 
and no persons are considered to be an affected person. 

Criteria Assessment of effects 

(a) The extent to which building site coverage and 
impermeable surfaces result in increased stormwater 
runoff and contribute to total catchment impermeability 
and the provisions of any catchment or drainage plan 
for that catchment.  

Haigh Workman has designed Ponds A and D as 
constructed wetlands to provide for stormwater 
neutrality in accordance with the Council’s Engineering 
Standards 2023 and the NRP’s standards to manage 
the adverse effects of impervious surfaces. There is 
no specific drainage plan available for this catchment.   

(b) The extent to which Low Impact Design principles 
have been used to reduce site impermeability.  

The proposed stormwater upgrades have been 
designed with low impact design principles. 
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Criteria Assessment of effects 

(c) Any cumulative effects on total catchment 
impermeability.  

Haigh Workman’s stormwater design has addressed 
stormwater quality and quantity issues to address 
cumulative effects by way of Ponds A and D.   

(d) The extent to which building site coverage and 
impermeable surfaces will alter the natural contour or 
drainage patterns of the site or disturb the ground and 
alter its ability to absorb water.  

The site has moderate to slowly drained alluvial soils 
overlying rugged basalt flows with a high ground water 
table. The natural soils therefore have a limited ability 
to absorb water. Buildings and concrete surfaces will 
act as a barrier for water to penetrate the ground, 
whilst gap graded gravel is semi-permeable for low 
rainfall events. Whilst the ability of the ground to 
absorb water will be reduced with increased 
impervious surfaces, this is not considered to be a 
detrimental effect due to the nature of the ground 
conditions. 

Haigh Workman has also addressed the site’s natural 
contour and drainage patterns pre and post 
development within their report and drawings. This 
involves a diversion of surface water (roof water) from 
the new boron treatment building towards Pond A, 
which has been catered for within the stormwater 
neutrality design. 

(e) The physical qualities of the soil type.  The developed part of the site has been used for a 
sawmill, an industrial activity, for nearly 20 years and 
the undeveloped paddock where the dispatch yard will 
be located is and has not been used for productive 
activities in that time. 

(f) Any adverse effects on the life supporting capacity 
of soils.  

While the site’s land is mapped as LUC 3:  

• The developed part of the site has been used for 
a sawmill, an industrial activity, for nearly 20 years 
and the undeveloped paddock where the dispatch 
yard will be located is and has not been used for 
productive activities in that time; and 

• The land is not “highly productive land” under the 
NPS-HPL and is proposed to be rezoned to 
Heavy Industrial under PFNDP. 

(g) The availability of land for the disposal of effluent 
and stormwater on the site without adverse effects on 
the water quantity and water quality of water bodies 
(including groundwater and aquifers) or on adjacent 
sites.  

The site will accommodate the on-site disposal of 
treated domestic wastewater and stormwater will be 
appropriately managed to not adversely affect the 
water quantity and water quality of water bodies or on 
adjacent sites. 

(h) The extent to which paved, impermeable surfaces 
are necessary for the proposed activity.  

Additional impermeable surfaces have been limited to 
that necessary for operations. It is noted that the 
additional impermeable surface is largely due to the 
new boron treatment process, which must be 
contained within a building to contain the activity and, 
among others, ensure that no substances are 
entrained in stormwater. 

(i) The extent to which landscaping may reduce 
adverse effects of run-off.  

A core component of additional planting, particularly 
for the constructed wetlands / ponds / swales, is to aid 
stormwater management and treatment. 

(j) Any recognised standards promulgated by industry 
groups.  

The proposed stormwater upgrades have been 
designed with industry standards and requirements. 

(k) The means and effectiveness of mitigating 
stormwater run-off to that expected by the permitted 
activity limit.  

For Pond A, Haigh Workman has provided for 
stormwater neutrality during the 2, 5 and 10 year ARI. 
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Criteria Assessment of effects 

It is not possible to attenuate the 100 year ARI as the 
Kerikeri River spills into the site during that event. 

For Pond D, Haigh Workman has provided for 80 % 
predevelopment runoff during the 2, 5 and 100 year 
ARI (i.e., rather than attenuating to the permitted 
maximum of 15 %, Haigh Workman has provided 
attenuation back to predevelopment levels (Pond A) or 
less than predevelopment levels (Pond D). 

(l) The extent to which the proposal has considered 
and provided for climate change.  

Haigh Workman’s design has provided for climate 
change adjusted rainfall intensity. This provides for the 
Representative Concentration Pathway 6.0 scenario 
for the 2081 to 2100 period. 

(m) The extent to which stormwater detention ponds 
and other engineering solutions are used to mitigate 
any adverse effects. 

Constructed wetlands / ponds are part of the proposed 
stormwater upgrades. 

6.5 Adverse effects of earthworks 

An assessment of the FNDP’s criteria under Section 12.3.7 is provided below. It is 
concluded that the adverse effects of the earthworks are no more than minor, and no 
persons are considered to be an affected person. 

Criteria Assessment of effects 

(a) the degree to which the activity may cause or 
exacerbate erosion and/or other natural hazards on 
the site or in the vicinity of the site, particularly lakes, 
rivers, wetlands and the coastline; 

The earthworks will be undertaken with appropriate 
erosion and sediment controls and will not exacerbate 
natural hazard risks. 

(b) any effects on the life supporting capacity of the 
soil; 

While the site’s land is mapped as LUC 3:  

• The developed part of the site has been used for 
a sawmill, an industrial activity, for nearly 20 years 
and the undeveloped paddock where the dispatch 
yard will be located is and has not been used for 
productive activities in that time; and 

• The land is not “highly productive land” under the 
NPS-HPL and is proposed to be rezoned to 
Heavy Industrial under PFNDP. 

(c) any adverse effects on stormwater flow within the 
site, and stormwater flow to or from other properties in 
the vicinity of the site including public roads; 

Earthworks will be undertaken with appropriate 
stormwater and sediment controls and to ensure that 
there are no adverse effects on neighbouring 
properties or State Highway 10. 

(d) any reduction in water quality; Earthworks will be undertaken with appropriate 
controls to not reduce the quality of water bodies. 

(e) any loss of visual amenity or loss of natural 
character of the coastal environment; 

Not applicable. The site is not located in a coastal 
environment. 

(f) effects on Outstanding Landscape Features and 
Outstanding Natural Features 

Not applicable. There are no outstanding landscape or 
outstanding natural features on the site. 

(g) the extent to which the activity may adversely 
affect areas of significant indigenous vegetation or 
significant habitats of indigenous fauna; 

Not applicable. There are no known areas of 
significant indigenous vegetation or habitats of 
indigenous fauna on the site. 

(h) the extent to which the activity may adversely 
affect heritage, especially archaeological sites; 

Not applicable. There are no known heritage or 
archaeological sites on the site. 
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Criteria Assessment of effects 

(i) the extent to which the activity may adversely affect 
the cultural and spiritual values of Māori, especially 
Sites of Cultural Significance to Māori and waahi tapu; 

Waipapa Pine is undertaking ongoing engagement 
with iwi on the project. There are no known Sites of 
Cultural Significance to Māori and waahi tapu on the 
site. Accidental discovery protocols will be in place. 

(j) any cumulative adverse effects on the environment 
arising from the activity; 

The earthworks will be temporary and managed to not 
result in cumulative adverse effects. 

(k) the effectiveness of any proposals to avoid, remedy 
or mitigate any adverse effects arising from the 
activity; 

The earthworks will be temporary and managed to 
manage potential adverse effects, including erosion, 
sediment and nuisance effects such as dust. 
Construction noise will be undertaken to comply with 
permitted activity limits. 

(l) the ability to monitor the activity and to take 
remedial action if necessary; 

The earthworks will be undertaken with the ability for 
monitoring and remedial action protocols. 

(m) the criteria in Section 11.20 Development Plans in 
Part 2; and 

Not applicable. This relates to mineral extraction 
activities which are not proposed. 

(n) the criteria (p) in 17.2.7 National Grid Yard. Not applicable. The earthworks will not be undertaken 
within a National Grid Yard. 

6.6 Adverse effects on hazardous substances risks 

An assessment of the FNDP’s criteria under Section 12.8.7 is provided below. It is 
concluded that the adverse effects on hazardous substances risks are less than minor. 

Criteria Assessment of effects 

(a) the nature and the probability of the risk; The potential adverse effects of exposure to the 
hazardous substance are skin irritation, eye damage 
and oral toxicity. It is also very toxic to aquatic life with 
long lasting effects. The hazard rating risk levels to 
human health and the environment is medium and 
high, respectively. 

The hazardous substance and boron treatment 
process will be fully contained in a building and 
operated by trained staff. The activity will be 
undertaken in accordance with industry regulations, 
best practice and emergency protocols / spill response 
plan (SRP). The probability of risk is low. 

(b) the sensitivity of the surrounding natural and 
physical environment with regard to the scale of the 
proposal, including any need for separation distances 
from activities which result in high concentrations of 
people (e.g. schools, rest homes, marae, hospitals, 
residential areas, shopping centres) or to sensitive 
natural resources (e.g. aquifers, water bodies, 
wetlands); 

There are no sensitive land uses or concentrations of 
people in the vicinity. The separation distance from the 
river is sufficient. In any event, regulations on 
stationary containment of substances of this type and 
volume only require a separation distance of 5 m from 
"areas of high intensity land use" which are defined as 
areas of regular habitation, structures made of 
combustible materials that would sustain a significant 
fire, and high density traffic routes. There is a bore on 
the site, but the area is not described as a significant 
aquifer under the NRP. 

(c) the number of people potentially at risk from the 
use of hazardous substances; 

The substance will be handled and used by select staff 
who are specially trained to operate within hazardous 
substances and workplace safety regulations. 

(d) the risk to adjacent property; There are no risks to adjacent properties. As noted 
against criteria (b) the separation distances required 
by regulations are more than met. 
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Criteria Assessment of effects 

(e) cumulative effects of the use, storage, transport 
and disposal of hazardous substances in the area and 
other hazardous substances in the vicinity; 

No cumulative adverse effects are expected. 

(f) site drainage and off-site infrastructure (e.g. 
stormwater and sewer type and capacity); 

The transportation of the hazardous substance will be 
subject to industry standards and regulation. The 
substance will be contained such that there is no 
contamination of stormwater. Emergency protocols will 
be in place. 

(g) transportation safety, including the suitability of the 
site with regard to methods of transportation, 
quantities and types of hazardous substances to be 
transported, and proposed transport routes, including 
access and egress to and from the site; 

There is no undue risk. The location of the boron 
treatment building is part of the proposed expansion 
onto the vacant part of the site and has been sited to 
be separate from the other activities with adequate 
space for access and manoeuvring. The Traffic Impact 
Assessment Report confirms that access to and from 
State Highway 10 is safe with excellent site distances. 

(h) the extent to which the proposed activity can avoid 
or mitigate any undue risk, including site layout, site 
management, spill contingency planning, transport 
methods and routes, monitoring and maintenance 
schedules; 

An SRP / emergency protocols will be in place. The 
consent holder will comply with all relevant regulations 
for the use, storage and transportation of the 
hazardous substance. 

(i) the adequacy of an emergency and evacuation plan 
to deal with possible on-site accidents involving 
hazardous substances; 

An SRP / emergency protocols will be in place. The 
consent holder will comply with all relevant regulations 
for the use, storage and transportation of the 
hazardous substance. 

(j) the ability of the proposed activity to be established 
at an alternative location, or to use alternative 
methods, when it is likely that an activity will result in 
any significant adverse effects on the environment; 

The location of the new boron treatment building is 
appropriate and has been chosen so that the risk of 
adverse effects is minimised. Consideration of 
alternative locations is not therefore warranted. 

(k) the extent to which the proposed site is accessible 
from the major roading network to avoid heavy traffic 
volumes on local roads (particularly residential local 
roads) and the extent to which the proposed site's 
entry and exit points may pose a problem with existing 
intersections; 

The site is easily accessed from State Highway 10 via 
Industrial Way which serves other industrial or 
commercial activities (and no residential activities). No 
problems are expected from the site’s existing access 
arrangements. 

(l) any risks posed by natural hazards; None. The boron treatment building is outside those 
parts of the site which are expected to be subject to 
surface flooding during extreme rainfall events. 

(m) the extent to which the activity may adversely 
affect cultural and spiritual values; 

No adverse effects on cultural and spiritual values are 
anticipated. 

(n) the adequacy of proposed record keeping and 
audits regarding quantities of hazardous substances 
stored on-site and taken away to disposal. 

Record keeping and audits of the hazardous 
substance will be undertaken to comply with industry 
requirements and regulations. 

6.7 Adverse effects on the transportation network  

6.7.1 Traffic generation 

As discussed earlier in this report: 

• The proposal will maintain the existing type and scale of vehicles which access the 
site (e.g., staff, visitor, contractor and truck delivery vehicles).  
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• The proposal will increase the level of traffic beyond current operations but will not 
exceed the existing consented limit under land use consent 2150320-RMALUC of 
670 vpd and 83 vph. 

• No changes to the site’s existing driveway, Industrial Way or the intersection of 
Industrial Way and State Highway 10 are required nor proposed.  

• The Council must disregard the adverse effects of lawful activities within the existing 
environment. This includes traffic within the site’s consented limit. 

Therefore, as no additional traffic is proposed beyond the site’s consented limit, and there is 
no change in the type and scale of vehicles which access the site, there are no additional 
adverse traffic effects beyond that already assessed and consented by the Council.  

6.7.2 Car parking shortfall 

An assessment of the FNDP’s criteria under Section 15.1.6B.5 is provided below. It is 
concluded that the adverse effects of the car parking shortfall are less than minor. 

Criteria Assessment of effects 

(a) Whether it is physically practicable to provide the 
required car parks on site. 

While additional car parking could be constructed on 
the site, the proposed car parking supply is adequate 
for the site and additional parking spaces / sealed 
areas are unnecessary. 

(b) Whether there is an adequate alternative supply of 
parking in the vicinity, such as a public car park or 
angled road parking. 

An alternative parking supply is not required. 

(c) Whether there is another site nearby where a legal 
agreement could be entered into with the owner of that 
site to allow it to be used for the parking required for 
the application. 

An alternative parking supply is not required. 

(d) Whether it can be shown that the actual parking 
demand will not be as high as that indicated in 
Appendix 3C. 

The site has adequate car parking for current 
operations and the additional car parking will 
adequately accommodate the additional staff. 

(e) Adequacy of the layout and design of the car 
parking areas in terms of other recognised standards, 
including the provision made to mitigate the effects of 
stormwater runoff, and any impact of roading and 
access on waterways, ecosystems, drainage patterns 
or the amenities of adjoining properties. 

The car parking areas have been designed to comply 
with engineering standards. 

(f) Degree of user familiarity with the car park and 
length of stay of most vehicles.  

Car parking will be used by staff and contractors that 
are familiar with the site. 

(g) Total number of spaces in the car park.  The car parking supply is adequate for the site. 

(h) Clear space for car doors to be opened even if 
columns, walls and other obstructions intrude into a 
car parking space.  

There are no known obstacles to the car parking. 

(i) For sites with a frontage with Kerikeri Road 
between its intersection with SH10 and Cannon Drive:  

Not applicable. The site does not have frontage to 
Kerikeri Road. 

(j) Whether cycling facilities or open green space have 
been considered or are appropriate as an alternative 
to car parking.  

There is a car-pool programme on the site. 

(k) Whether adequate consideration has been given to 
providing accessible car parking spaces for those with 

Four accessible car parking spaces will be provided. 
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Criteria Assessment of effects 

disabilities, the location of these spaces and regulating 
inappropriate use of the spaces.  

(l) The extent to which the site can be accessed by 
alterative transport means such as buses, cycling or 
walking.  

There is a car-pool programme in place at the site. 

(m) The extent to which the reduced number of car 
parking spaces may increase congestion along arterial 
and strategic roads.  

No spill-over parking from the site is anticipated. 

(n) The degree to which provision of on-site car 
parking spaces may have resulted in adverse visual 
effects or fragmented pedestrian links.  

The car parking spaces will not result in adverse visual 
effects or fragmented pedestrian links. 

(o) Whether a financial contribution in lieu of car 
parking spaces is appropriate.  

Not required. 

(p) Consideration given to shared parking options 
between adjacent sites and activities that have varying 
peak parking demands.  

Shared parking options are not required. 

(q) The varying parking requirements for staff and 
customers 

The car parking supply is adequate for the site. 

6.8 Positive effects 

The proposal will generate positive effects on the environment, being: 

• Social and economic benefits: The proposal will support the continued operation of 
an existing sawmill, and Waipapa Pine is among the biggest employers in the 
Waipapa-Kerikeri area and produces timber products for the Northland and Auckland 
regions. The sawmill’s primary product is structural grade framing timber which will 
support the housing construction industry in the North Island. 

• Social and economic benefits: The proposed increase in staff will result in new 
employment opportunities in the area. 

• Environmental benefits: The proposed stormwater infrastructure upgrades, and 
particularly the incorporation of constructed wetlands and a vegetated swale, have 
been designed in accordance with best practice and industry standards, and will 
further enhance the quality and reduce the peak flows of stormwater discharges from 
the site. The upgrades will achieve the stormwater quantity and quality objectives of 
the Council’s Engineering Standards and the NRP. 

• Environmental benefits: The proposed landscaping will, over time, enhance the visual 
appearance of the site. 

6.9 Conclusion 

Overall, based on the preceding assessment, it is concluded that the: 

• adverse effects on character and amenity are less than minor; 

• adverse effects of the impermeable surfaces exceedance are no more than minor; 

• adverse effects of earthworks are no more than minor;  

• adverse effects on hazardous substances risks are less than minor; and 
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• adverse effects on the transportation network are less than minor. 

No persons are considered to be adversely affected to a minor or more than minor degree. 

Overall, the adverse effects are acceptable, and the proposal will result in positive effects. 

7.0 Statutory assessment 

Section 104(1) of the Act requires that, when considering a resource consent application, the 
consent authority must have regard to the matters set out in subsections (1)(a), (ab), (b) and 
(c). These matters are addressed below, and all are subject to Part 2. 

7.1 Section 104(1)(a) (Actual and potential effects) 

Section 104(1)(a) requires the consent authority to have regard to “any actual and potential 
effects on the environment of allowing the activity”. 

As assessed in Section 6.0 of this report above, the proposed activity will have actual and 
potential effects on the environment that are acceptable as well as positive effects in terms 
of social, economic and environmental matters. 

7.2 Section 104(1)(ab) (Offsetting or compensation) 

Section 104(1)(ab) requires that the consent authority consider “any measure proposed or 
agreed to by the applicant for the purpose of ensuring positive effects on the environment to 
offset or compensate for any adverse effects on the environment that will or may result from 
allowing the activity”. 

In this case, the proposed activity is not of a scale or nature that would require specific 
offsetting or environmental compensation measures to ensure positive effects on the 
environment. 

7.3 Section 104(1)(b) (Statutory documents) 

Section 104(1)(b) requires the consent authority to have regard to any relevant provisions of 
the following: 

• a national environmental standard; 

• other regulations; 

• a national policy statement; 

• a New Zealand coastal policy statement; 

• a regional policy statement or proposed regional policy statement; and 

• a plan or proposed plan. 

An assessment of the relevant statutory documents that corresponds with the scale and 
significance of the effects that the proposed activity may have on the environment is 
provided below.   

7.3.1 Regional Policy Statement for Northland (Operative 2016) 

The following objective and policy of the Regional Policy Statement for Northland (Operative 
2016) (the NRPS) are relevant to the application: 

Objective 3.5 Enabling economic wellbeing  
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Northland’s natural and physical resources are sustainably managed in a way that is attractive for 
business and investment that will improve the economic wellbeing of Northland and its communities. 

Policy 5.1.1 Planned and coordinated development  

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

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

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

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

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

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

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

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

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

The relevant provisions of Appendix 2 are contained in Part A. The relevant clauses seek 
that subdivision, use or development: 

(a) Demonstrate access to a secure supply of water; and  

(b) Demonstrate presence or capacity or feasibility for effective wastewater treatment; and  

(j) Be designed, located and cited to avoid significant adverse effects on transportation corridors and 
consented or designated transport corridors; and  

(k) Be directed away from 10-year and 100-year flood areas and high risk coastal hazard areas (refer to 
‘Natural hazards’ for more details and guidance); and  

(o) Avoid or mitigate adverse effects on natural hydrological characteristics and processes (including 
aquifer recharge), soil stability, water quality and aquatic ecosystems, including through low impact design 
methods where appropriate; and  

(r) Consider effects on the unique tangata whenua relationships, values, aspirations, roles and 
responsibilities with respect to the site of development; and 

The proposal is consistent with these provisions for the following reasons: 

• The proposal will provide for use and development that is in keeping with an 
established industrial site that is located in an established industrial and commercial 
area. The proposal will maintain the sense of place and character of the surrounding 
environment, or will it result in reverse sensitivity effects. 

• The proposed development and earthworks will not be located in a flood hazard area. 
Climate change risks have been taken into account in the stormwater design. 

• The site will be adequately serviced by infrastructure: 

o Water supply (via an existing bore). 

o Stormwater (via an existing on-site system that will be upgraded to further 
enhance the quality and reduce the peak flows of discharges). 

o Domestic wastewater (via an existing on-site system to accommodate additional 
staff and achieve relevant engineering standards). 
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o Other utilities (via existing power and telecommunications connections). 

• The proposed infrastructure servicing has been designed to achieve relevant 
engineering standards and with regard to the receiving environment, including the 
site’s soil characteristics and the Kerikeri River. 

• The proposal will not result in additional adverse traffic effects on the state highway 
network beyond what is already consented. Adequate car parking is provided on-site. 

• Waipapa Pine are undertaking ongoing engagement with iwi. A copy of the 
application has been provided to Ngāti Rēhia. Updates on iwi consultation will be 
provided to the Council during processing. 

• In terms of social and economic benefits, the proposal will support the continued 
operation of an existing sawmill, and Waipapa Pine is among the biggest employers 
in the Waipapa-Kerikeri area and produces timber products for the Northland and 
Auckland regions. The sawmill's primary product is structural grade framing timber 
which will support the housing construction industry in the North Island, thereby 
supporting economic and social wellbeing in the local community and the wider North 
Island. The proposed increase in staff will also result in new employment 
opportunities in the area, thereby supporting economic and social wellbeing in the 
community. 

7.3.2 Far North District Plan (Operative 2009) 

7.3.2.1 Chapter 8 Rural Environment – 8.6 Rural Production Zone  

The following objectives are relevant to the application: 

8.3.1 To promote the sustainable management of natural and physical resources of the rural environment. 

8.3.3 To avoid, remedy or mitigate the adverse and cumulative effects of activities on the rural 
environment. 

8.3.6 To avoid actual and potential conflicts between land use activities in the rural environment. 

8.3.7 To promote the maintenance and enhancement of amenity values of the rural environment to a level 
that is consistent with the productive intent of the zone. 

8.6.3.2 To enable the efficient use and development of the Rural Production Zone in a way that enables 
people and communities to provide for their social, economic, and cultural well being and for their health 
and safety. 

8.6.3.3 To promote the maintenance and enhancement of the amenity values of the Rural Production 
Zone to a level that is consistent with the productive intent of the zone. 

8.6.3.7 To avoid remedy or mitigate the adverse effects of incompatible use or development on natural 
and physical resources. 

The following policies are relevant to the application: 

8.4.2 That activities be allowed to establish within the rural environment to the extent that any adverse 
effects of these activities are able to be avoided, remedied or mitigated and as a result the life supporting 
capacity of soils and ecosystems is safeguarded and rural productive activities are able to continue. 

8.4.4 That development which will maintain or enhance the amenity value of the rural environment and 
outstanding natural features and outstanding landscapes be enabled to locate in the rural environment. 

8.4.5 That plan provisions encourage the avoidance of adverse effects from incompatible land uses, 
particularly new developments adversely affecting existing land-uses (including by constraining the 
existing land-uses on account of sensitivity by the new use to adverse affects from the existing use – i.e. 
reverse sensitivity). 
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8.6.4.1 That the Rural Production Zone enables farming and rural production activities, as well as a wide 
range of activities, subject to the need to ensure that any adverse effects on the environment, including 
any reverse sensitivity effects, resulting from these activities are avoided, remedied or mitigated and are 
not to the detriment of rural productivity. 

8.6.4.2 That standards be imposed to ensure that the off site effects of activities in the Rural Production 
Zone are avoided, remedied or mitigated. 

8.6.4.4 That the type, scale and intensity of development allowed shall have regard to the maintenance 
and enhancement of the amenity values of the Rural Production Zone to a level that is consistent with the 
productive intent of the zone. 

8.6.4.7 That although a wide range of activities that promote rural productivity are appropriate in the Rural 
Production Zone, an underlying goal is to avoid the actual and potential adverse effects of conflicting land 
use activities. 

The proposal is consistent with these provisions because: 

• While located in the Rural Production Zone, industrial activities have long been 
established on the site and the site is within a wider industrial and commercial area 
where the amenity value of the rural environment has already been significantly 
depleted. The activity will not further reduce this, particularly with the existing and 
proposed buffer landscaping that will assist the minimisation of visual effects 
experienced by road users and adjacent property owners and occupiers. The activity 
and development are compatible with, and will maintain the prevailing character and 
amenity of, the wider area. 

• The proposed expansion and development are in addition to and therefore consistent 
with the existing activities on site. Due to the industrial nature of the immediate 
surrounding environment, the proposal is also consistent with the nature of activities 
to the north and south of the site. 

• In terms of rural productivity, the developed part of the site has been used for an 
industrial activity for over nearly 20 years and the undeveloped paddock where the 
dispatch yard will be located is not used for productive activities. 

• As previously discussed, there are no adverse traffic effects beyond that already 
consented and the adverse effects of the car parking shortfall are less than minor 
and acceptable. 

• The adverse effects on land use activities to the east and west are minimised by 
setback distances and the landscaped buffers. 

• There is productive land with farming activities on the property to the west of the site, 
although the Kerikeri River separates the site from this neighbouring property. The 
proposed activities are located well away from the site boundaries, and will not affect 
this land use.  

• The subject site is set back from the road. There are existing boundary plantings on 
site, and additional landscaping is included as part of this proposal to further reduce 
any adverse visual effects.   

• Waipapa Pine is among the biggest employers in the Waipapa-Kerikeri area, and the 
proposal will maintain and increase the jobs available to the local community. 

• Additional landscaping and constructed wetlands form part of the proposal, to ensure 
that remaining amenity values of the site and surrounds can be enhanced.  
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7.3.2.2 Chapter 12 Natural and Physical Resources – 12.3 Soils and Minerals 

The following objectives are relevant to the application: 

12.3.3.3 To avoid, remedy or mitigate adverse effects associated with soil excavation or filling. 

The following policies are relevant to the application: 

12.3.4.1 That the adverse effects of soil erosion are avoided, remedied or mitigated 

12.3.4.2 That the development of buildings or impermeable surfaces in rural areas be managed so as to 
minimise adverse effects on the life supporting capacity of the soil. 

12.3.4.4 That soil excavation and filling, and mineral extraction activities be designed, constructed and 
operated to avoid, remedy or mitigate adverse effects on people and the environment. 

The proposal is consistent with these provisions because: 

• The earthworks will be undertaken with a range of controls in accordance with NRC 
publications, Auckland Council GD05 guidelines and will ensure that potential 
adverse effects on the surrounding environment are appropriately managed. 

• The earthworks will be temporary and managed to manage potential adverse effects, 
including erosion, sediment and nuisance effects such as dust. Noise during 
earthworks will comply with permitted activity limits. 

• There are no known or registered areas of significant indigenous vegetation or 
habitats of indigenous fauna on the site, Sites of Cultural Significance to Maori or 
waahi tapu, heritage sites or archaeological sites. Accidental discovery protocols will 
be followed in the unlikely event that sensitive sites or artefacts are discovered. 

• The developed part of the site has been used for a sawmill, an industrial activity, over 
nearly 20 years and the undeveloped paddock where the dispatch yard will be 
located is not used for productive activities. 

7.3.2.3 Chapter 12 Natural and Physical Resources – 12.7 Lakes, Rivers, 
Wetlands and the Coastline   

The following objectives are relevant to the application: 

12.7.3.1 To avoid, remedy or mitigate the adverse effects of subdivision, use and development on riparian 
margins. 

12.7.3.5 To avoid the adverse effects from inappropriate use and development of the margins of lakes, 
rivers, indigenous wetlands and the coastline. 

The following policies are relevant to the application: 

12.7.4.1 That the effects of activities which will be generated by new structures on or adjacent to the 
surface of lakes, rivers and coastal margins be taken into account when assessing applications. 

12.7.4.3 That adverse effects of land use activities on the natural character and functioning of riparian 
margins and indigenous wetlands be avoided. 

The proposal is consistent with these provisions because: 

• No development is proposed within proximity to Kerikeri River west of the site. 
Furthermore, the proposed domestic wastewater disposal area will not be within the 
minimum 30 m setback from any lake, river, indigenous wetland or the coastal 
marine area. The upgrading of the western pond and drain into a constructed wetland 
and vegetated swale will add to the landscaped character of the area surrounding the 
Kerikeri River. 
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7.3.2.4 Chapter 12 Natural and Physical Resources – 12.8 Hazardous 
Substances  

The following objectives are relevant to the application: 

12.8.3.1 To avoid or mitigate adverse environmental effects and to minimise the risks presented by 
activities involving the use, storage, transport and disposal of hazardous substances.  

12.8.3.2 To protect people and the environment from the adverse effects of hazardous substances. 

The following policies are relevant to the application: 

12.8.4.1 That activities and facilities involving the use of hazardous substances be designed, located, 
constructed and operated so as to avoid adverse effects on people and the environment and to minimise 
risk to people and the environment.  

12.8.4.2 That where the Council deems it necessary, spill response contingency plans will be developed 
and operated on sites where hazardous substances are stored, used, transported or disposed of. 

The proposal is consistent with these provisions because: 

• The hazardous substance and boron treatment process will be fully contained in a 
building and operated by trained staff. The activity will be undertaken in accordance 
with industry regulations, best practice and emergency protocols / SRP. The 
probability of risk to people and the environment is low. No process wastewater or 
trade waste discharges are proposed. 

• The location of the substance will not be in close proximity to people, other than 
those persons trained to handle it on site.  

• Protocols for transportation, storage and use will be implemented and followed.  

• Contingency plans will be put in place for emergency situations.  

7.3.2.5 Chapter 15 Transportation – 15.1 Traffic, Parking and Access  

The following objectives are relevant to the application: 

15.1.3.1 To minimise the adverse effects of traffic on the natural and physical environment. 

15.1.3.3 To ensure that appropriate provision is made for on-site car parking for all activities, while 
considering safe cycling and pedestrian access and use of the site.  

15.1.3.4 To ensure that appropriate and efficient provision is made for loading and access for activities.  

15.1.3.5 To promote safe and efficient movement and circulation of vehicular, cycle and pedestrian traffic, 
including for those with disabilities.  

The following policies are relevant to the application: 

15.1.4.1 That the traffic effects of activities be evaluated in making decisions on resource consent 
applications. 

15.1.4.2 That the need to protect features of the natural and built environment be recognised in the 
provision of parking spaces. 

15.1.4.3 That parking spaces be provided at a location and scale which enables the efficient use of 
parking spaces and handling of traffic generation by the adjacent roading network. 

15.1.4.4 That existing parking spaces are retained or replaced with equal or better capacity where 
appropriate, so as to ensure the orderly movement and control of traffic.  

15.1.4.8 That alternative options be considered to meeting parking requirements where this is deemed 
appropriate by the Far North District Council. 

The proposal is consistent with these provisions because: 
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• The proposal will not result in additional adverse traffic effects beyond what is 
already consented, nor Waipapa Pine’s allocation of the maximum traffic movements 
on Industrial Way that the Council and NZTA supported. 

• Car parking is provided for on site to accommodate for staff at various locations 
around the site. While additional car parking could be constructed on the site, the 
proposed car parking supply is adequate for the site and additional parking spaces / 
sealed areas are unnecessary. 

• Due to the nature of the activities on site, no cyclists are anticipated. There are 
designated areas for pedestrian use within the site boundaries for staff, however no 
footpath has been provided for outside of the site due to minimal pedestrian use in 
the area. 

• Ample space for manoeuvring and loading on site with the required tracking curves 
being provided for. 

• Industrial Way is a private road. No additional access points to public roads are 
required for this activity.   

7.3.3 Proposed Far North District Plan (Notified 2022) 

7.3.3.1 Part 3 Area Specific Matters – Heavy Industrial Zone 

The following objectives are relevant to the application: 

HIZ-O2 The Heavy Industrial zone accommodates a range of heavy industrial activities that: 

a. efficiently use the physical resources of the zone; 

b. are characterised largely by the use of large-scale purpose built utilitarian buildings and large areas of 
car parking and/or outdoor storage;  

c. are not unreasonably constrained by surrounding activities; and 

d. avoid compromising the operation of future heavy industrial activities within the zone. 

HIZ-O4 The adverse environmental effects generated by heavy industrial activities are managed, in 
particular at zone boundaries. 

The following policies are relevant to the application: 

HIZ-P1 Enable the development and operation of heavy industrial activities in this zone. 

HIZ-P4 Require heavy industrial activities to internalise adverse effects on-site as far as practicable, 
particularly along the interface of surrounding zones. 

HIZ-P7 Manage land use and subdivision to address the effects of the activity requiring resource consent, 
including (but not limited to) consideration of the following matters where relevant to the application: […] 

The proposal is consistent with these provisions for the same reasons as provided in the 
assessment of the FNDP’s provisions. It is also important to note that the proposed Heavy 
Industrial zoning under the PFNDP is a more appropriate zone to the site and the 
surrounding environment given the existing industrial land uses. 

7.3.4 Weighting  

The proposed rezoning from Rural Production under the FNDP to Heavy Industrial under the 
PFNDP is a significant policy shift to reflect the existing industrial land uses. However, the 
PFNDP’s provisions are subject to submissions and further submissions and hearings are 
ongoing. Because of this, greater weight has been given to the FNDP’s provisions, 
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notwithstanding that these provisions are quite dated, particularly in relation to this area of 
Waipapa. 

7.3.5 Conclusion  

The above assessments demonstrate that the proposal is consistent with the relevant 
provisions of the relevant statutory documents, subject to fair and reasonable conditions 
being imposed as recommended in Section 8.0 of this report. 

7.4 Section 104(1)(c) (Other matters) 

In addition to the matters of regard covered under subsections (1)(a), (ab) and (b), 
subsection (1)(c) states that consideration must be given to "any other matters that the 
consent authority considers relevant and reasonably necessary to determine the 
application." 

There are no other matters relevant to this application. 

8.0 Other relevant sections of the Act 

8.1 Section 108 (Proposed conditions of consent) 

Noise from the new activities on the site (i.e., new dispatch yard and boron treatment 
building) will be able to comply with permitted activity standards. The entire site, including 
existing activities on the existing sawmill area, will be able to comply with the noise limits of 
existing land use consent 2150320-RMALUC.  

Despite the above, Waipapa Pine offers a noise condition for this application with the same 
noise limits of Condition 9 of land use consent 2150320-RMALUC. This is so that the entire 
site is subject to one set of noise limits thereby aiding monitoring and compliance. 

(X) The Consent Holder shall ensure that the activities undertaken do not result in 
noise levels exceeding the following noise limits unless otherwise specified as 
measured at or within the boundary of any other zone or the or within the notional 
boundary of any dwelling existing at the date of commencement of this consent:  

(a) Monday to Friday from 7:00 am to 10:00 pm and 7:00 am to 7:00 pm Saturday 
and Sunday - 65dBA L10 for saw mill operations involving the processing of timber 
except that the maximum noise level shall not exceed 70dBA on the boundary 
with Lot 5 DP 69740;  

(b) Monday to Friday from 10:00 pm to 7:00 am the following day and 7:00 pm to 
7:00 am the following day on Saturday and Sunday - 45dBA L10 for any other 
activities (not involving saw mill operations) except that the maximum noise level 
shall not exceed 46dBA on the boundary with Lot 2 DP 69740;  

(c) 70 dBA Lmax. 

It is requested that draft conditions of consent are shared to SLR in advance of a decision 
being made on the application. 

8.2 Section 125 (Lapsing of consent) 

Section 125 prescribes a standard consent period of five years in which all works must be 
undertaken, but this may be amended as deemed appropriate by the consent authority. It is 
requested that the standard five-year period be applied in this case. 



Waipapa Pine Limited 
Resource Consent Application 

5 July 2024 
SLR Project No.: 810.V16525.00001 

SLR Ref No.: 810.V16525.00001-R01-1.0 RCA 
FNDC - Waipapa Pine Expansion 

 

 46  
 

8.3 Section 35 (Monitoring charges) 

Under section 35, the consent authority is required to monitor the exercise of resource 
consents. Given the limited scale of the proposed activity, and because all mitigation 
measures are inherent within the application, it is considered that only a limited need for 
monitoring exists. Waipapa Pine accepts a reasonable monitoring fee in accordance with the 
consent authority’s monitoring fee system and that the consent authority may carry out its 
monitoring functions by way of inspections of the site during development of the proposal. 

9.0 Notification assessment 

9.1 Public notification assessment 

Section 95A of the Act requires the consent authority to follow specific steps to determine 
whether to publicly notify an application. An assessment of the application against these 
steps is provided below. 

9.1.1 Step 1: Mandatory public notification in certain circumstances 

An application must be publicly notified if it meets any of the criteria under section 95A(3): 

 

The Applicant does not request public notification and the application is not made jointly with 
an application to exchange recreation reserve land. 

Therefore, Step 1 does not apply, and Step 2 must be considered. 

9.1.2 Step 2: Public notification precluded in certain circumstances 

An application must not be publicly notified if it meets any of the criteria under section 
95A(5): 

 

None of these criteria apply to the application. 

Therefore, Step 2 does not apply, and Step 3 must be considered. 

9.1.3 Step 3: Public notification required in certain circumstances 

An application must be publicly notified if it meets any of the criteria under section 95A(8): 

(3) (a) the applicant has requested that the application be publicly notified: 

 (b) public notification is required under section 95C: 

 (c) the application is made jointly with an application to exchange recreation reserve land 
under section 15AA of the Reserves Act 1977. 

(5) (a) the application is for a resource consent for 1 or more activities, and each activity is 
subject to a rule or national environmental standard that precludes public notification: 

 (b) the application is for a resource consent for 1 or more of the following, but no other, 
activities: 

(i) a controlled activity: 

(iii) a restricted discretionary, discretionary, or non-complying activity, but only if the 
activity is a boundary activity: 
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There is no rule or national environmental standard that requires public notification. 
However, an assessment of adverse effects on the environment is required. 

With respect to section 95D(a), the following land is adjacent to the subject site. 

Table 7:  Land adjacent to the subject site. 

Address Legal description 

12 Pataka Lane Part Lot 2 DP 69740 

1945A State Highway 10 Lot 2 DP 343062 

No address Lot 1 DP 343062 

1943 State Highway 10 Lot 2 DP 177522 

1927 State Highway 10 Lot 1 DP 211216 

1-8 and 15A-15C Industrial Way Lot 5 DP 69740 

Local purpose (esplanade) reserve Lot 3 DP 376253 

No address Lot 1 DP 185968 

 

Figure 12: Aerial photograph of the site with adjacent land identified in yellow 
(Source: GRIP Maps) 

An assessment of environmental effects was undertaken in Section 6.0 of this report. When 
excluding adjacent land, positive effects and written approvals, and taking into account the 
permitted baseline, lawful existing environment and receiving environment, it is concluded 
that the: 

(8) (a) the application is for a resource consent for 1 or more activities, and any of those 
activities is subject to a rule or national environmental standard that requires public 
notification: 

 (b) the consent authority decides, in accordance with section 95D, that the activity will have 
or is likely to have adverse effects on the environment that are more than minor. 

Written approval obtained from 
Solid Holdings - Lot 5 DP 69740 
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• adverse effects on character and amenity are less than minor; 

• adverse effects of the impermeable surfaces exceedance are no more than minor; 

• adverse effects of earthworks are no more than minor;  

• adverse effects on hazardous substances risks are less than minor; and 

• adverse effects on the transportation network are less than minor. 

As such, there are no adverse effects on the environment that are more than minor. 

Therefore, Step 3 does not apply, and Step 4 must be considered. 

9.1.4 Step 4: Public notification in special circumstances 

Under section 95A(9), an application must be publicly notified if the consent authority 
determines that “special circumstances” exist, notwithstanding that Steps 1 to 3 do not 
require or preclude public notification.  

Special circumstances are not defined by the Act. Case law has, however, identified special 
circumstances as being “outside the common run of things which is exceptional, abnormal or 
unusual, but less than extraordinary or unique. A special circumstance would be one which 
makes notification desirable despite the general provisions excluding the need for 
notification.”3 The consent authority should also be satisfied that public notification may elicit 
additional information on those aspects of the proposal which require resource consent. 

However, special circumstances must be more than: 

• where the consent authority has had an indication that people want to make 
submissions; 

• the fact that a large development is proposed; or 

• the fact that some persons have concerns about the proposal.   

No special circumstances exist that require the application being publicly notified as: 

• The proposal involves the construction of industrial buildings in an industrial area and 
so it is neither exceptional nor unusual. 

• The proposal is not considered to be controversial or of significant public interest. 

• The application and its supporting material have been prepared by a set of qualified 
professionals with input from the civil engineering, geotechnical engineering, 
environmental sciences, ecology, landscape architecture, traffic engineering and 
acoustics engineering specialists. It is very unlikely that notification would elicit any 
additional, relevant information.  

• The applicant is a privately owned company, and the site is privately owned. 

• The proposal is self-contained and is not a prelude or first step towards a wider 
development. 

• The Applicant is not aware of any party that could have a legitimate expectation of 
being notified. 

 

3 Far North District Council v Te Runanga-a-iwi o Ngati Kahu [2013] NZCA 221 at [36] and [37]. 
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• It would not be desirable in all of the circumstances above to publicly notify the 
application. 

9.1.5 Public notification summary 

From the assessment above it is considered that the application does not need to be publicly 
notified, but an assessment of limited notification is required. 

9.2 Limited notification assessment 

If the consent authority determines not to publicly notify an application, it must then follow 
the steps of section 95B of the Act to determine whether to give limited notification of the 
application. An assessment of the application against these steps is provided below. 

9.2.1 Step 1: Certain affected groups and affected persons must be notified 

An application must be limited notified to the relevant persons if it meets the criteria under 
sections 95B(2) to 95B(4): 

 

There are no protected customary rights groups or customary marine title groups or statutory 
acknowledgement areas that are relevant to this application.  

Therefore, Step 1 does not apply, and Step 2 must be considered. 

9.2.2 Step 2: Limited notification precluded in certain circumstances 

An application must not be limited notified to any persons if it meets any of the criteria under 
section 95B(6): 

 

None of these criteria apply to the application. 

Therefore, Step 2 does not apply, and Step 3 must be considered. 

(2) (a) affected protected customary rights groups; or 

 (b) affected customary marine title groups (in the case of an application for a resource 
consent for an accommodated activity). 

(3) (a) whether the proposed activity is on or adjacent to, or may affect, land that is the subject 
of a statutory acknowledgement made in accordance with an Act specified in Schedule 
11; and 

 (b) whether the person to whom the statutory acknowledgement is made is an affected 
person under section 95E. 

(4) Notify the application to each affected group identified under subsection (2) and each 
affected person identified under subsection (3). 

(6) (a) the application is for a resource consent for 1 or more activities, and each activity is 
subject to a rule or national environmental standard that precludes limited notification: 

 (b) the application is for a controlled activity (but no other activities) that requires a resource 
consent under a district plan (other than a subdivision of land).  
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9.2.3 Step 3: Certain other affected persons must be notified 

Other affected persons must be notified in the following circumstances specified by section 
95B(7) and (8): 

 

The proposal is not for a boundary activity. 

In deciding whether a person is an affected person under section 95E, the consent authority 
under section 95E(2): 

 

The consent authority must not consider that a person is an affected person if they have 
given their written approval, or it is unreasonable in the circumstances to seek that person’s 
written approval. 

With respect to sections 95B(8) and 95E, the permitted baseline and written approval was 
considered as part of the assessment of environmental effects undertaken in Section 6.0 of 
this report. No persons will be affected to a minor or more than minor degree as: 

• The earthworks will be temporary and managed to manage potential adverse effects, 
including erosion, sediment and nuisance effects such as visual amenity and dust. 
Construction noise will be undertaken to comply with permitted activity limits. The 
Geotechnical Investigation Report prepared by Haigh Workman concludes that the 
site is suitable for the proposed works. The earthworks are not expected to result in 
the instability of land or buildings beyond the site. There are no known historic or 
archaeological sites or sites of significance to iwi on the site or the vicinity of the 
earthworks. Additionally, in the unlikely event that any archaeological sites are 
uncovered, accidental discovery protocols will be followed. 

• The proposed activities and development are in keeping with the long-established 
industrial use of the site within a wider established industrial and commercial area. 
The proposal can be reasonably expected by neighbours. Buffer planting will mitigate 
visual effects and enhance privacy to respective neighbours over time. 

• The proposed boiler stack and baghouse height exceedances will result in no 
adverse privacy effects and less than minor adverse visual dominance and shading 
effects. The structures are in keeping with surrounding buildings and structures on 
the site and in industrial areas. 

• The boron treatment process and associated timber preservative chemical will be 
bunded and contained within a building and will be handled by trained staff and in 

(7) In the case of a boundary activity, determine in accordance with section 95E whether an 
owner of an allotment with an infringed boundary is an affected person.  

(8) In the case of any other activity, determine whether a person is an affected person in 
accordance with section 95E. 

(2) (a) may disregard an adverse effect of an activity on a person if a rule or national 
environmental standard permits an activity with that effect; 

 (b) must disregard an adverse effect that does not relate to a matter for which a rule or 
environmental standard reserves control or restricts discretion; and 

 (c) must have regard to every relevant statutory acknowledgement made in accordance with 
a statute set out in Schedule 11 of the Act. 
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accordance with management plans and industry regulations, to protect human 
health and the environment within and beyond the site. 

• Noise from the new activities in the expanded area (i.e., the boron treatment plant 
and truck loading and despatch, which are day-time only activities) will comply with 
Rule 8.6.5.1.7 of the FNDP. The entire site, including existing activities on the 
existing sawmill area, will comply with the noise limits of existing land use consent 
2150320-RMALUC. 

• There is no additional traffic is proposed beyond the site’s consented limit, and there 
is no change in the type and scale of vehicles which access the site, there are no 
additional adverse traffic effects beyond that already assessed and consented. No 
changes to the site's existing driveway, Industrial Way or the intersection of Industrial 
Way and State Highway 10 are required nor proposed.  

With respect to section 95E(2)(c), when deciding who is an affected person, the consent 
authority must have regard to every relevant statutory acknowledgement made in 
accordance with an Act that is specified under Schedule 11. Those named in that schedule 
are affected if the adverse effects are minor or more than minor. There are no statutory 
acknowledgements that are relevant to this application. 

Overall, there are no affected persons. Therefore, Step 3 does not apply, and Step 4 must 
be considered. 

9.2.4 Step 4: Further notification in special circumstances 

As required by section 95B(10), the consent authority must determine the following: 

 

The proposal is for industrial activities and development on an established industrial site that 
is within a wider industrial area. A consideration of adverse effects on any person has been 
undertaken under Step 3 where it was concluded that these are less than minor.  

Therefore, there are no other persons who should be limited notified. 

9.2.5 Limited notification assessment summary 

Overall, from the assessment undertaken, Steps 1 to 4 do not apply and there are no 
affected persons. 

9.3 Notification assessment conclusion 

Pursuant to sections 95A to 95G of the Act, it is recommended that the application is non-

notified based on the following reasons: 

• Step 1 of section 95A: Public notification is not mandatory. 

• Step 2 of section 95A: Public notification is not precluded. 

• Step 3 of section 95A: Public notification is not required as the specified 
circumstances do not apply, including that the adverse effects on the environment 
will not be more than minor. 

(10) Determine whether special circumstances exist in relation to the application that warrant 
notification of the application to any other persons not already determined to be eligible for 
limited notification under this section (excluding persons assessed under section 95E as not 
being affected persons). 



Waipapa Pine Limited 
Resource Consent Application 

5 July 2024 
SLR Project No.: 810.V16525.00001 

SLR Ref No.: 810.V16525.00001-R01-1.0 RCA 
FNDC - Waipapa Pine Expansion 

 

 52  
 

• Step 4 of section 95A: No special circumstances exist that require public notification. 

• Step 1 of section 95B: There are no certain affected groups or persons who must be 
limited notified. 

• Step 2 of section 95B: Limited notification is not precluded. 

• Step 3 of section 95B: There are no certain other affected persons who must be 
limited notified. 

• Step 4 of section 95B: No special circumstances exist that require limited notification 
to any other persons. 

10.0 Part 2 of the Act 

We consider that those aspects of the plan relevant to this application have been 
“competently prepared under the Act”, in the sense referred to by the Court of Appeal.4 The 
consent authority is therefore not obliged to conduct an evaluation under Part 2 of the Act, 
and Part 2 considerations should not be used to override the plan provisions.  

However, for the sake of completeness, and to remove any doubt, the following assessment 
against Part 2 has also been undertaken. 

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

Section 6 of the Act sets out several matters of national importance, including: 

(a) the preservation of the natural character of the coastal environment (including the 
coastal marine area), wetlands, and lakes and rivers and their margins, and the 
protection of them from inappropriate subdivision, use, and development:  

(d) the maintenance and enhancement of public access to and along the coastal 
marine area, lakes, and rivers:  

(e) the relationship of Maori and their culture and traditions with their ancestral lands, 
water, sites, waahi tapu, and other taonga:  

(h) the management of significant risks from natural hazards. 

The assessments in this report conclude that the proposal is not inappropriate use or 
development and will not detract from the character of the Kerikeri River. The proposal will 
not affect public access to or along the Kerikeri River (noting that there is no land-based 
access to the river in the vicinity of the site without going through private land). The proposal 
will not exacerbate natural hazard risks. Waipapa Pine is undertaking ongoing engagement 
with iwi on the project. There are no known Sites of Cultural Significance to Māori and waahi 
tapu on the site. Accidental discovery protocols will be in place. 

Section 7 identifies a number of "other matters" to be given particular regard to in the 
consideration of any assessment for resource consent, including: 

 

4 R J Davidson Family Trust v Marlborough District Council [2018] NZCA 316. 
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(a) kaitiakitanga:  

(b) the efficient use and development of natural and physical resources:  

(c) the maintenance and enhancement of amenity values:  

(f) maintenance and enhancement of the quality of the environment: 

The assessments in this report conclude that the proposed use and development are 
appropriate to the site and surrounding environment, site works will be undertaken with 
appropriate controls and adverse amenity effects are acceptable and will be further mitigated 
by additional landscaping. 

Section 8 requires the consent authority to take into account the principles of the Treaty of 
Waitangi, and this has also informed our assessment under section 104. 

Overall, the application is considered to be consistent with the relevant provisions of Part 2, 
as expressed through the objectives, policies and rules that we reviewed in earlier sections 
of this application. Given this consistency, it is concluded that the proposal achieves the 
purposes of sustainable management set under section 5. 

11.0 Conclusion 

Waipapa Pine seeks to undertake operations expansion and development at its existing 
sawmill site located at 1945B State Highway 10, Waipapa. Waipapa Pine requires land use 
consent from the Council due to non-compliances with the FNDP’s rules. 

In terms of section 104(1)(a) of the Act, as assessed in Sections 6.0 and 7.0 of this report, 
the actual and potential adverse effects of the proposed activity on the wider environment 
will be no more than minor In particular: 

• The proposed expansion and development are in addition to and therefore consistent 
with the existing activities on site. Due to the industrial nature of the immediate 
surrounding environment, the proposal is also consistent with the nature of activities 
in the area, and no land use conflict nor reverse sensitivity effects are expected. 

• Noise from the new activities on the site (i.e., new dispatch yard and boron treatment 
building) will comply with permitted activity limits. The entire site, including existing 
activities on the existing sawmill area, will comply with the noise limits of existing land 
use consent 2150320-RMALUC. 

• The earthworks will be undertaken with a range of controls including in accordance 
with NRC publications, Auckland Council GD05 guidelines and will ensure that 
potential adverse effects on the surrounding environment are appropriately managed. 

• The proposed stormwater and domestic wastewater management system upgrades 
have been designed with the relevant requirements and industry standards and will 
enhance servicing on the site. 

• The hazardous substance and boron treatment process will be fully contained in a 
building and operated by trained staff. The transportation, storage and use of the 
substance will be undertaken in accordance with industry regulations, best practice 
and emergency protocols / SRP. 

• The proposal will not result in additional adverse traffic effects beyond what is 
already consented, nor Waipapa Pine’s allocation of the maximum traffic movements 
on Industrial Way that the Council and NZTA previously supported. The proposed car 
parking amount is also appropriate to the site. No changes to the site’s existing 
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driveway, Industrial Way or the intersection of Industrial Way and State Highway 10 
are required nor proposed.  

The proposed activity will also generate positive effects on the environment, being: 

• The proposal will support the continued operation of an existing sawmill, and 
Waipapa Pine is among the biggest employers in the Waipapa-Kerikeri area and 
produces timber products for the Northland region and across New Zealand. The 
sawmill’s primary product is high grade framing timber which will support the housing 
construction industry in the North Island. The proposed increase in staff will result in 
new employment opportunities. 

• The proposed stormwater infrastructure upgrades, and particularly the incorporation 
of constructed wetlands and a vegetated swale, will further enhance the quality and 
reduce the peak flows of the discharges. 

• The proposed landscaping will, overtime, enhance the visual appearance of the site. 

In terms of section 104(1)(b) of the Act, the FNDP’s objectives, policies, rules and 
assessment criteria have also formed part of that assessment, as well as the relevant 
provisions of the PFNDP, and the proposal is considered consistent to the degree needed to 
grant consent. The proposal is consistent with Part 2 as expressed through those provisions. 

It is recommended that the application is non-notified as the proposal will have no more than 
minor adverse effects on the wider environment, there are no affected persons and no 
special circumstances exist. 

Hence, in accordance with section 104B in relation to discretionary activities, it is considered 
appropriate for consent to be granted on a non-notified basis, subject to fair and reasonable 
conditions. 
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PERVIOUS (TOTAL) 24963 95.42%
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GENERAL NOTES:
1. All features are taken from Topo Plan by HG, dated March 2024, ref.

2414676-HG-XX-DR-XX-G-SS01-03.
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GENERAL NOTES:
1. All features are taken from Topo Plan by HG, dated March 2024, ref.

2414676-HG-XX-DR-XX-G-SS01-03.
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GENERAL NOTES:
1. All features are taken from Topo plan by HG, dated 20/03/2024
2. Aerial image courtesy of Google.
3. Flood extent taken from NRC GIS map.
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GENERAL NOTES:
1. All features are taken from Topo Plan by HG, dated March 2024, ref.

2414676-HG-XX-DR-XX-G-SS01-03.
2. Flood extent taken from NRC GIS map.
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NOTE:
1. STORMWATER RUNOFF FROM HOUSE PLATFORM TO BE

DIRECTED AWAY FROM THE EFFLUENT FIELD DISPOSAL FILED
2. SET SEQUENCING VALVE SO THAT ALL THREE  DISPOSAL

FIELDS RECEIVE THE SAME DOSES.

GENERAL NOTES:
1. All features are taken from Topo plan by HG, dated 20/03/2024
2. Aerial image courtesy of Google.
3. Flood extent taken from NRC GIS map.

LEGEND
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MINIMUM SECONDARY TREATMENT PLANT SETBACKS:
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NOTE:
1. STORMWATER RUNOFF FROM HOUSE PLATFORM TO BE

DIRECTED AWAY FROM THE EFFLUENT FIELD DISPOSAL FILED
2. SET SEQUENCING VALVE SO THAT DISPOSAL FIELD 1 RECEIVES

ONE DOSE AND DISPOSAL FIELD 2 RECEIVES TWO DOSES.

MINIMUM SECONDARY TREATMENT PLANT SETBACKS:
· INVERT LEVEL AT INLET - NOT LESS THAN 0.5m

BELOW FLOOR LEVEL
· BUILDINGS - 3 m
· BOUNDARIES - 1.5m
· EASILY ACCESSIBLE FOR MAINTANACE.
CHECK ALL DIMENSION ON SITE.

SPECIFIC WASTEWATER DESIGN:
MINIMUM EFFLUENT DISPOSAL SETBACKS:
· BOUNDARIES - 1.5m
· BUILDINGS  AND RETAINING WALLS - 3m
· SURFACE WATER - 5m (SECONDARY)
· COAST, RIVERS, LAKES - 30m
CHECK ALL DIMENSION ON SITE.

GENERAL NOTES:
1. All features are taken from Topo plan by HG, dated 20/03/2024
2. Aerial image courtesy of Google.
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Open drain

SS SS SS Proposed Wastewater Pipe Line



1 2 3 4 5 6 7 8

F

E

D

C

B

A

DIMENSIONS MUST NOT BE SCALE MEASURED FROM THESE DRAWINGS.
THE CONTRACTOR SHALL CHECK & VERIFY ALL DIMENSIONS INCLUDING, 
SITE LEVELS, HEIGHTS AND ANGLES ON SITE PRIOR TO COMMENCING
ANY WORK.   THE COPYRIGHT TO THESE DRAWINGS AND ALL PARTS 
THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020

Rev Date Description DWG Stage

Dwg No.

Drawn Checked
Date

File

Client

Project No.

Project

F

E

D

C

B

A

Approved
RC no.

6 Fairway Drive
Kerikeri, BOI

T: 09 407 8327
F: 09 407 8378

E: info@haighworkman.co.nz

By

Sheet No.

Checked

T:\CLIENTS\WAIPAPA PINE LIMITED\JOBS\23 256 - WAIPAPA MILL -1945B STATE HIGHWAY 10, WAIPAPA\ENGINEERING\DRAWINGS\01_CIVIL\23
256_20240507_DRIPLINES.DWG

A3 Scale:

23 256  
LP JP

13/05/2024

JP

WAIPAPA PINE LIMITED

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

WASTEWATER TREATMENT PLANT AT THE OFFICE
PLAN VIEW
 

A REV A - FOR CLIENT REVIEW13/05/2024
B 29/05/2024
   
   
   
   
   
   
   
   

WWD01

REV B - FOR RESOURCE CONSENT
LP
LP
 
 
 
 
 

 
 

 

JP
JP
 
 
 
 
 
 
 
 

NTS

MAIN LINE WITH 130-MICRON
FILTER INSTALLED

SUPPLY HEADER (PE)
NETAFIM UNIBIOLINE OR SIMILAR APPROVED

EXISTING TREATMENT PLANT



AR

FV

FV

FV

FV

10.02

0.3
m

CULTIVATED EXISTING
TOPSOIL

10@1.0m C/C UNIBIOLINE WITH
2.3L/hr EMITTERS @600mm
ALONG LINE

COVER WITH 200mm OF BARK
MULCH TO BE PLANTED
DENSELY WITH SUITABLE
SPECIES FOR
EVAPO-TRANSPIRATION

BDY

3H:1V

3H:1V

EXISTING OPEN DRAIN TO BE
FILLED IN

EXISTING FLOWPATH

EGL

EASTERN DISPATCH YARD

VA
RI

ES EGL

MIN 3m

1m

1 2 3 4 5 6 7 8

F

E

D

C

B

A

DIMENSIONS MUST NOT BE SCALE MEASURED FROM THESE DRAWINGS.
THE CONTRACTOR SHALL CHECK & VERIFY ALL DIMENSIONS INCLUDING, 
SITE LEVELS, HEIGHTS AND ANGLES ON SITE PRIOR TO COMMENCING
ANY WORK.   THE COPYRIGHT TO THESE DRAWINGS AND ALL PARTS 
THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020

Rev Date Description DWG Stage

Dwg No.

Drawn Checked
Date

File

Client

Project No.

Project

F

E

D

C

B

A

Approved
RC no.

6 Fairway Drive
Kerikeri, BOI

T: 09 407 8327
F: 09 407 8378

E: info@haighworkman.co.nz

By

Sheet No.

Checked

T:\CLIENTS\WAIPAPA PINE LIMITED\JOBS\23 256 - WAIPAPA MILL -1945B STATE HIGHWAY 10, WAIPAPA\ENGINEERING\DRAWINGS\01_CIVIL\23
256_20240507_DRIPLINES.DWG

A3 Scale:

23 256  
LP JP

13/05/2024

JP

WAIPAPA PINE LIMITED

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

EFFLUENT DISPOSAL AREA LAYOUT
 
 

A REV A - FOR CLIENT REVIEW13/05/2024
B 29/05/2024
   
   
   
   
   
   
   
   

WWD03

REV B - FOR RESOURCE CONSENT
LP
LP
 
 
 
 
 

 
 

 

JP
JP
 
 
 
 
 
 
 
 

NTS

FV

LEGEND:

  AIR / VACUUM RELEASE VALVE

  FLUSHING VALVE

TYPICAL DISPOSAL FIELD LAYOUT

1m LINE SPACING

0.5 m EMITTER SPACING  (SUBSURFACE DRIPPLINES)

1.0 m EMITTER SPACING  (SURFACE DRIPPLINES)

MAIN LINE WITH 130-MICRON
FILTER INSTALLED

SUPPLY HEADER (PE)
NETAFIM UNIBIOLINE OR SIMILAR APPROVED

NOTE:

1. DNL VALVES TO BE PLACED ACCORDINGLY TO PREVENT SATURATION AT LOW
POINTS DUE TO DRAIN DOWN.AR

TYPICAL DISPOSAL FIELD SECTION



P
P

P
P

P
P

P P P P
P P P P P P

P P P P P P P P P P P P P P P
P P P P P

LOT 1
DP 211216

IN
DU

ST
RI

AL
 W

AY

10.00

DISPATCH YARD
9,000 m²

BORON PLANT
FFL 79.0
FGL 78.7

77.5

78.0

78.5

77.1

77.2

77.3

77.4

77.6

77.7

77.8

77.9

78.1

78.2

78.3

78.4

78
.6

78.7m

78.7m

77.0m

77.0m

78.5m

77.3m

78.5m

78.7m

77.3m

76.0m

76.0m
77.3m

77.3m

78.7m

78.0

78.5

77.8
77.9

78.1
78.2

78.3
78.4

78.6

78.7m

SECTION C
0

150

SECTION B

0

240

0

150

SECTION A

40.00

10
.50

10
.00

7.00

10
3.3

0

58
.00

15m 37.5m0A3 SCALE 1:750

1 2 3 4 5 6 7 8

F

E

D

C

B

A

DIMENSIONS MUST NOT BE SCALE MEASURED FROM THESE DRAWINGS.
THE CONTRACTOR SHALL CHECK & VERIFY ALL DIMENSIONS INCLUDING, 
SITE LEVELS, HEIGHTS AND ANGLES ON SITE PRIOR TO COMMENCING
ANY WORK.   THE COPYRIGHT TO THESE DRAWINGS AND ALL PARTS 
THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020

Rev Date Description DWG Stage

Dwg No.

Drawn Checked
Date

File

Client

Project No.

Project

F

E

D

C

B

A

Approved
RC no.

6 Fairway Drive
Kerikeri, BOI

T: 09 407 8327
F: 09 407 8378

E: info@haighworkman.co.nz

By

Sheet No.

Checked

T:\CLIENTS\WAIPAPA PINE LIMITED\JOBS\23 256 - WAIPAPA MILL -1945B STATE HIGHWAY 10,
WAIPAPA\ENGINEERING\DRAWINGS\01_CIVIL\23_256_CIVIL_DESIGN_C3D.DWG

23 256

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

WAIPAPA PINE LIMITED

 

 

FOR RC
FINISHED
GROUND LEVEL
PLAN

EWP01

1 of 2

13/05/2024

JT JP JP

A 13/05/2024 REV A - FOR CLIENT REVIEW JT JP
B 29/05/2024 REV B - FOR RESOURCE CONSENT LP JP
     
     
     
     
     
     
     
     



DISPATCH YARD

BUND 3

BUND 2

BUND 1

58 59 60 61 62

63 64 65

66 67 69 7068
71 72 73

74 75 76 77 78 79 80 81 82 83 84 85 86 87 88

5.0
0

2.80

5.0
0

Surface Analysis: Elevation Ranges

Number

1

2

3

4

Color Minimum
Elevation

-3.000 m

-2.000 m

-1.000 m

0.000 m

Maximum
Elevation

-2.000 m

-1.000 m

0.000 m

1.000 m

2D Area

551.9 m2

564.3 m2

994.9 m2

0.0 m2

Volume

167.9 m3

822.7 m3

1 537.9 m3

0.0 m3

BUND 1 EARTHWORKS

Total Cut 2 528.5 m32 111.1 m2

Surface Analysis: Elevation Ranges

Number

1

2

3

4

5

Color Minimum
Elevation

-4.000 m

-3.000 m

-2.000 m

-1.000 m

0.000 m

Maximum
Elevation

-3.000 m

-2.000 m

-1.000 m

0.000 m

1.000 m

2D Area

0.0 m2

167.9 m2

107.6 m2

119.8 m2

0.0 m2

Volume

0.0 m3

86.3 m3

222.1 m3

333.8 m3

0.0 m3

BUND 2 EARTHWORKS

Total Cut 642.2 m3395.3 m2

Surface Analysis: Elevation Ranges

Number

1

2

3

4

5

Color Minimum
Elevation

-4.000 m

-3.000 m

-2.000 m

-1.000 m

0.000 m

Maximum
Elevation

-3.000 m

-2.000 m

-1.000 m

0.000 m

1.000 m

2D Area

0.7 m2

117.6 m2

139.0 m2

192.8 m2

0.3 m2

Volume

0.0 m3

56.8 m3

185.3 m3

342.8 m3

0.0 m3

BUND 3 EARTHWORKS

Total Cut 584.9 m3450.1 m2

Surface Analysis: Elevation Ranges

Number

1

Color Minimum
Elevation

-1.000 m

Maximum
Elevation

0.000 m

2D Area

26 119.6 m2

Volume

5 223.9 m3

DISPATCH YARD TOPSOIL STRIPPING (-0.2m)

Total Cut
( 5 223.9 m3 )

Total Volume

Total Cut
( 508.1 m3 )

Surface Analysis: Elevation Ranges

Number

1

2

3

4

Color Minimum
Elevation

-1.000 m

0.000 m

1.000 m

2.000 m

Maximum
Elevation

0.000 m

1.000 m

2.000 m

3.000 m

2D Area

1 181.8 m2

13 752.3 m2

10 527.6 m2

9.4 m2

Volume

508.1 m3

19 105.3 m3

3 166.9 m3

0.9 m3

DISPATCH YARD EARTHWORKS

Total Fill
( 22 273.1 m3 )

Total Volume

20m 50m0A3 SCALE 1:1000

1 2 3 4 5 6 7 8

F

E

D

C

B

A

DIMENSIONS MUST NOT BE SCALE MEASURED FROM THESE DRAWINGS.
THE CONTRACTOR SHALL CHECK & VERIFY ALL DIMENSIONS INCLUDING, 
SITE LEVELS, HEIGHTS AND ANGLES ON SITE PRIOR TO COMMENCING
ANY WORK.   THE COPYRIGHT TO THESE DRAWINGS AND ALL PARTS 
THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020

Rev Date Description DWG Stage

Dwg No.

Drawn Checked
Date

File

Client

Project No.

Project

F

E

D

C

B

A

Approved
RC no.

6 Fairway Drive
Kerikeri, BOI

T: 09 407 8327
F: 09 407 8378

E: info@haighworkman.co.nz

By

Sheet No.

Checked

T:\CLIENTS\WAIPAPA PINE LIMITED\JOBS\23 256 - WAIPAPA MILL -1945B STATE HIGHWAY 10,
WAIPAPA\ENGINEERING\DRAWINGS\01_CIVIL\23_256_CIVIL_DESIGN_C3D.DWG

23 256

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

WAIPAPA PINE LIMITED

 

 

FOR RC
EARTHWORKS
CUT AND FILL
PLAN

EWP02

2 of 2

13/05/2024

JT JP JP

A 13/05/2024 REV A - FOR CLIENT REVIEW JT JP
B 29/05/2024 REV B - FOR RESOURCE CONSENT LP JP
     
     
     
     
     
     
     
     



Datum 30.0

Vertical: 1:500
Horizontal: 1:500

30.0

35.0

40.0

45.0

50.0

55.0

60.0

65.0

70.0

75.0

80.0

85.0

90.0

95.0

100.0

105.0

110.0

115.0

120.0

125.0

130.0

Design Levels

Existing Levels

Cut/Fill Depth

Chainage

SECTION A
Scale: Horizontal 1:500, Vertical 1:500

78
.39

2

78
.59

9

78
.70

0

78
.70

0

78
.70

0

78
.70

0

78
.63

3

78
.50

8

78
.38

2

78
.25

5

78
.12

8

78
.00

2

77
.89

7

77
.79

7

77
.69

7

77
.59

7

77
.49

7

77
.39

7

77
.29

7

77
.19

7

77
.09

7

76
.83

6

76
.66

4

76
.54

0

78
.39

4

78
.16

1

78
.18

8

78
.26

8

78
.04

9

77
.68

3

77
.56

1

77
.58

4

77
.07

4

77
.16

5

77
.16

77
.17

7

77
.23

3

77
.22

6

77
.13

5

76
.99

9

77
.07

6

77
.02

1

76
.72

9

76
.74

4

76
.83

76
.93

6

76
.83

0

76
.73

5

76
.74

8

76
.82

5

0.2
30

0.4
11

0.4
32

0.6
51

1.0
17

1.1
39

1.0
49

1.4
34

1.2
17

1.0
94

0.9
51

0.7
69

0.6
71

0.6
62

0.6
98

0.5
20

0.4
76

0.6
67

0.5
53

0.3
67

0.1
61

0.0
07

-0
.07

1

0.0
00

10
.00

0

20
.00

0

30
.00

0

40
.00

0

50
.00

0

60
.00

0

70
.00

0

80
.00

0

90
.00

0

10
0.0

00

11
0.0

00

12
0.0

00

13
0.0

00

14
0.0

00

15
0.0

00

16
0.0

00

17
0.0

00

18
0.0

00

19
0.0

00

20
0.0

00

21
0.0

00

22
0.0

00

23
0.0

00

23
3.2

94

24
0.0

00

78.7 78.7
77.0 77.376.0

Si
te 

Bo
un

da
ry

Ro
ad

 E
dg

e

BORON PLANT POND D

15m 37.5m0A3 SCALE 1:750

1 2 3 4 5 6 7 8

F

E

D

C

B

A

DIMENSIONS MUST NOT BE SCALE MEASURED FROM THESE DRAWINGS.
THE CONTRACTOR SHALL CHECK & VERIFY ALL DIMENSIONS INCLUDING, 
SITE LEVELS, HEIGHTS AND ANGLES ON SITE PRIOR TO COMMENCING
ANY WORK.   THE COPYRIGHT TO THESE DRAWINGS AND ALL PARTS 
THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020

Rev Date Description DWG Stage

Dwg No.

Drawn Checked
Date

File

Client

Project No.

Project

F

E

D

C

B

A

Approved
RC no.

6 Fairway Drive
Kerikeri, BOI

T: 09 407 8327
F: 09 407 8378

E: info@haighworkman.co.nz

By

Sheet No.

Checked

T:\CLIENTS\WAIPAPA PINE LIMITED\JOBS\23 256 - WAIPAPA MILL -1945B STATE HIGHWAY 10,
WAIPAPA\ENGINEERING\DRAWINGS\01_CIVIL\23_256_CIVIL_DESIGN_C3D.DWG

23 256

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

WAIPAPA PINE LIMITED

 

FOR RC
EARTHWORKS
SECTION A
 

EWL01

1 of 3

13/05/2024

JT JP JP

A 13/05/2024 REV A - FOR CLIENT REVIEW JT JP
B 29/05/2024 REV B - FOR RESOURCE CONSENT LP JP
     
     
     
     
     
     
     
     



Datum 30.0

Vertical: 1:500
Horizontal: 1:500

30.0

35.0

40.0

45.0

50.0

55.0

60.0

65.0

70.0

75.0

80.0

85.0

90.0

95.0

100.0

105.0

110.0

115.0

120.0

125.0

130.0

Design Levels

Existing Levels

Cut/Fill Depth

Chainage

SECTION B
Scale: Horizontal 1:500, Vertical 1:500

76
.80

2

76
.00

0

76
.00

0

76
.00

0

76
.00

0

76
.00

0

76
.00

0

76
.00

0

76
.00

0

76
.00

0

76
.00

0

76
.00

0

76
.56

0

77
.33

3

77
.25

7

76
.84

6

76
.66

5

76
.58

8

76
.69

3

76
.72

1

76
.79

8

76
.93

1

76
.93

8

77
.11

76
.69

9

76
.69

2

76
.68

8

76
.76

0
76

.79
6

77
.39

6

-0
.04

4

-0
.66

5

-0
.58

8

-0
.69

3

-0
.72

1

-0
.79

8

-0
.93

1

-0
.93

8

-1
.11

4

-0
.69

9

-0
.69

2

-0
.68

8

0.0
00

10
.00

0

20
.00

0

30
.00

0

40
.00

0

50
.00

0

60
.00

0

70
.00

0

80
.00

0

90
.00

0

10
0.0

00

11
0.0

00

12
0.0

00

13
0.0

00

13
6.7

55
14

0.0
00

15
0.0

00

77.3 77.377.0 76.0 76.0

Si
te 

Bo
un

da
ry

Si
te 

Bo
un

da
ry

POND D

15m 37.5m0A3 SCALE 1:750

1 2 3 4 5 6 7 8

F

E

D

C

B

A

DIMENSIONS MUST NOT BE SCALE MEASURED FROM THESE DRAWINGS.
THE CONTRACTOR SHALL CHECK & VERIFY ALL DIMENSIONS INCLUDING, 
SITE LEVELS, HEIGHTS AND ANGLES ON SITE PRIOR TO COMMENCING
ANY WORK.   THE COPYRIGHT TO THESE DRAWINGS AND ALL PARTS 
THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020

Rev Date Description DWG Stage

Dwg No.

Drawn Checked
Date

File

Client

Project No.

Project

F

E

D

C

B

A

Approved
RC no.

6 Fairway Drive
Kerikeri, BOI

T: 09 407 8327
F: 09 407 8378

E: info@haighworkman.co.nz

By

Sheet No.

Checked

T:\CLIENTS\WAIPAPA PINE LIMITED\JOBS\23 256 - WAIPAPA MILL -1945B STATE HIGHWAY 10,
WAIPAPA\ENGINEERING\DRAWINGS\01_CIVIL\23_256_CIVIL_DESIGN_C3D.DWG

23 256

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

WAIPAPA PINE LIMITED

 

FOR RC
EARTHWORKS
SECTION B
 

EWL02

2 of 3

13/05/2024

JT JP JP

A 13/05/2024 REV A - FOR CLIENT REVIEW JT JP
B 29/05/2024 REV B - FOR RESOURCE CONSENT LP JP
     
     
     
     
     
     
     
     



Datum 30.0

Vertical: 1:500
Horizontal: 1:500

30.0

35.0

40.0

45.0

50.0

55.0

60.0

65.0

70.0

75.0

80.0

85.0

90.0

95.0

100.0

105.0

110.0

115.0

120.0

125.0

130.0

Design Levels

Existing Levels

Cut/Fill Depth

Chainage

SECTION C
Scale: Horizontal 1:500, Vertical 1:500

78
.12

9

78
.70

0

78
.70

0

78
.70

0

78
.70

0

78
.70

0

78
.70

0

78
.70

0

78
.43

7

78
.21

1

78
.07

5

77
.99

0

76
.75

3

78
.26

6

78
.95

5

78
.12

6

77
.73

1

77
.63

4

77
.64

7

77
.65

6

77
.55

0

77
.36

8

77
.27

4

77
.29

77
.37

2

77
.48

5

77
.31

4

77
.04

8

77
.47

8

77
.86

3

0.0
03

0.9
69

1.0
66

1.0
53

1.0
44

1.1
50

1.3
32

1.4
26

1.1
43

0.8
40

0.5
90

0.6
76

0.0
00

10
.00

0

20
.00

0

30
.00

0

40
.00

0

50
.00

0

60
.00

0

70
.00

0

80
.00

0

90
.00

0

10
0.0

00

11
0.0

00

12
0.0

00

13
0.0

00

13
8.0

30
14

0.0
00

15
0.0

00

78.7 78.7

Si
te 

Bo
un

da
ry

Si
te 

Bo
un

da
ry

BORON PLANT

15m 37.5m0A3 SCALE 1:750

1 2 3 4 5 6 7 8

F

E

D

C

B

A

DIMENSIONS MUST NOT BE SCALE MEASURED FROM THESE DRAWINGS.
THE CONTRACTOR SHALL CHECK & VERIFY ALL DIMENSIONS INCLUDING, 
SITE LEVELS, HEIGHTS AND ANGLES ON SITE PRIOR TO COMMENCING
ANY WORK.   THE COPYRIGHT TO THESE DRAWINGS AND ALL PARTS 
THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020

Rev Date Description DWG Stage

Dwg No.

Drawn Checked
Date

File

Client

Project No.

Project

F

E

D

C

B

A

Approved
RC no.

6 Fairway Drive
Kerikeri, BOI

T: 09 407 8327
F: 09 407 8378

E: info@haighworkman.co.nz

By

Sheet No.

Checked

T:\CLIENTS\WAIPAPA PINE LIMITED\JOBS\23 256 - WAIPAPA MILL -1945B STATE HIGHWAY 10,
WAIPAPA\ENGINEERING\DRAWINGS\01_CIVIL\23_256_CIVIL_DESIGN_C3D.DWG

23 256

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

WAIPAPA PINE LIMITED

 

FOR RC
EARTHWORKS
SECTION C
 

EWL03

3 of 3

13/05/2024

JT JP JP

A 13/05/2024 REV A - FOR CLIENT REVIEW JT JP
B 29/05/2024 REV B - FOR RESOURCE CONSENT LP JP
     
     
     
     
     
     
     
     



2.8
0

AT - 95th - Car

AT - 95th - Car

AT - 95th - Car

AT - 95th - Car

AT - 95th - Car

>
>

>

> >

>
>

>
> >
>

>
>

> >

>
>

>
>

>

AT - 95
th - Ca

r

AT - 95
th - Ca

r

AT - 95
th - Ca

r

AT - 95
th - Ca

r

AT - 95th - Car

AT - 95th - Car

AT - 95th - Car

AT - 95th - Car

AT - 95th - Car

5
4

3
2

1

6 7

8
9

10
11

12

16
15

14
13

18

19

20

21 22
23

24
25

26
27

28
29

30
31

32
33

34

35

36

37

38

39

40

41
42

43 44

45
46

47
48

49
50

51
52

53

54 55 56 57 58 59 60 61 62

63 64 65

66 67 69 7068

17

71 72 73

2.805.00

11.00

2.80

5.00

4.80 5.00 4.80 5.00

5.0
0

8.02
4.80

8.02
4.80

5.00

2.80

AT - 95
th - Car

AT - 95th - Car

AT - 95th - Car

74 75 76 77 78 79 80 81 82 83 84 85 86 87 88

AT - 95
th - Ca

r AT - 95
th - Ca

r

5.0
0

2.80

5.0
0

2.80

AT - 95th - Car

5.06

0.907 2.968

AT - 95th - Car
Overall Length 5.060m
Overall Width 1.923m
Overall Body Height 1.784m
Min Body Ground Clearance 0.231m
Max Track Width 1.888m
Lock-to-lock time 4.00s
Curb to Curb Turning Radius 6.450m

10m 25m0A3 SCALE 1:500

1 2 3 4 5 6 7 8

F

E

D

C

B

A

DIMENSIONS MUST NOT BE SCALE MEASURED FROM THESE DRAWINGS.
THE CONTRACTOR SHALL CHECK & VERIFY ALL DIMENSIONS INCLUDING, 
SITE LEVELS, HEIGHTS AND ANGLES ON SITE PRIOR TO COMMENCING
ANY WORK.   THE COPYRIGHT TO THESE DRAWINGS AND ALL PARTS 
THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020

Rev Date Description DWG Stage

Dwg No.

Drawn Checked
Date

File

Client

Project No.

Project

F

E

D

C

B

A

Approved
RC no.

6 Fairway Drive
Kerikeri, BOI

T: 09 407 8327
F: 09 407 8378

E: info@haighworkman.co.nz

By

Sheet No.

Checked

T:\CLIENTS\WAIPAPA PINE LIMITED\JOBS\23 256 - WAIPAPA MILL -1945B STATE HIGHWAY 10,
WAIPAPA\ENGINEERING\DRAWINGS\01_CIVIL\23_256_CIVIL_DESIGN_C3D.DWG

23 256

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

WAIPAPA PINE LIMITED

 

 

FOR RC
ACCESS & PARKING
PLAN
(NORTH)

CPP01

1 of 3

13/05/2024

JT JP JP

A 13/05/2024 REV A - FOR CLIENT REVIEW JT JP
B 29/05/2024 REV B - FOR RESOURCE CONSENT LP JP
     
     
     
     
     
     
     
     



P

P
P

P
P

P
P

P
P

P
P

P
P

P
P

P

P
P

P
P

P
P

P
P

P
P

P
P

P

V
V

V
V

V
V

V
V

V
V

V
V

V
V

V
V

V
V

V
V

V

BORON PLANT
FFL 79.0
FGL 78.7

AT - 95th
 - Car

Large Rigid Truck

Large Rigid Truck

AT - 95th - Car

AT - 95th - Car

AT - 95th - Car

>
>

>
>

>
>

>
>

>
>

>
>

>
>

>

AT - 95
th - Car

AT - 95th - Car

5.00

4.80

45
°

R6.00

R6
.00

R3.00

89

90

91

92

93

94

95

96

97

98

99

100

101

102

11
6

11
5

11
4

11
3

11
2

11
1

11
0

10
9

10
8

10
7

10
6

10
5

10
4

10
3

OVERHEAD POWERLINE

POWER POLE

POWER POLE

UNDERGROUND HV CABLE

8.26

RG-6 GIVE WAY SIGN

ENTRY SIGN

Large Rigid Truck

11.5

1.3 6.4 1.4
7.1

0.7

Large Rigid Truck
Overall Length 11.500m
Overall Width 2.500m
Overall Body Height 3.632m
Min Body Ground Clearance 0.427m
Track Width 2.500m
Lock-to-lock time 6.00s
Wall to Wall Turning Radius 12.000m

AT - 95th - Car

5.06

0.907 2.968

AT - 95th - Car
Overall Length 5.060m
Overall Width 1.923m
Overall Body Height 1.784m
Min Body Ground Clearance 0.231m
Max Track Width 1.888m
Lock-to-lock time 4.00s
Curb to Curb Turning Radius 6.450m

10m 25m0A3 SCALE 1:500

1 2 3 4 5 6 7 8

F

E

D

C

B

A

DIMENSIONS MUST NOT BE SCALE MEASURED FROM THESE DRAWINGS.
THE CONTRACTOR SHALL CHECK & VERIFY ALL DIMENSIONS INCLUDING, 
SITE LEVELS, HEIGHTS AND ANGLES ON SITE PRIOR TO COMMENCING
ANY WORK.   THE COPYRIGHT TO THESE DRAWINGS AND ALL PARTS 
THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020

Rev Date Description DWG Stage

Dwg No.

Drawn Checked
Date

File

Client

Project No.

Project

F

E

D

C

B

A

Approved
RC no.

6 Fairway Drive
Kerikeri, BOI

T: 09 407 8327
F: 09 407 8378

E: info@haighworkman.co.nz

By

Sheet No.

Checked

T:\CLIENTS\WAIPAPA PINE LIMITED\JOBS\23 256 - WAIPAPA MILL -1945B STATE HIGHWAY 10,
WAIPAPA\ENGINEERING\DRAWINGS\01_CIVIL\23_256_CIVIL_DESIGN_C3D.DWG

23 256

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

WAIPAPA PINE LIMITED

 

 

FOR RC
ACCESS & PARKING
PLAN
(BORON PLANT)

CPP02

2 of 3

13/05/2024

JT JP JP

A 13/05/2024 REV A - FOR CLIENT REVIEW JT JP
B 29/05/2024 REV B - FOR RESOURCE CONSENT LP JP
     
     
     
     
     
     
     
     



DISPATCH YARD
9,000 m²

BORON PLANT
FFL 79.0
FGL 78.7

AT - Truck - HPMV - 23.0m Truck and Trailer

RG-6 GIVE WAY SIGN

AT - Truck - HPMV - 23.0m Truck and Trailer

10.511.5

Max 70° Horiz

1.904
6.056 1.313

6.712
1.228

3
Max 90° Horiz
Max 10° Vert

2.344 1.313
3

0.508

11.45
1.25 1.5 5.7 1.5

7.95 2.25

AT - Truck - HPMV - 23.0m Truck and Trailer
Overall Length 23.046m
Overall Width 2.500m
Overall Body Height 4.250m
Min Body Ground Clearance 0.373m
Track Width 2.500m
Lock-to-lock time 6.00s
Wall to Wall Turning Radius 12.500m

10m 25m0A3 SCALE 1:500

1 2 3 4 5 6 7 8

F

E

D

C

B

A

DIMENSIONS MUST NOT BE SCALE MEASURED FROM THESE DRAWINGS.
THE CONTRACTOR SHALL CHECK & VERIFY ALL DIMENSIONS INCLUDING, 
SITE LEVELS, HEIGHTS AND ANGLES ON SITE PRIOR TO COMMENCING
ANY WORK.   THE COPYRIGHT TO THESE DRAWINGS AND ALL PARTS 
THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020

Rev Date Description DWG Stage

Dwg No.

Drawn Checked
Date

File

Client

Project No.

Project

F

E

D

C

B

A

Approved
RC no.

6 Fairway Drive
Kerikeri, BOI

T: 09 407 8327
F: 09 407 8378

E: info@haighworkman.co.nz

By

Sheet No.

Checked

T:\CLIENTS\WAIPAPA PINE LIMITED\JOBS\23 256 - WAIPAPA MILL -1945B STATE HIGHWAY 10,
WAIPAPA\ENGINEERING\DRAWINGS\01_CIVIL\23_256_CIVIL_DESIGN_C3D.DWG

23 256

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

WAIPAPA PINE LIMITED

 

 

FOR RC
ACCESS & PARKING
PLANT
(DISPATCH YARD)

CPP03

3 of 3

13/05/2024

JT JP JP

A 13/05/2024 REV A - FOR CLIENT REVIEW JT JP
B 29/05/2024 REV B - FOR RESOURCE CONSENT LP JP
     
     
     
     
     
     
     
     



SW

g g g g g

g
g

g
g

g
g

g
g

g
g

g
g

g
g

g
g

g

FUTURE BOILER

180m²

ggggggggggggggggggggggggggggggggg SF SF SF SF SF SF SF SF SF SF SF SF SF SF SF SF SF SF SF

SILT FENCE

EXISTING
FLOWPATH

EXISTING OPEN
DRAIN TO BE

FILLED IN

PROPOSED CULVERT
PROVIDES INTERCEPTION

EXISTING OPEN DRAIN

TOPSOIL TO BE
STOCKPILED ON FUTURE
WASTEWATER FIELD

EXISTING EFFLUENT
DISPOSAL FIELD
(TO BE DECOMMISSIONED)

STABILISED
ENTRANCE

SS

SS

SS

SS
SS

SS
SS

SS
SS

SS

SS

SSSSSSSSSSSSSSSSSSSSSSSSSSSS

SS
SS

SS

PROPOSED
EFFLUENT

DISPOSAL FIELD

PROPOSED VEGETATED
SWALE DRAIN A

EXTENT OF EARTHWORKS

DIG CONSTRUCTED WETLAND  D
AS SEDIMENT POND

EXISTING OPEN DRAIN
SS

SS
SS

SS
SS

SS

SS SS SS

PROPOSED WASTEWATER PIPE LINE

1 2 3 4 5 6 7 8

F

E

D

C

B

A

DIMENSIONS MUST NOT BE SCALE MEASURED FROM THESE DRAWINGS.
THE CONTRACTOR SHALL CHECK & VERIFY ALL DIMENSIONS INCLUDING, 
SITE LEVELS, HEIGHTS AND ANGLES ON SITE PRIOR TO COMMENCING
ANY WORK.   THE COPYRIGHT TO THESE DRAWINGS AND ALL PARTS 
THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020

Rev Date Description DWG Stage

Dwg No.

Drawn Checked
Date

File

Client

Project No.

Project

F

E

D

C

B

A

Approved
RC no.

6 Fairway Drive
Kerikeri, BOI

T: 09 407 8327
F: 09 407 8378

E: info@haighworkman.co.nz

By

Sheet No.

Checked

T:\CLIENTS\WAIPAPA PINE LIMITED\JOBS\23 256 - WAIPAPA MILL -1945B STATE HIGHWAY 10, WAIPAPA\ENGINEERING\DRAWINGS\01_CIVIL\23 256_20240509_ESC
PLAN.DWG

23 256  
JT JP

13/05/2024

JP

WAIPAPA PINE LIMITED

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

 

EROSION AND SEDIMENT CONTROL
 
 

A REV A - FOR CLIENT REVIEW13/05/2024
B 29/05/2024
   
   
   
   
   
   
   
   

####

ESC01

REV B - FOR RESOURCE CONSENT
JT
LP
 
 
 
 
 

 
 

 

JP
JP
 
 
 
 
 
 
 
 

FOR RC

A3 Scale 1:
0 7530

1500

Decanting Earth Bund (Catchment area less than 0.3ha)

Stabilised Entrance

GENERAL NOTES:
1. All features are taken from Topo plan by HG, dated 20/03/2024
2. Aerial image courtesy of Google.
3. Flood extent taken from NRC GIS map.

LEGEND
Boundaries

SS SS SS Existing Wastewater Pipe Line

SW SW SW Proposed Stormwater Pipe 
Flowpath

g g g g g g g Existing drain

SS SS SS Proposed Wastewater Pipe Line



Elevation

Scale 1:75

C
O

N
F
I
D

E
N

T
I
A
L

DateChkd

App

F

E

D

By

Rev

Description

3

B

C

2

A

1

Drawing Number

A2

F

E

D

C

B

A

Title

All Dimensions In mm

Do Not Scale
Approved

Client

Drawn

Checked

©2019 Windsor Engineering. All Rights Reserved.

This Design Is The Property Of Windsor Engineering

And Can Only Be Used With Express Permission And

License Of Windsor Engineering.

6 7 85

Scales:

Date

By

4

Tolerancing Unless Otherwise Stated To:

AS1100.201-1992 Designation -

Designed

Dsgn

FLETCHER - WAIPAPA PINE

H7851-15-002

6MW BIOMASS STEAM BOILER

PLANT LAYOUT

ELEVATION

AS SHOWN

N/A

JM
05/24

- -

- -

- -

A

 

A

Issued For Proposal

JM
- - - 05/24

       

       

       

       

       

21000

Multicyclone

Stack

Feedwater Tank

Boiler

Surge Bin

Baghouse

1
3
0
4
5

2
0
0
0
0

6
6
4
0











































D
RA

FT

 

 
Phone: +64 9 407 8327 • Fax: +64 9 407 8378 • info@haighworkman.co.nz • www.haighworkman.co.nz 

PO Box 89 • 6 Fairway Drive • Kerikeri 0245 • New Zealand 

Civil Engineering Report 

Proposed Boron Plant and Dispatch Yard 

1945B State Highway 10, Waipapa 

For 

Waipapa Pine Limited 
Haigh Workman reference 23 256 

 

 

 

May 2024 
 

 

 

 

 

 

 

 

 



D
RA

FT

  
 

  
i 

REV B 

 

Civil Engineering Report HW Ref 23 256 

Proposed Boron Plant and Dispatch Yard 

1945B State Highway 10, Waipapa June 2024 

For Waipapa Pine Limited 

 
 

R e v i s i o n  H i s t o r y  

 

Revision Nº Issued By Description Date 

A John Papesch Draft for Client Comment 13 May 2024 

B John Papesch For Resource Consent 11 June 2024 

    

    

    

 

 

 

 

Prepared By Reviewed By 
 
 
 

 

John Papesch Tom Adcock 
Senior Civil Engineer 
BE (Civil), CMEngNZ, CPEng 

Senior Civil Engineer 
BE (Civil), MEngNZ 

 



D
RA

FT

  
 

  
i 

REV B 

 

Civil Engineering Report HW Ref 23 256 

Proposed Boron Plant and Dispatch Yard 

1945B State Highway 10, Waipapa June 2024 

For Waipapa Pine Limited 

 TABLE OF CONTENTS 

Revision History .................................................................................................................................... i 

Executive Summary .......................................................................................... 2 

1 Introduction ................................................................................................. 5 
1.1 Project Brief and Scope ........................................................................................................... 5 
1.2 Proposed Development ............................................................................................................ 5 
1.3 Disclaimer ................................................................................................................................ 5 

2 Site Description .......................................................................................... 6 

3 Geology ....................................................................................................... 7 
3.1 Published Geology ................................................................................................................... 7 

5 Earthworks .................................................................................................. 9 
5.1 Proposed Earthworks ............................................................................................................... 9 
5.2 Erosion & Sediment Control .................................................................................................... 9 

6 Flood Hazard ............................................................................................. 12 
6.1 Published Flood Data ............................................................................................................. 12 
6.2 Flood Hazard Assessment ...................................................................................................... 12 
6.3 Engineering Standards ........................................................................................................... 12 

7 Stormwater Management ......................................................................... 14 
7.1 Existing Site ........................................................................................................................... 14 
7.2 Impermeable surfaces ............................................................................................................ 14 
7.3 Stormwater Management ....................................................................................................... 14 
7.4 Stormwater Model ................................................................................................................. 16 
7.5 Regional Plan ......................................................................................................................... 18 

8 Wastewater ................................................................................................ 19 
8.1 Existing Wastewater System .................................................................................................. 19 
8.2 Regional Plan ......................................................................................................................... 20 
8.3 Proposed Treatment System................................................................................................... 21 
8.4 Proposed Disposal Field ........................................................................................................ 21 

9 Water Supply ............................................................................................. 22 
9.1 Potable Water Supply ............................................................................................................ 22 
9.2 Fire Fighting .......................................................................................................................... 22 

10 Power Supply ............................................................................................ 22 

Appendix A – Drawings .................................................................................. 23 

Appendix B - NRC Flood Maps ...................................................................... 24 

Appendix C – Stormwater Calculations ........................................................ 25 

Appendix D – Wastewater Checklist ............................................................. 26 

Appendix E – Testpit Logs ............................................................................. 36 

 
 



D
RA

FT

  
 

  
2 

REV B 

 

Civil Engineering Report HW Ref 23 256 
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For Waipapa Pine Limited 

Executive Summary 

Haigh Workman Ltd (Haigh Workman) has been commissioned by Waipapa Pine Limited (the client) to provide civil 

engineering services for a proposed expansion of the existing sawmill facilities comprising a new dispatch yard and 

Boron Treatment facility at Waipapa Pine located at 1945B State Highway 10, Waipapa.   

The Waipapa pine Site is spread across lots 1 and 2 DP 376253 and Lot 3 DP 343062.  The proposed boron plant and 

dispatch yard are located in a greenfield area on lot 1 DP 376253.   

Under the Operative District Plan, the site is zoned Rural Production.   

Geotechnical 

A Geotechnical Investigation Report dated 14 May 2024 has been completed by Haigh Workman.  The subsoils 

comprise low strength alluvial deposits overlying rugged basalt flows typical to the area.  Ground water table typically 

varies around 0.5 – 1.5 m depth, and the depth of alluvial soils over basalt is typically 2 to 7 m thick.  The low strength 

alluvial deposits are susceptible to settlement under superimposed load.  Preloading of the building platform may be 

carried out in order to limit differential settlement risk across the building platform by replicating the building load.  

Assuming a 30 kPa building load, the preload may be 1.5 m above Finished Floor Level.  Settlement is expected to be 

fairly rapid, such that the aggregate used for the preload, may then be used to build the dispatch yard.  

Earthworks 

In order to achieve positive drainage across the dispatch yard, a minimum gradient of 1 % has been set.  Starting 

from Pond D at the eastern boundary at RL 77.0 results in RL 78.7 at the Boron Plant and the resultant FFL of 79.0.  

This level ties in well with the existing access road to the west.  Allowing for 5,224 m3 of topsoil stripping and 

excavation of Pond D, the total fill volume has been modelled at 22,271 m3 over an area of 26,118 m2.  The filling 

will comprise imported granular aggregate.  Topsoil will be used to build up the wastewater mound, and excess 

topsoil will be carted off site. 

It is also proposed to remove the 3 bunds on the western side of the access road and to form a vegetated swale 

along the southern boundary to Pond A.  The volume of excavation modelled there is 3,756 m3.  This material will 

be carted off site.  The total volume of earthworks is therefore calculated to be 26,118 m3 of fill plus 8,980 m3 of 

excavation = 35,098 m3. 

This is a discretionary activity in the Rural Production zone as it exceeds the restricted discretionary limit of 20,000 

m³ per year [District Plan Rule 12.3.6.2.3].  Cut and fill heights do not exceed 1.5 m depth.   The earthworks area 

will also exceed the 5,000 m2 of exposed earth at any time permitted by the Regional Plan. 

Earthworks is proposed to be completed in the 2024/25 summer earthworks season.  An erosion and sediment 

control plan is included in the drawing set, with the primary control being early construction of pond D, configured 

to act as a sediment pond during construction. 

Access 

A Traffic Impact Assessment dated 10 June 2024 has been completed by Haigh Workman which addresses the State 

Highway intersection, Industrial Way, and internal parking and manoeuvring.  Access to the site is via a right of way 

easement over Lot 5 DP 69740 to State Highway 10 named Industrial Way.  No changes are proposed to the 

existing access arrangements.  Parking and associated manoeuvring can be accommodated within the Site. 
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Flooding 

The Site discharges into two river catchments – Kerikeri river to the west, and Whiriwhiritoa stream the east.  The 

catchment boundary in the Site is the internal access road, ie the greenfield area where the Boron Plant and Dispatch 

yard are to be sited fall into the Whiriwhiritoa stream catchment, whilst the rest of the site falls into the Kerikeri river 

catchment. 

Kerikeri river spills into the site in the 100 year ARI event.  Pond A has been designed to provide attenuation for the 

10 year ARI event, but in the 100 year ARI event the pond, and the site, is inundated.  In this scenario, stormwater is 

not able to discharge from the site, so attenuation objectives of the Regional Plan and FNDC Engineering standards 

are met. 

Pond D has been designed to provide attenuation for the 100 year ARI event to 80 % of predevelopment levels to 

meet flood control objectives of the Regional Plan and FNDC Engineering standards.  To achieve certainty that 

attenuation objectives are achieved for this catchment, the design includes a partial diversion of stormwater, by 

directing roof water from the Boron plant westwards. 

It is recommended that industrial and commercial buildings be constructed with a minimum freeboard of 300 mm 

from the 100 year ARI event.  The FFL of the Boron plant is 79.0, which is approximately 1.0 m higher than the 100 

year ARI flood level. 

Stormwater 

The impervious surfaces of the Site today is calculated at 68 % and this will increase to 88 %.  This is a discretionary 

activity as it exceeds the controlled activity limit of 20 % [District Plan rule 8.6.5.2.1].  The stormwater objectives 

for this site are to provide for protection against flooding, and to meet water quality and quantity objectives of the 

FNDC 2023 Engineering Standards and the Regional Plan.   

Pond A was previously designed by Haigh Workman as a wet pond in accordance with TP10 and modelled with the 

modified rational method.  This pond has been built in general accordance with the approved plans and services 

the bulk of the Site.  The outlet from Pond A is via an open drain formed through an Esplanade Reserve (Lot 3 DP 

376253) to Kerikeri River. 

It is proposed to reconfigure Pond A as a constructed wetland to achieve water quality objectives in accordance 

with GD01.  This will involves draining the wet pond nature of the current design and densely planting.  As part of 

this assessment, we have reanalysed Pond A with a Type 1A storm, which is more conservative than the modified 

rational method.  Our calculations show stormwater quantity objectives can be met for the 2, 5 and 10 year ARI 

storms by reconfiguring the outlet arrangements in the discharge manhole.  Attenuation for the 100 year ARI storm 

is not possible, as the Kerikeri River spills into the site in that event.  It is also proposed to construct a vegetated 

swale to Pond A along the southern boundary.  Due to the flat nature of the site, the swale has also been utilised in 

the Pond A stormwater model. 

It is similarly proposed to construct Pond D as a constructed wetland to service the dispatch yard.  Pond D has been 

also modelled with the more conservative Type 1A storm, and designed to achieve 80 % predevelopment run-off 

for the 2, 5 and 100 year ARI events.  The outlet from Pond D will be to the farm drain that traverses the southern 

boundary of the site.  This drain discharges eastwards through Lot 1 DP 211216 (Gillespie) and follows the State 

Highway northwards to Kahikatearoa Lane, which discharges beneath State Highway 10 into the Sports Hub site, 

joining Whiriwhiritoa stream.  The design provides for 80 % predevelopment run-off to ensure effects on the 

downstream drainage network (including the State Highway) are mitigated.  
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Trade Waste 

There are no trade waste discharges associated with this development.  The boron plant design will include covered 

and bunded areas for unloading and storage of hazardous chemicals.  The position of the boron tanks and unloading 

dock is located outside of the flood hazard zone.  Timber that is treated with boron will be fully wrapped before 

placement on the dispatch yard.  The details associated with the management of hazardous substances will be 

provided for in the building consent process. 

Wastewater 

The existing wastewater system was designed by Haigh Workman for a design loading rate of 2,000 litres with a 

500 m2 raised topsoil mound with a design irrigation rate of 4 mm/day.  A meter has been fitted to the treatment 

plant and monitored for two months.  The data indicates that the existing design is fit for purpose, with a design 

loading rate of 40 litres per person per day.  The topsoil mound is also performing well. 

The number of staff is forecast to increase from 45 today, up to 104.  Adopting the same parameters results in a 

design loading rate of 4,160 L/day and disposal area of 1040 m2 plus a 30 % (312 m2) reserve area which total 1,352 

m2.  Resource consent is required from NRC as the discharge exceeds 2,000 L/day. 

The existing wastewater field will be decommissioned, and a new wastewater field constructed along the southern 

boundary.  The existing farm drain that traverses the southern boundary will be filled in.  The mound will be formed 

with topsoil and pitched gently to the north, into the site.  The wastewater field has been located to achieve 5 m 

setback from surface water at the western end of the mound, and 15 m away from the constructed wetland and 

drain at the eastern end of the mound.  An overland flow path from the adjoining properties will follow the 

southern boundary, and the wastewater field will be located a minimum 3 m away from the boundary flow path.  In 

the proposed arrangement, the overland flow path is upstream of the disposal field, ie the disposal field does not 

drain towards it. 

The existing treatment plant at the main office will be upgraded with this proposal, and a new treatment plant 

installed to service toilets and sinks at the Boron plant.  Both treatment plants will discharge to the disposal field 

via a common pump chamber. 

The disposal field will need to be constructed in stages to facilitate the proposed earthworks.  This will comprise 

relocating the existing 500 m2 disposal field to the final position to service the existing development to allow bulk 

earthworks to proceed. 

Water Supply 

A water bore has recently been constructed to provide for the water demand requirements for the Site.  Tanks may 

also be installed to provide for potable water supply, or alternatively the bore water may be treated to meet 

potable water requirements.   

Firefighting requirements will be determined with a building fire services engineer as part of the building consent.  

This may involve additional site storage tanks being constructed. 

Power Supply 

Early engagement has been entered into with Top Energy to determine availability of high voltage supply to 

support the boron plant, and to confirm safe setback distances from the boron plant from the 33 kV overhead lines 

which traverse the site.   
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1 Introduction 

1 . 1  P r o j e c t  B r i e f  a n d  S c o p e  

Haigh Workman Ltd (Haigh Workman) has been commissioned by Waipapa Pine Limited (the Client) to provide civil 

engineering services for the proposed expansion of the existing sawmill facilities comprising a new dispatch yard 

and Boron Treatment facility.  This report presents the civil engineering rationale and resource consent design as 

laid out in the accompanying engineering drawings.  This report, drawings and calculations have been prepared to 

support Resource Consent applications to FNDC and NRC for earthworks, impervious surfaces and stormwater and 

wastewater discharges.  Separate reports prepared by Haigh Workman address geotechnical and traffic 

engineering. 

This report provides a summary of the following: 

• Earthworks 

• Stormwater & Flooding 

• Wastewater Disposal 

• Water supply. 

1 . 2  P r o p o s e d  D e v e l o p m e n t  

Waipapa Pine Limited propose to expand the site operations by creating a new dispatch yard near the entrance to 

the site, and construction of a warehouse building to accommodate a Boron treatment plant.  The proposed Boron 

treatment plant building is partially located over an existing wastewater dispersal mound which will need to be 

decommissioned and the mound removed.  Concept drawings provided by Waipapa Pine indicate a single storey 

building with a footprint of 2,586 m2, plus additional canopy and hardstand area on the southern side to 

accommodate the Boron tanks.  The land to the east of the building will comprise a 150 m long x 100 m wide yard 

covering 15,000 m2 and will be formed with granular hardfill. 

1 . 3  D i s c l a i m e r  

This report has been prepared for our Client, Waipapa Pine Limited, with respect to the particular brief given to us.  

The information and opinions contained within this report shall not be used in any other context for any other 

purpose without prior review and agreement by Haigh Workman Ltd.  This report may not be read or reproduced 

except in its entirety.  
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2 Site Description 

The Waipapa Pine sawmill is located over three lots (lots 1 and 2 DP 376253 and Lot 3 DP 343062), comprising an 
approximate land area of 10.75 hectares and irregular in plan shape.  The site is accessed via a private road, 
Industrial Way, over Lot 5 DP 69740. The proposed development area is located near the entrance into the sawmill, 
on the eastern side of the internal access road.  The approximate proposed building development locations are 
shown in Figure 1. 
 

The ground surface across the proposed development area is generally flat, with approximately 1.0 - 1.5 m of 

elevation change from the internal access road to the eastern boundary.  There is a farm drain which traverses the 

southern boundary of the site, discharging east through Lot 1 DP 211216 (Gillespie) and towards the State Highway.  

There is a wastewater disposal mound (located in an easement) where the proposed Boron plant is to be located.  

There is an internal hedgerow that is to be removed, together with an existing farm shed where pond D is 

proposed. 

 

  

Figure 1 - Site location 
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3 Geology 

3 . 1  P u b l i s h e d  G e o l o g y  

Sources of Information: 

• Institute of Geological & Nuclear Sciences 1:250,000 Geological Map 2, 2009: “Geology of the Whangarei 
area” 

• NZMS 290 Sheet P04/05, 1: 100,000 scale, 1982: “Rock types map of the Whangaroa - Kaikohe area” 

• NZMS 290 Sheet P04/05, 1: 100,000 scale, 1980: “Soil map of the Whangaroa - Kaikohe area” 

The site is within the bounds of the GNS Geological Map 2 “Geology of the Whangarei area”, 1:250,000 scale*.  The 

published geology shows the site to be located near a geological boundary of Kerikeri Volcanic Group and Tauranga 

Group alluvial soils.  The Waipapa area, although mapped as Kerikeri Volcanic Group, typically is overlain by recent 

alluvial soils exhibiting variable strength.  Further reference to the published New Zealand land inventory maps 

(Whangaroa-Kaikohe 1980) also indicates the site is underlain by alluvium (A12), forming riverbed and flood plain 

deposits, in places forming a thin veneer (1-3m) over rugged surfaces of lava flows. 

 
Edbrooke, S.W.; Brook, F.J.  Geology of the Whangarei Area, IGNS, 1:250,000 

 
* Edbrooke, S.W; Brook, F.J. (compilers) 2009.  Geology of the Whangarei area.  

Development 
Site Location 

Pvb 

eQa 

Pvr 

Q1a 
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Kermode, L.O. 1982: Whangaroa – Kaikohe, NZMS 290, Sheet P04/05, 1:100,000 

Figure 2 – Published geological maps 

Table 1 - Geological Legend 

Symbol Unit Name Description 

Q1a / A12 Tauranga Group (Holocene) 
Unconsolidated to poorly consolidated mud, sand, gravel, and 
peat deposits of alluvial, colluvial and lacustrine origins. Holocene 
river deposits. 

eQa  
Tauranga Group (Early to 

middle Pleistocene) 

Partly consolidated mud, sand, gravel and peat or lignite of 

alluvial, colluvial, lacustrine, swamp and estuarine origins. Early 

Pleistocene – Middle Pleistocene estuary, river, and swamp 

deposits.  

Pvb / F62 
Kerikeri Volcanic Group (Late 

Miocene to early Pliocene) 

Basalt lava, volcanic plugs, and minor tuff. Kerikeri Volcanic Group 

Late Miocene basalt of Kaikohe – Bay of Islands Volcanic Field.  

Pvr / F5 
Kerikeri Volcanic Group (Late 

Miocene to early Pliocene) 
Alkaline and peralkaline rhyolite domes with some obsidian. 

 

 

  

Development 
Site Location 
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5 Earthworks  

5 . 1  P r o p o s e d  E a r t h w o r k s  

In order to achieve positive drainage across the dispatch yard, a minimum gradient of 1 % has been set.  Starting 

from Pond D at the eastern boundary at RL 77.0 results in RL 78.7 at the Boron Plant and the resultant FFL of 79.0.  

This level ties in well with the existing access road to the west.   

The earthworks design results in the following volumes: 

Development area Area (m2) Cut Volume (m3) Fill Volume (m3) 

Boron Plant and Dispatch yard  26,118 5,224 22,271 

Bund removal 2,956 3,756   

Total 29,074 8,980 22,271 

 

Allowing for 5,224 m3 of topsoil stripping and excavation of Pond D, the total fill volume has been modelled at 

22,271 m3 over an area of 26,118 m2.  The filling will comprise imported granular aggregate.  Topsoil will be used to 

build up the wastewater mound, and excess topsoil will be carted off site. 

Imported aggregate to form the dispatch yard may be used as temporary preload over the building platform to 

compensate for superimposed loads.  The volume of aggregate fill being brought to site will not increase in this 

scenario. 

It is also proposed to remove the 3 bunds on the western side of the access road and to form a vegetated swale 

along the southern boundary to Pond A.  The volume of excavation modelled there is 3,756 m3.  This material will 

be carted off site.  The total volume of earthworks is therefore calculated to be 26,118 m3 of fill plus 8,980 m3 of 

excavation = 35,098 m3. 

This is a discretionary activity in the Rural Production zone as it exceeds the restricted discretionary limit of 20,000 

m³ per year [District Plan Rule 12.3.6.2.3].  Cut and fill heights do not exceed 1.5 m depth.   The earthworks area 

will also exceed the 5,000 m2 of exposed earth at any time permitted by the Proposed Regional Plan Rule C.8.3.1. 

5 . 2  E r o s i o n  &  S e d i m e n t  C o n t r o l  

During construction it will be important for the contractor to control the potential mobilisation of silt to prevent it 
entering into any watercourses, to the greatest extent practicable.  The bulk part of the earthworks is associated 
with granular, hard fill materials, which will be placed promptly on exposed subgrade (fine soils) to stabilise the 
site.  This is the primary erosion sediment control measure for this site. 

Excavation of the topsoil will expose a total area of up to 25,000 m2 of disturbed soil.   However, by limiting 
exposed subgrade areas with prompt placement of pavement aggregate, the non-stabilised soil area will be 
minimised.  It will be in the best interest of all parties for those areas to be stabilised prior to any inclement 
weather. 

The erosion sediment control measures predominantly comprise: 

• Clean water diversions 

• Stabilised construction entrance 

• Sediment Retention Ponds 

• Silt fences 
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• Prompt stabilisation of earthworks areas 
 

Designs for erosion and sediment control measures are shown on the Engineering drawings included in Appendix A. 

Best practice site controls are to be implemented during the works, as generally outlined in NRC publications.  The 
following advice is in accordance with Auckland Council Guidance Document GD05 Erosion and Sediment Control 
Guide for Land Disturbing Activities in the Auckland Region: June 2016 (Incorporating Amendment 1, October 
2018). 

Relevant sections of GD05 are listed in brackets below and should be referred to in constructing and maintaining 
the sediment control measures.  All sedimentation controls shall be maintained in place until bare earthworks 
areas have been stabilised with aggregate or re-grassing has established. 

5.2.1 Clean Water Diversion (E2.1) 

Separation of clean and dirty water greatly reduces the effort needed to prevent sediment run-off by limiting the 

quantity of run-off that can become contaminated with silt.  The primary clean water diversion required is to 

ensure that stormwater from the internal access road does not spill into the earthworks site.  Drainage here is 

currently indistinct, however a table drain may readily be formed to intercept road run-off. 

5.2.2 Stabilised Entrance (E2.6) 

Access to the Boron Plant and Dispatch yard earthworks area is adjacent to the site entrance and a stabilised 

construction entrance can be readily formed here.  A stabilised entrance to the site will reduce dust and sediment 

being tracked off-site onto the road network. 

5.2.3 Sediment Retention Pond (F1.1) 

Sediment retention ponds are appropriate for catchment areas of 0.3 to 5 ha (3,000 to 50,000 m2).    

The Boron Plant and Dispatch yard earthworks area of 26,000 m2 drains to the east.  It is proposed to use Pond D as 
a sediment retention pond constructed earlier and designed in accordance with GD05 Section F1.1 to intercept 
runoff from this area.  Discharge from the pond will be to the existing open drain on the southern boundary.  On 
completion of earthworks, it is intended to convert the sediment pond into a constructed wetland for permanent 
water quality and quantity treatment of stormwater runoff. 

The Sediment Retention Ponds have been designed in accordance with GD05 as follows: 
 

Maximum catchment area 26,000 m2 

Maximum catchment slope 1% 

Maximum catchment length 210 m 

Minimum volume (200m3 per ha catchment) 520 m3 

Pond base (length x width)  7 m x 103 m  

Pond size (length x width x depth) at spillway level 11 m x 107 m x 0.8 m 

Dead storage (30%) (300mm depth) 156 m3  

Live storage (70%) (500mm depth) 364 m3  

Total storage (800mm depth) 520 m3  

5.2.4 Silt Fences (F1.3) 

Silt fences are useful for small, disturbed areas or sloping areas and are considered appropriate for the area where 
the earth bunds are to be removed.  These will be deployed down-slope of these small-scale earthworks to ensure 
sediment cannot enter the stormwater drain along the southern boundary. 
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5.2.5 Stormwater Inlet Protection (F1.6) 

Once the piped stormwater system has been constructed, cesspits will initially intercept stormwater from unsealed 
pavement areas.  The cesspits will be covered until the pavement surface is sealed or concreted. 

5.2.6 On Site Works 

Operations involving concrete washings such as water blasting concrete surfaces, washing down equipment, 
concrete and tile cutting shall be undertaken with care since these products are highly alkaline and can contain 
oxides, heavy metals (copper drill lubricants) and or petroleum products. Release of these products into the 
stormwater system or waterways shall be prevented. 

• If washing cement or concrete fines, make sure the wash water is contained on site and the contaminants 

removed preferably by allowing time for the sediment to settle out. 

• When water blasting, contain the run-off. Cement and chemical additives must not be discharged to stormwater 

drains. 

5.2.7 Plant Re-fuelling 

To contain any spillage of fuel, oil or similar contaminants vehicles and plant are to be re-fueled on a gravel pad, 
where potential spillage can be contained by on site controls.  A spill kit comprising saw dust shall be kept on site as 
a first defence to deal with any spillages. 

5.2.8 Maintenance 

Silt controls shall be checked on a regular basis and immediately prior to any forecast for rain.  Maintenance shall 
be carried out as necessary and any build-up of silt removed following rainfall events.  

5.2.9 Heavy or Prolonged Rainfall 

Where heavy rain is forecast, the site will be stabilised as much as practicable and sediment control measures 
checked to ensure they are in correct working condition.  Earthworks operations will cease during heavy or 
prolonged rainfall events.  Prior to work resuming, all sediment control measures will be inspected and maintained 
as necessary. 

5.2.10 Review 

Review of sedimentation control measures is to be undertaken at each major stage of the earthworks and following 
heavy rain storm events. 

5.2.11  Construction Details 

A site plan of the proposed erosion and sediment control measures is included at the drawings appended to this 
report.  Standard diagrams from GD05 are to be utilised for the stabilised entrance, sediment retention pond and 
silt fencing. 
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6 Flood Hazard 

6 . 1  P u b l i s h e d  F l o o d  D a t a  

The flood levels at the southwestern corner of the site provided by NRC are as follows: 

• 10 year ARI flood level – 77.29 m  

• 50 year ARI flood level – 77.79 m  

• 100 year ARI + CC flood level – 78.05 m  

A copy of the flood hazard information sourced from NRC is included in Appendix C 

The 100 year ARI + CC flood level prediction for the property show that flood water is spilling into the site where RL 

is less than 78.0 m which is predominantly the lower areas of land to the east and west of the pellet plant.   

6 . 2  F l o o d  H a z a r d  A s s e s s m e n t   

A detailed topographical survey of the site has been completed by Harrison Grierson which provides a more accurate 

record of site levels for consideration of flood hazard risk.  Whilst not mapped, there is potential for flood water to 

spill along the southern boundary and across the access road at the site entrance (RL 77.55) and inundate the 

greenfield area of the site.   

To mitigate the risk of flood water spilling through the site more than mapped, we recommend a bund is formed at 

RL 78.0 around the swale drain A, which extends from Pond A up to the site entrance.  The existing drain is to be 

regraded and formed as a vegetated swale as part of the Project.  To avoid flow reversal in any pipes which discharge 

into Pond A or Swale Drain A, flap gates should be fitted.   

The dispatch yard is being raised to RL 78.7 at the Boron Plant and the FFL of the Boron plant is RL 79.0 providing a 

safe freeboard above the flood hazard for plant and machinery and storage of hazardous substances.  This is like 

other built floor levels surveyed around the site: 

• Pellet Plant – 78.90 

• Mahild CDK – 78.89 

• Windsor CDK – 78.90 

• Boiler – 78.95 

• Bin sorter – 78.69 

• Dry mill – 78.86 

6 . 3  E n g i n e e r i n g  S t a n d a r d s  

New Zealand Building Code Clause E1 Surface Water: E1.3.2 specifies that ‘Surface water, resulting from an event 

having a 2% probability of occurring annually, shall not enter buildings’.  The Code notes that this Performance 

Measure applies only to Housing, Communal Residential and Communal Non-residential buildings.  It does not apply 

to commercial or industrial buildings. 

Land Development and Subdivision Infrastructure standard NZS4404:2010 clause 4.3.5.2 specifies a minimum 

freeboard of 300mm from the 100 year return period (1% AEP) flood level to the underside of the floor slab of a 

commercial or industrial building.    
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FNDC Engineering Standards & Guidelines Clause 4.3.2.5.2 specifies all habitable buildings and areas used for storage 

of hazardous chemicals shall be set above the 100 year return period flood level plus 500 mm. As the land is zoned 

Industrial, future buildings are unlikely to be ‘habitable’, so only the hazardous chemical  standard applies.   

At this site, there is almost 1.0 m freeboard above the flood hazard with a FFL of 79.0. 
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7 Stormwater Management 

7 . 1  E x i s t i n g  S i t e  

The ground surface across the proposed development area is generally flat, with approximately 1.0 - 1.5 m of 

elevation change from the internal access road to the eastern boundary.  There is a farm drain which traverses the 

southern boundary of the proposed development area, discharging east through Lot 1 DP 211216 (Gillespie) and 

towards the State Highway.   

The Site discharges into two river catchments – Kerikeri river to the west, and Whiriwhiritoa stream to the east.  The 

catchment boundary in the Site is the internal access road, ie the greenfield area where the Boron Plant and Dispatch 

yard are to be sited fall into the Whiriwhiritoa stream catchment, whilst the rest of the site falls into the Kerikeri river 

catchment. 

Pond A was previously designed by Haigh Workman as a wet pond in accordance with TP10 and modelled with the 

modified rational method†.  This pond has been built in general accordance with the approved plans and services 

the bulk of the Site.  The outlet from Pond A is via an open drain formed through an Esplanade Reserve (Lot 3 DP 

376253) to Kerikeri River. 

The existing stormwater networks are lawfully established and it is not proposed to change it. 

7 . 2  I m p e r m e a b l e  s u r f a c e s  

The impervious surfaces of the Site today is calculated at 68 % and this will increase to 88 %.  This is a discretionary 

activity as it exceeds the controlled activity limit of 20 % [District Plan rule 8.6.5.2.1].  We have calculated the 

existing and proposed impermeable coverage for the Site as follows; 

 Surface type Existing Proposed 

Roof 14,736 17,436 

Concrete 10,252 10,252 

Ponds 2,047 214 

Gravel 45,854 66,238 

Constructed wetlands 0 3,013 

Grass/landscaping 34,611 10,347 

Site area 107,500 107,500 

Impermeable areas 78,889 94,140 

Impermeable coverage 68% 88% 

7 . 3  S t o r m w a t e r  M a n a g e m e n t  

7.3.1 Introduction 

The design incorporates the total stormwater management system (collection and conveyance network, overland 

flow paths, treatment devices, pipe outfalls and low impact design principles).   

 
† Stormwater Management Plan, Issue A dated 3/10/2014, Haigh Workman Ltd reference 12 102.  The approved plans formed part of 
RC 2150320-RMALUC which provided for the current sawmill operations. 
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The objective of the stormwater management system is to provide a best practice option to avoid, remedy or 

mitigate more than minor adverse environmental effects, determined through an evaluation of the catchment, 

modelled information and upstream and downstream effects. 

The design includes consideration of the latest guidance documents issued by Auckland Council (GD01, GD04, 

GD05). 

The following design principles apply to stormwater management for the proposed development: 

• Stormwater reticulation within the site to suitable discharge points  

• Overland flowpaths within the site to suitable discharge points  

• Control scour, particularly at discharge points 

• Include water sensitive design where practicable.   

• Avoid increases in flooding downstream as a result of the development.  

The proposed stormwater management system comprises: 

• Piped stormwater reticulation network; 

• Scruffy Dome and Catch pit inlets; 

• Open drains on the internal roads leading to the drainage network 

• Southern boundary drain leading to Pond A reconstructed as a vegetated swale 

• Pond A reconfigured as a constructed wetland to treat the existing Site and boron plant 

• Pond D formed as a constructed wetland to treat the dispatch yard 

7.3.2 Trade Waste 

There are no trade waste discharges associated with this development.  The boron plant design will include covered 

and bunded areas for unloading and storage of hazardous chemicals.  The position of the boron tanks and unloading 

dock is located outside of the flood hazard zone.  Timber that is treated with boron will be fully wrapped before 

placement on the dispatch yard.  The details associated with the management of hazardous substances will be 

provided for in the building consent process. 

7.3.3 Piped Stormwater Network 

Stormwater pipes are required for the following areas: 

• Collection of stormwater from the eastern side of the internal access road (adjacent to the Kainui 
Packhouse Site).  Culvert crossing the internal access road, connected to the reticulated site network 

• Collection of stormwater from swale drain B on eastern side of access road, discharging to swale drain A 

• Collection of stormwater from western side of access road, discharging to swale drain A 

• Collection of roof water from the Boron Plant, discharging to swale drain A 
 
All piped discharges to swale drain A, or Pond A, should be fitted with flap gates to avoid potential for flow reversal 
in extreme flood events. 

7.3.4 Secondary Overland Flow Paths 

The roads, accessways, yard areas and swale drains will be constructed lower than the surrounding buildings to act 
as secondary flow paths.   
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7.3.5 Constructed Wetlands 

Pond A was previously designed by Haigh Workman as a wet pond in accordance with TP10 and modelled with the 

modified rational method.  This pond has been built in general accordance with the approved plans and services 

the bulk of the Site.   

It is proposed to reconfigure Pond A as a constructed wetland to better achieve water quality objectives in 

accordance with GD01.  This will involves converting the wet pond nature of the current design to a constructed 

wetland and densely planting.  It is also proposed to construct a vegetated swale to Pond A along the southern 

boundary.   

It is similarly proposed to construct Pond D as a constructed wetland to service the dispatch yard.   

7.3.6 Stormwater Outlets 

The outlet from Pond A is via an open drain formed through an Esplanade Reserve (Lot 3 DP 376253) to Kerikeri 

River. 

The outlet from Pond D will be to the farm drain that traverses the southern boundary of the site.  This drain 

discharges eastwards through Lot 1 DP 211216 (Gillespie) and follows the State Highway Northwards to 

Kahikatearoa Lane, which discharges beneath State Highway 10 into the Sports Hub site, joining Whiriwhiritoa 

stream.   

7 . 4  S t o r m w a t e r  M o d e l  

7.4.1 Rainfall 

The rainfall events were modelled with 2 methods being:  

• Type 1A – 24 hour storm (SCS method) 

• Modified Rational method (Fixed profile, variable duration) 
 
Type 1A and Modified Rational method are specified in the 2023 Engineering Standards as being acceptable 
modelling methods.  Type 1A yielded the most conservative results, so we have adopted that for deisgn. 
 
HIRDS data for the RCP6.0 2081-2100 event was adopted for design. 

7.4.2 Run-off parameters 

The following parameters were used to calculate runoff. Curve numbers were for Hydrological Class B soils as 
recommended by TP108 for alluvial soils. Runoff coefficients were as recommended by FNDC Engineering 
Standards 2023. 
 

 Curve number 
(SCS Method) 

Runoff coefficient 
(Modified Rational 
method) 

Roof / concrete 98 0.96 

Gravel 85 0.8 

Grass/landscaping 61 0.59 

Wet Ponds 98 0.96 
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7.4.3 Pond A 

The catchment to pond A comprises the following: 

 Surface type Existing Proposed 

Roof 14566 17436 

Concrete 6715 6715 

Gravel 39912 44375 

Pond A 1833 0 

Constructed Wetland A 0 1833 

Grass/landscaping 6022 5129 

Total 69048 75488 
 
The total area discharging to Pond A is increased, as the roof water from the Boron Plant and adjacent car park is 
being directed towards it.  This is able to be offset with the additional storage being provided in Pond A by way of 
converting the wet pond, plus the additional storage capacity being provided for in swale drain A. 
 

With the pond dimensions and orifice arrangement as displayed on the drawings, the following flow rates are 

achieved: 

  
Pre-development 
(greenfields) 

Post-development 
(unattenuated) 

Post-development 
(attenuated) 

2yr 101 517 83 

5yr 227 743 168 

10yr 334 891 325 
 
Our calculations show stormwater quantity objectives can be met for the 2, 5 and 10 year ARI storms by 
reconfiguring the outlet arrangements in the discharge manhole.  Attenuation for the 100 year ARI storm is not 
possible, as the Kerikeri River spills into the site in that event.   
 

Stormwater Calculations are included in Appendix B. 

7.4.4 Pond D 

The catchment to pond D comprises the following: 

 Surface type Existing Proposed 

Roof 127 0 

Concrete 0 0 

Constructed Wetland D 0 1180 

Gravel 1070 17188 

Grass 24963 1352 

Total 25090 19720 

 

The total area discharging to the east is reduced, as the roof water from the Boron Plant and adjacent car park is 

being directed west to Pond A.  This proposed stormwater diversion, is to ensure that the design can provide for 80 

% predevelopment run-off to ensure effects on downstream drainage, including the State Highway drainage, are 

mitigated. 
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With the pond dimensions and orifice arrangement as displayed on the drawings, the following flow rates into the 

existing open drain can be achieved: 

 ARI Pre-development  
Post-development 
(unattenuated)  

Post-development 
(attenuated)  

2yr 43 122 35 

5yr 94 179 81 

100yr 310 371 249 

 

Our calculations show stormwater quantity objectives can be met for the 2, 5 and 100 year ARI storms thus 
ensuring that stormwater discharge into the Gillespie property and towards the State Highway is reduced. 

7 . 5  R e g i o n a l  P l a n   

Rule C.6.4.2 provides for the diversion and discharge of stormwater into water or onto land from an impervious 

area or by way of a stormwater collection system, is a permitted activity, provided (amongst other conditions): 

2) the diversion and discharge does not cause or increase flooding of land on another property in a storm event of 

up to and including a 10 percent annual exceedance probability, or flooding of buildings on another property in a 

storm event of up to and including a one percent annual exceedance probability, and 

6) the diversion and discharge does not cause permanent scouring or erosion of the bed of a water body at the point 

of discharge. 

The proposed stormwater management system will comply with Rule C.6.4.2 with the stormwater management 
design proposed.  
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8 Wastewater 

8 . 1  E x i s t i n g  W a s t e w a t e r  S y s t e m  

The existing wastewater system was designed by Haigh Workman‡.  The system is designed to service a flow of 

2,000 litres/day.  A water meter has been monitored for two months to measure actual generation rates.  These 

rates can be related back to occupancy to determine a per capita generation rate to inform the design.   

 
Day Date Reading days  m3 m3/day m3/week 

Tue 12/03/2024 76 0    
Wed 13/03/2024 78 1 2 2.0   

Tue 19/03/2024 80 6 2 0.3 4.0 

Wed  20/03/2024 81 1 1 1.0  
Thu 21/03/2024 82 1 1 1.0  
Mon 25/03/2024 85 4 3 0.8   

Tue 26/03/2024 86 1 1 1.0 6.0 

Wed 27/03/2024 88 1 2 2.0  
Thu 28/03/2024 90 1 2 2.0   

Tue 2/04/2024 92 5 2 0.4 6.0 

Mon 15/04/2024 108 13 16 1.2   

Tue 16/04/2024 109 1 1 1.0 8.5 

Wed 17/04/2024 110 1 1 1.0  
Thu 18/04/2024 111 1 1 1.0  
Fri 19/04/2024 112 1 1 1.0  
Mon 22/04/2024 115 3 3 1.0   

Tue 23/04/2024 116 1 1 1.0 7.0 

Wed 24/04/2024 118 1 2 2.0  
Mon 29/04/2024 122 5 4 0.8   

Tue 30/04/2024 123 6 5 0.8 8.0 

Fri 10/05/2024 137 11 15 1.4  

  Total 65 66 1.0 6.6 

    5-day avg 1.4  

    peak 2.0 8.5 

       

   staff 45 32 L/person/day avg 

     44 L/person/day peak 

 

The readings indicate that actual use is typically 32 L/person/day, and peak of 44 L/person per day.  The book value 

adopted of 40 L/person/day for wastewater production remains valid for estimating increased flows. 

 
Site investigations indicate the soil to have moderate drainage properties with a moderately high winter ground 
water table of approximately 1.0 m bgl.  At present, wastewater is treated in a package treatment plant and then 
discharged to a mound via a drip dispersal system with an area of 500 m2 with a loading rates of 4L/m2/day.  The 
dripper dispersal area ought to be densely planted to maximise evapo-transpiration, however the existing 
arrangements seem to be working without issue. 
 

 
‡ On-site Wastewater System for Amenities Block at Waipapa Pine Sawmill, 1945 State Highway 10, Waipapa.  Lot 3 DP 343062 and Lot 

1 DP 376253.  Haigh Workman Ltd, 9 July 2013, reference 12 102 
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8 . 2  R e g i o n a l  P l a n  

The discharge of sewage effluent on to land is controlled by the permitted activity rules C.6.1.3 of the Regional Plan 
for Northland.  The maximum number of staff on site on weekdays is set to increase to 104, in comparison with the 
current typical staff numbers of 45.  At 40 L/person/day, this equates to an average daily loading rate of 4,160 
litres/day.  A resource consent is therefore required as the flow rate will exceed 2,000 litres/day. 
 
The mound will be formed with topsoil and pitched gently to the north, into the site.  The wastewater field has 
been located to achieve 5 m setback from surface water at the western end of the mound, and 15 m away from the 
constructed wetland and drain at the eastern end of the mound.  An overland flow path from the adjoining 
properties will follow the southern boundary, and the wastewater field will be located a minimum 3 m away from 
the boundary flow path.  In the proposed arrangement, the overland flow path is upstream of the disposal field, ie 
the disposal field does not drain towards it. 
 

Exclusion areas and setback distances are provided in Table 9 of the plan and presented below. 

 

8.2.1 District Plan 

The Far North District Plan contains an additional rule relating to wastewater discharges to land: 

• District Plan Rule 12.7.6.1.4 specifies that effluent fields shall be located no closer than 30 m from any river, 

lake, wetland or the Coastal Marine Area. 

This rule will be complied with. 
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8 . 3  P r o p o s e d  T r e a t m e n t  S y s t e m  

The existing treatment plant located adjacent to the office is an Econotreat VBB-C-3000 which has a manufacturer 

rated flow rate of 3,000 litres/day for domestic effluent.  A commercial system is required here, as the nature of 

the waste stream will be more consistent with black water.  To achieve this, Water Flow NZ have provided a 

solution which may be able to utilise the existing tanks by installing additional tanks alongside. 

An additional treatment plant is required to service toilets and handbasins provided for staff facilities at the Boron 

Plant.  It is proposed to install a second treatment plant here.  Another pump chamber will be fitted adjacent to the 

treatment plant tanks at the Boron plant to pump wastewater into the dripper field.  The existing pump line from 

the office wastewater system to the existing disposal mound will be utilised, and extended to the Boron plant 

pump chamber. 

The secondary treatment plant brand may be varied for the building consent application. Treatment plants must 

meet the requirements of AS / NZS 1546.3:2001.  The system is to meet the quality output of AS / NZS 1546.3:2003, 

producing effluent of less than: 

• 20 g/m3 – 5-day biochemical oxygen demand (BOD5), and 

• 30 g/m3 – total suspended solids (TSS). 

8 . 4  P r o p o s e d  D i s p o s a l  F i e l d  

Our site investigations indicate that the soil type can be described as TP58 category 4.  With the disposal area being 
formed as a raised topsoil mound, this site is expected to sustain an aerial loading rate of 4mm/day for drip 
irrigation.  
 
Based on a design loading rate of 4,160 L/day, a 1,040 m2 land application area is required, plus a 30 % reserve 
area, which equates to a total area of 1,352 m2.   
 
A factor of safety in design is rest periods over weekends when staff numbers reduce.  Assuming just one rest day 
per week, the average weekly loading rate equates to 3.4 mm per day, or if there are two rest days, this further 
reduces to 2.9 mm per day. 
 
The raised topsoil mound has been sized at 10 m wide x 104 m long to achieve the 1,040 m2 land application area.  
10 dripper lines spaced at 1 m centres extend the length of the mound.  The drippers are to be pinned to the 
surface of the mound, covered with 200 mm of bark mulch and densely planted. 
 
The actual width of the mound will be a minimum 14 m.  This is to ensure a minimum 1 m from the gravel yard to 
the lowest dripper, and a minimum 3 m from the boundary to raise up to the mound level.   
 
The raised topsoil mound is to be shaped to slope north with typical surface gradient of 5 degrees.  This shape will 
have the advantage of: 

• Being north facing 

• Reducing the risk of wastewater mixing with surface water 

• Ensuring the overland flow path from the southern boundary neighbour does not impact the disposal field 

 
The reserve area is being formed as an extension to the mound by extending a further 31 m northwards, ie the 
overall length of the mound is 135 m to provide for the disposal and reserve area.  The reserve is 312 m2 to provide 
for the 30 % area requirement of the Regional Plan.   
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The disposal area is set back a minimum 5 m from the stormwater at the entranceway, and the reserve area is set 
back a minimum 15 m from pond D at the eastern end of the site.   
 
The disposal field will need to be constructed in stages to facilitate the proposed earthworks.  This will comprise 
relocating the existing 500 m2 disposal field to the final position to service the existing development to allow bulk 
earthworks to proceed. 

9 Water Supply 

9 . 1  P o t a b l e  W a t e r  S u p p l y  

A water bore has been installed on site.  Potable water supply may be via collecting roof water, or alternatively by 

utilising the bore supply, and treating to potable water standards. 

9 . 2  F i r e  F i g h t i n g  

As no public reticulated supply is available for firefighting, it is anticipated that alternative design following 

SNZ PAS 4509:2008 will be completed by a building fire services engineer.   Clause 4.4 of the Code states that: 

 

• Fire engineers or similar competent persons may use alternative methods to determine firefighting water  

supplies. To comply with this code of practice, such alternatives must be submitted for approval to the  

person(s) nominated by the National Commander. The person(s) so nominated will approve these cases on  

confirmation that the method and calculations used are correctly applied.  

• Alternative methods will need to show that the calculated firefighting water supply makes allowances for  

tactical flow rates (that is, the amount needed above a theoretical amount to absorb the released heat for  

operational effectiveness). 

The procedure to be followed in the case of an alternative fire-fighting supply is as follows: 

• The competent person should submit a firefighting facilities checklist (FFFC), with a scale site map showing  

contours and proposed alternatives to Table 2 with rationale for assessment to NZFS. 

If the proposed supply is approved by a nominated NZFS person, Council will accept the FFFC and compliance with  

the Code will be achieved. 

NZFS considers that a 'one size fits all' volume is not appropriate in all circumstances. There are alternatives to  

firefighting couplings but firefighters are not expected to lift pumps or hoses onto the top of water tanks. 

10 Power Supply 

The site has connection to the High Voltage network from the Waipapa Substation.  Early engagement with Top 
Energy has revealed that the underground HV network which services the pellet plant has residual capacity for 
supply, and will be the most like source of power for the proposed boron plant and boiler.   
 
33kV overhead cables traverse the site following the internal accessway which lead to the Waipapa substation.  
Early engagement with Top Energy has been carried out to consider safety in design, and the proposed boron plant 
has been positioned to satisfy the requirements of NZ Electrical Code of Practice for Electrical Safe Distances NZECP 
34:2001. 
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Appendix A – Drawings 

 
  



E: info@haighworkman.co.nz   
F: 09 407 8378
T: 09 407 8327

Kerikeri, BOI.
6 Fairway Drive

Project No.

13/05/2024WAIPAPA PINE LIMITED

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

FOR RC
 

23 256

Index

Dwg No Title 01 Title 02 Title 03 Rev No Rev Date Rev
No Rev Date

DWR01 DRAWING REGISTER   A 13/05/2024 B 29/05/2024

EXP01 EXISTING SURFACES   A 13/05/2024 B 29/05/2024

EXP02 PROPOSED SURFACES   A 13/05/2024 B 29/05/2024

EXP03 EXISTING CATCHMENT A AND D   A 13/05/2024 B 29/05/2024

EXP04 PROPOSED CATCHMENT A AND D   A 13/05/2024 B 29/05/2024

SWP01 STORMWATER PLAN   A 13/05/2024 B 29/05/2024

SWD01 CONSTRUCTED WETLAND A DETAILS  A 13/05/2024 B 29/05/2024

SWD02 CONSTRUCTED WETLAND D DETAILS  A 13/05/2024 B 29/05/2024

SWD03 SWALE DRAIN A AND B TYPICAL SECTION  A 13/05/2024 B 29/05/2024

EXP05 FLOOD HAZARD PLAN   A 13/05/2024 B 29/05/2024

WWP01 WASTEWATER PLAN 1/2   A 13/05/2024 B 29/05/2024

WWP02 WASTEWATER PLAN 2/2   A 13/05/2024 B 29/05/2024

WWD01 WASTEWATER TREATMENT PLANT AT THE OFFICE PLAN VIEW  A 13/05/2024 B 29/05/2024

WWD03 EFFLUENT DISPOSAL AREA LAYOUT   A 13/05/2024 B 29/05/2024

EWP01 FINISHED GROUND LEVEL PLAN A 13/05/2024 B 29/05/2024

EWP02 EARTHWORKS CUT AND FILL PLAN A 13/05/2024 B 29/05/2024

EWL01 EARTHWORKS SECTION A  A 13/05/2024 B 29/05/2024

EWL02 EARTHWORKS SECTION B  A 13/05/2024 B 29/05/2024

EWL03 EARTHWORKS SECTION C  A 13/05/2024 B 29/05/2024

CPP01 ACCESS & PARKING PLAN (NORTH) A 13/05/2024 B 29/05/2024

CPP02 ACCESS & PARKING PLAN (BORON PLANT) A 13/05/2024 B 29/05/2024

CPP03 ACCESS & PARKING PLANT (DISPATCH YARD) A 13/05/2024 B 29/05/2024

ESC01 EROSION AND SEDIMENT CONTROL   A 13/05/2024 B 29/05/2024



EXISTING EARTH BUND

EXISTING BUSH

EXISTING POND A
1,833m²

EXISTING POND B
214m²

EXISTING BUILDING
TO BE REMOVED

PELLET
PLANTIN-FILLET

YARD

MAHILD CDK

WINDSOR CDK

BOILERFUEL
BIN

STACKER
BUILDING

BINSORTER

OFFICE

DRY MILL

SERVER
ROOM

GREEN
MILL

SAW
SHOP

ENGINEERING

DRY STORE
# 1

DRY STORE
# 2

DRY STORE
# 3

DRY STORE
# 6

DRY STORE
# 5

DRY STORE
# 4

MAINTENANCE

WORKSHOP ENGINEERING

PARKINGLOG
YARD

LOT 3
DP 343062

LOT 2
DP 343062

LOT 1
DP 376253

EXISTING EARTH BUND

EXISTING EARTH BUND

EX
IS

TI
NG

 M
ET

AL
 D

RI
VE

W
AY

1 2 3 4 5 6 7 8

F

E

D

C

B

A

DIMENSIONS MUST NOT BE SCALE MEASURED FROM THESE DRAWINGS.
THE CONTRACTOR SHALL CHECK & VERIFY ALL DIMENSIONS INCLUDING, 
SITE LEVELS, HEIGHTS AND ANGLES ON SITE PRIOR TO COMMENCING
ANY WORK.   THE COPYRIGHT TO THESE DRAWINGS AND ALL PARTS 
THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020

Rev Date Description DWG Stage

Dwg No.

Drawn Checked
Date

File

Client

Project No.

Project

F

E

D

C

B

A

Approved
RC no.

6 Fairway Drive
Kerikeri, BOI

T: 09 407 8327
F: 09 407 8378

E: info@haighworkman.co.nz

By

Sheet No.

Checked

T:\CLIENTS\WAIPAPA PINE LIMITED\JOBS\23 256 - WAIPAPA MILL -1945B STATE HIGHWAY 10, WAIPAPA\ENGINEERING\DRAWINGS\01_CIVIL\23 256_20240507_DESIGN
2D.DWG

23 256  
LP JP

13/05/2024

JP

WAIPAPA PINE LIMITED

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

 

EXISTING SURFACES
 
 

A REV A - FOR CLIENT REVIEW13/05/2024
B 29/05/2024
   
   
   
   
   
   
   
   

 

EXP01

REV B - FOR RESOURCE CONSENT
LP
LP
 
 
 
 
 

 
 

 

JP
JP
 
 
 
 
 
 
 
 

FOR RC

A3 Scale 1:
0 7530

1500

EXISTING SURFACES

AREA m²

ROOF AREA 14736

CONCRETE 10252

PONDS 2047

METAL 45854

PERVIOUS - VEGETATED 34611

PERVIOUS (TOTAL) 34611 32.20%

IMPERVIOUS (TOTAL) 72889 67.80%

GENERAL NOTES:
1. All features are taken from Topo Plan by HG, dated March 2024, ref.

2414676-HG-XX-DR-XX-G-SS01-03.

LEGEND
Boundaries



EXISTING EARTH BUND

EXISTING BUSH

EXISTING GRASSED AREA

PROPOSED VEGETATED SWALE DRAIN A

PROPOSED CONSTRUCTED WETLAND D
1,180m²

PROPOSED EFFLUENT
DISPOSAL FIELD

GRASSED
1352m²

PROPOSED CONSTRUCTED WETLAND A
1,833m²

PROPOSED
VEGETATED SWALE DRAIN B
170m²

PROPOSED EFFLUENT DISPOSAL
FIELD

GRASSED
1352m²

EXISTING POND B
214m²

PELLET
PLANTIN-FILLET

YARD

MAHILD CDK

WINDSOR CDK

BOILERFUEL
BIN

STACKER
BUILDING

BINSORTER

OFFICE

DRY MILL

SERVER
ROOM

GREEN
MILL

SAW
SHOP

ENGINEERING

DRY STORE
# 1

DRY STORE
# 2

DRY STORE
# 3

DRY STORE
# 6

DRY STORE
# 5

DRY STORE
# 4

MAINTENANCE

WORKSHOP ENGINEERING

PARKINGLOG
YARD

LOT 3
DP 343062

LOT 2
DP 343062

LOT 1
DP 376253

FUTURE BOILER

180m²

PROPOSED DISPATCH

YARD

EX
IS

TI
NG

 M
ET

AL
 D

RI
VE

W
AY

PROPOSED BORON PLANT

2,586m²

GENERAL NOTES:
1. All features are taken from Topo Plan by HG, dated March 2024, ref.

2414676-HG-XX-DR-XX-G-SS01-03.

1 2 3 4 5 6 7 8

F

E

D

C

B

A

DIMENSIONS MUST NOT BE SCALE MEASURED FROM THESE DRAWINGS.
THE CONTRACTOR SHALL CHECK & VERIFY ALL DIMENSIONS INCLUDING, 
SITE LEVELS, HEIGHTS AND ANGLES ON SITE PRIOR TO COMMENCING
ANY WORK.   THE COPYRIGHT TO THESE DRAWINGS AND ALL PARTS 
THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020

Rev Date Description DWG Stage

Dwg No.

Drawn Checked
Date

File

Client

Project No.

Project

F

E

D

C

B

A

Approved
RC no.

6 Fairway Drive
Kerikeri, BOI

T: 09 407 8327
F: 09 407 8378

E: info@haighworkman.co.nz

By

Sheet No.

Checked

T:\CLIENTS\WAIPAPA PINE LIMITED\JOBS\23 256 - WAIPAPA MILL -1945B STATE HIGHWAY 10, WAIPAPA\ENGINEERING\DRAWINGS\01_CIVIL\23 256_20240507_DESIGN
2D.DWG

23 256  
LP JP

13/05/2024

JP

WAIPAPA PINE LIMITED

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

 

PROPOSED SURFACES
 
 

A REV A - FOR CLIENT REVIEW13/05/2024
B 29/05/2024
   
   
   
   
   
   
   
   

 

EXP02

REV B - CHANGES TO BORON PLANT. FOR RESOURCE CONSENT
LP
LP
 
 
 
 
 

 
 

 

JP
JP
 
 
 
 
 
 
 
 

FOR RC

A3 Scale 1:
0 7530

1500

PROPOSED SURFACES

AREA m²

ROOF AREA 17436

CONCRETE 10252

PONDS 214

METAL 66238

PERVIOUS - VEGETATED 10347

PERVIOUS - CONSTRUCTED WETLAND 3013

PERVIOUS (TOTAL) 13360 12.42%

IMPERVIOUS (TOTAL) 94140 87.58%

LEGEND
Boundaries



EXISTING CATCHMENT D

EXISTING
GRASSED AREA
24,964m²

EXISTING CATCHMENT A

EXISTING POND A
1,833m²

EXISTING BUILDING
TO BE REMOVED

EXISTING POND B
214m²

PELLET
PLANTIN-FILLET

YARD

MAHILD CDK

WINDSOR CDK

BOILERFUEL
BIN

STACKER
BUILDING

BINSORTER

OFFICE

DRY MILL

SERVER
ROOM

GREEN
MILL

SAW
SHOP

ENGINEERING

DRY STORE
# 1

DRY STORE
# 2

DRY STORE
# 3

DRY STORE
# 6

DRY STORE
# 5

DRY STORE
# 4

MAINTENANCE

WORKSHOP ENGINEERING

PARKINGLOG
YARD

LOT 3
DP 343062

LOT 2
DP 343062

LOT 1
DP 376253

EXISTING EARTH BUND

EXISTING BUSH

EXISTING EARTH BUND

EXISTING EARTH BUND

EX
IS

TI
NG

 M
ET

AL
 D

RI
VE

W
AY

1 2 3 4 5 6 7 8

F

E

D

C

B

A

DIMENSIONS MUST NOT BE SCALE MEASURED FROM THESE DRAWINGS.
THE CONTRACTOR SHALL CHECK & VERIFY ALL DIMENSIONS INCLUDING, 
SITE LEVELS, HEIGHTS AND ANGLES ON SITE PRIOR TO COMMENCING
ANY WORK.   THE COPYRIGHT TO THESE DRAWINGS AND ALL PARTS 
THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020

Rev Date Description DWG Stage

Dwg No.

Drawn Checked
Date

File

Client

Project No.

Project

F

E

D

C

B

A

Approved
RC no.

6 Fairway Drive
Kerikeri, BOI

T: 09 407 8327
F: 09 407 8378

E: info@haighworkman.co.nz

By

Sheet No.

Checked

T:\CLIENTS\WAIPAPA PINE LIMITED\JOBS\23 256 - WAIPAPA MILL -1945B STATE HIGHWAY 10, WAIPAPA\ENGINEERING\DRAWINGS\01_CIVIL\23 256_20240507_DESIGN
2D.DWG

23 256  
LP JP

13/05/2024

JP

WAIPAPA PINE LIMITED

BORON PLANT AND DISPATCH YARD
1945B STATE HIGHWAY 10, WAIPAPA

 

EXISTING CATCHMENT A AND D
 
 

A REV A - FOR CLIENT REVIEW13/05/2024
B 29/05/2024
   
   
   
   
   
   
   
   

 

EXP03

REV B - FOR RESOURCE CONSENT
LP
LP
 
 
 
 
 

 
 

 

JP
JP
 
 
 
 
 
 
 
 

FOR RC

A3 Scale 1:
0 7530

1500

EXISTING CATCHMENT A (WEST)

AREA m²

ROOF AREA 14566

CONCRETE 6715

POND 1833

METAL 39912

PERVIOUS - VEGETATED 6022

PERVIOUS (TOTAL) 6022 8.72%

IMPERVIOUS (TOTAL) 63026 91.28%

CATCHMENT A (TOTAL) 69048

EXISTING CATCHMENT D (EAST)

AREA m²

ROOF AREA 127

CONCRETE 0

POND 0

METAL 1070

PERVIOUS - VEGETATED 24963

PERVIOUS (TOTAL) 24963 95.42%

IMPERVIOUS (TOTAL) 1197 4.57%

CATCHMENT D (TOTAL) 26160

GENERAL NOTES:
1. All features are taken from Topo Plan by HG, dated March 2024, ref.

2414676-HG-XX-DR-XX-G-SS01-03.
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ROOF AREA 0

CONCRETE 0

METAL 17188

PERVIOUS - CONSTRUCTED WETLAND 1180

PERVIOUS - VEGETATED 1352

PERVIOUS (TOTAL) 2532 12.84%

IMPERVIOUS (TOTAL) 17188 87.16%
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PROPOSED CATCHMENT A (WEST)

AREA m²

ROOF AREA 17436

CONCRETE 6715

METAL 44375

PERVIOUS - CONSTRUCTED WETLAND 1833

PERVIOUS - VEGETATED 5129

PERVIOUS (TOTAL) 6962 9.22%

IMPERVIOUS (TOTAL) 70359 90.78%

CATCHMENT A TOTAL 75488

GENERAL NOTES:
1. All features are taken from Topo Plan by HG, dated March 2024, ref.

2414676-HG-XX-DR-XX-G-SS01-03.
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GENERAL NOTES:
1. All features are taken from Topo plan by HG, dated 20/03/2024
2. Aerial image courtesy of Google.
3. Flood extent taken from NRC GIS map.
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GENERAL NOTES:
1. All features are taken from Topo Plan by HG, dated March 2024, ref.

2414676-HG-XX-DR-XX-G-SS01-03.
2. Flood extent taken from NRC GIS map.
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NOTE:
1. STORMWATER RUNOFF FROM HOUSE PLATFORM TO BE

DIRECTED AWAY FROM THE EFFLUENT FIELD DISPOSAL FILED
2. SET SEQUENCING VALVE SO THAT ALL THREE  DISPOSAL

FIELDS RECEIVE THE SAME DOSES.

GENERAL NOTES:
1. All features are taken from Topo plan by HG, dated 20/03/2024
2. Aerial image courtesy of Google.
3. Flood extent taken from NRC GIS map.
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MINIMUM EFFLUENT DISPOSAL SETBACKS:
· BOUNDARIES - 1.5m
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CHECK ALL DIMENSION ON SITE.
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A3 Scale 1:
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NOTE:
1. STORMWATER RUNOFF FROM HOUSE PLATFORM TO BE

DIRECTED AWAY FROM THE EFFLUENT FIELD DISPOSAL FILED
2. SET SEQUENCING VALVE SO THAT DISPOSAL FIELD 1 RECEIVES

ONE DOSE AND DISPOSAL FIELD 2 RECEIVES TWO DOSES.

MINIMUM SECONDARY TREATMENT PLANT SETBACKS:
· INVERT LEVEL AT INLET - NOT LESS THAN 0.5m

BELOW FLOOR LEVEL
· BUILDINGS - 3 m
· BOUNDARIES - 1.5m
· EASILY ACCESSIBLE FOR MAINTANACE.
CHECK ALL DIMENSION ON SITE.

SPECIFIC WASTEWATER DESIGN:
MINIMUM EFFLUENT DISPOSAL SETBACKS:
· BOUNDARIES - 1.5m
· BUILDINGS  AND RETAINING WALLS - 3m
· SURFACE WATER - 5m (SECONDARY)
· COAST, RIVERS, LAKES - 30m
CHECK ALL DIMENSION ON SITE.

GENERAL NOTES:
1. All features are taken from Topo plan by HG, dated 20/03/2024
2. Aerial image courtesy of Google.

LEGEND
Boundaries

SS SS SS Existing Wastewater Pipe Line

SW SW SW Proposed Stormwater Pipe 
Flowpath
Open drain

SS SS SS Proposed Wastewater Pipe Line
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LEGEND:

  AIR / VACUUM RELEASE VALVE

  FLUSHING VALVE

TYPICAL DISPOSAL FIELD LAYOUT

1m LINE SPACING

0.5 m EMITTER SPACING  (SUBSURFACE DRIPPLINES)

1.0 m EMITTER SPACING  (SURFACE DRIPPLINES)

MAIN LINE WITH 130-MICRON
FILTER INSTALLED

SUPPLY HEADER (PE)
NETAFIM UNIBIOLINE OR SIMILAR APPROVED

NOTE:

1. DNL VALVES TO BE PLACED ACCORDINGLY TO PREVENT SATURATION AT LOW
POINTS DUE TO DRAIN DOWN.AR

TYPICAL DISPOSAL FIELD SECTION
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Surface Analysis: Elevation Ranges

Number

1

2

3

4

Color Minimum
Elevation

-3.000 m

-2.000 m

-1.000 m

0.000 m

Maximum
Elevation

-2.000 m

-1.000 m

0.000 m

1.000 m

2D Area

551.9 m2

564.3 m2

994.9 m2

0.0 m2

Volume

167.9 m3

822.7 m3

1 537.9 m3

0.0 m3

BUND 1 EARTHWORKS

Total Cut 2 528.5 m32 111.1 m2

Surface Analysis: Elevation Ranges

Number

1

2
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4

5
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Elevation
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Volume
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Total Cut 642.2 m3395.3 m2
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BUND 3 EARTHWORKS

Total Cut 584.9 m3450.1 m2

Surface Analysis: Elevation Ranges

Number

1

Color Minimum
Elevation

-1.000 m

Maximum
Elevation

0.000 m

2D Area

26 119.6 m2

Volume

5 223.9 m3

DISPATCH YARD TOPSOIL STRIPPING (-0.2m)

Total Cut
( 5 223.9 m3 )

Total Volume

Total Cut
( 508.1 m3 )

Surface Analysis: Elevation Ranges
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1
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Elevation
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Maximum
Elevation
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2D Area
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13 752.3 m2

10 527.6 m2

9.4 m2

Volume

508.1 m3

19 105.3 m3

3 166.9 m3

0.9 m3

DISPATCH YARD EARTHWORKS

Total Fill
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Total Volume
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Flood Level Report

Date Exported: 21/03/2024

Kerikeri & Waipapa

Catchment Name(s)

Report Reference: 20240321_081732

Parcel ID: 6902570

Appellation: Lot 2 DP 376253

Title: 306630

Survey Area: 25,280 m²

±



Useful Flood Informa�on Defini�ons 

Annual Exceedance Probability (AEP) - The probability of a flood event of a given size occurring in any one year, 
usually expressed as a percentage annual chance. 

1% AEP - A flood of this size or larger has a 1 in 100 chance or a 1% probability of occurring in any year. 
2% AEP - A flood of this size or larger has a 1 in 50 chance or a 2% probability of occurring in any year. 
5% AEP - A flood of this size or larger has a 1 in 20 chance or a 5% probability of occurring in any year. 
10% AEP - A flood of this size or larger has a 1 in 10 chance or a 10% probability of occurring in any year. 

NZVD2016 - New Zealand Ver�cal Datum - The reference level used in our flood models to define ground level. 
Flood Levels - Flood levels are used from our modelled flood level rasters. The flood levels are calculated above 
NZVD 2016 Datum. 
Climate Change (CC) - NZCPS (2010) requires that the iden�fica�on of coastal hazards includes considera�on of 
sea level rise over at least a 100-year planning period. Climate change impacts, such as increased rain intensity, 
have been included in the flood scenarios. You can read more about the Climate Change forecasts included in 
each flood model in the technical reports on the NRC website.  
Mean high water spring (MHWS) - describes the highest level that spring �des reach, on average. 

Coastal Flood Hazard Zones (CFHZ) 

Coastal flood hazard zones are derived using a range of data including �de gauge analysis, wind and wave data 
and models, and use empirical calcula�ons to es�mate extreme water levels around the coastline.  The 
calcula�ons include projected sea level rise scenarios based on the latest Ministry for the Environment 
guidance. 

CFHZ 0 Coastal Flood Hazard Zone 0 - area currently suscep�ble to coastal inunda�on (flooding by the sea) in a 
1-in-100 year storm event
CFHZ 1 Coastal Flood Hazard Zone 1 - an area suscep�ble to coastal inunda�on (flooding by the sea) in a 1-in-50
year storm event, taking into account a projected sea-level rise of 0.6m over the next 50 years
CFHZ 2 Coastal Flood Hazard Zone 2 - an area suscep�ble to coastal inunda�on (flooding by the sea) in a 1-
in-100 year storm event, taking into account a projected sea-level rise of 1.2m over the next 100 years
CFHZ 3 Coastal Flood Hazard Zone 3 - an area suscep�ble to coastal inunda�on (flooding by the sea) in a 1-
in-100 year storm event, taking into account a projected sea-level rise of 1.5m over the next 100 years (rapid
sea level rise scenario)
_________________________________________________________________________________

REGIONWIDE and PRIORITY - RIVER FLOOD HAZARD ZONES (RFHZ) 

River flood hazard zones are created to raise awareness of where flood hazard areas are iden�fied, inform 
decision-making and to support the minimisa�on of the impacts of flooding in our region. The river flood hazard 
zones have been created using an assessment of best current available informa�on, engaging na�onal and 
interna�onal experts in the field, using na�onal standards and guidelines and has been peer reviewed. This will 
provide a good indica�on of the areas at poten�al risk of flooding from a regional perspec�ve. However, flood 
mapping is a complex process which involves some approxima�on of the natural features and processes 
associated with flooding. 

River Flood Hazard Zone 1 – 10% AEP flood extent: an area with a 10% chance of flooding annually 
River Flood Hazard Zone 2 – 2% AEP flood extent: an area with a 2% chance of flooding annually 
River Flood Hazard Zone 3 – 1% AEP flood extent: an area with a 1% chance of flooding annually with the 
inclusion of poten�al Climate Change (CC) impact  
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Disclaimers  
Our modelling disclaimers are linked below: 
https://www.nrc.govt.nz/media/ko2dkgxn/coastal-hazard-maps-disclaimer-june-2017.pdf
https://www.nrc.govt.nz/media/cqnnw12y/flood-map-disclaimer-2021.pdf 

Our regionwide modelling reports are linked below: 
https://www.nrc.govt.nz/environment/river-flooding-and-coastal-hazards/river-flooding/river-
flood-hazard-maps/regionwide-river-catchments-analysis-technical-reports  

Know your risk 

Check what potential flood risks and other hazards that may impact your 

property.  

The Natural Hazards Portal is a great place to start. It's a ‘one-stop-shop’ of 

information related to natural hazards within our region: 

www.nrc.govt.nz/environment/natural-hazards-portal  

The Environmental Data Hub provides river level and flow data, as well as 

warning levels, rainfall data, water quality, and more: 

www.nrc.govt.nz/environment/environmental-data/environmental-data-

hub

Have a plan 

Make sure you have an evacuation plan, emergency kit and important 

phone numbers ready. Check out: https://getready.govt.nz/en/prepared/ 

for tips on how to get ready.  

Stay up to date 

In a civil defence emergency situation, follow the updates on the 

Northland CDEM Group's Facebook page: 

www.facebook.com/civildefencenorthland  

Or follow updates from the embedded feed on the regional council 

website: www.nrc.govt.nz/civildefence  

In an emergency 

Remember, if life is threatened dial 111 to contact emergency services. 

https://www.nrc.govt.nz/environment/river-flooding-and-coastal-hazards/river-flooding/river-flood-hazard-maps/regionwide-river-catchments-analysis-technical-reports
http://www.nrc.govt.nz/environment/natural-hazards-portal
http://www.nrc.govt.nz/environment/environmental-data/environmental-data-hub
https://getready.govt.nz/en/prepared/
http://www.facebook.com/civildefencenorthland
http://www.nrc.govt.nz/civildefence
https://www.nrc.govt.nz/media/cqnnw12y/flood-map-disclaimer-2021.pdf
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24S

Proposed eastern
 yarding (option 3-B)30S

Predevelopment eastern
 yarding (Option 3-B)

23P

Detention pond D (7m
 x103.3m)

30L

(new Link)
31L

(new Link)

Routing Diagram for 23256 20240513_Pond D (Type 1A)
Prepared by Haigh Workman Limited,  Printed 13/05/2024

HydroCAD® 10.20-4b  s/n 13322  © 2023 HydroCAD Software Solutions LLC

Subcat Reach Pond Link



23256 20240513_Pond D (Type 1A)
  Printed  13/05/2024Prepared by Haigh Workman Limited

Page 2HydroCAD® 10.20-4b  s/n 13322  © 2023 HydroCAD Software Solutions LLC

Rainfall Events Listing (selected events)

Event# Event

Name

Storm Type Curve Mode Duration

(hours)

B/B Depth

(mm)

AMC

1 Type 1A-100yr Type IA 24-hr Default 24.00 1 311 2

2 Type 1A-10yr Type IA 24-hr Default 24.00 1 202 2

3 Type 1A-2yr Type IA 24-hr Default 24.00 1 129 2

4 Type 1A-5yr Type IA 24-hr Default 24.00 1 171 2



23256 20240513_Pond D (Type 1A)
  Printed  13/05/2024Prepared by Haigh Workman Limited

Page 3HydroCAD® 10.20-4b  s/n 13322  © 2023 HydroCAD Software Solutions LLC

Area Listing (selected nodes)

Area

(sq-meters)

CN Description

(subcatchment-numbers)

19,771 61 Grass  (30S)

2,620 61 Grass (Boron Plant)  (30S)

3,770 61 Grass (carparks, road)  (30S)

19,771 85 Gravel  (24S)

45,932 71 TOTAL AREA



23256 20240513_Pond D (Type 1A)
  Printed  13/05/2024Prepared by Haigh Workman Limited

Page 4HydroCAD® 10.20-4b  s/n 13322  © 2023 HydroCAD Software Solutions LLC

Soil Listing (selected nodes)

Area

(sq-meters)

Soil

Group

Subcatchment

Numbers

0 HSG A

0 HSG B

0 HSG C

0 HSG D

45,932 Other 24S, 30S

45,932 TOTAL AREA



23256 20240513_Pond D (Type 1A)
  Printed  13/05/2024Prepared by Haigh Workman Limited

Page 5HydroCAD® 10.20-4b  s/n 13322  © 2023 HydroCAD Software Solutions LLC

Ground Covers (selected nodes)

HSG-A

(sq-meters)

HSG-B

(sq-meters)

HSG-C

(sq-meters)

HSG-D

(sq-meters)

Other

(sq-meters)

Total

(sq-meters)

Ground

Cover

Subcatchment

Numbers

0 0 0 0 19,771 19,771 Grass

0 0 0 0 2,620 2,620 Grass (Boron Plant)

0 0 0 0 3,770 3,770 Grass (carparks, 

road)

0 0 0 0 19,771 19,771 Gravel

0 0 0 0 45,932 45,932 TOTAL AREA



Type IA 24-hr  Type 1A-100yr Rainfall=311 mm23256 20240513_Pond D (Type 1A)
  Printed  13/05/2024Prepared by Haigh Workman Limited
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Time span=0.00-24.00 hrs, dt=0.01 hrs, 2401 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Sim-Route method  -  Pond routing by Sim-Route method

Runoff Area=19,771 m²   0.00% Impervious   Runoff Depth>262 mmSubcatchment 24S: Proposed 
   Tc=10.0 min   CN=85   Runoff=371 L/s  5,183 m³

Runoff Area=26,161 m²   0.00% Impervious   Runoff Depth>175 mmSubcatchment 30S: Predevelopment 
   Tc=10.0 min   CN=61   Runoff=310 L/s  4,583 m³

Peak Elev=77.00 m  Storage=944 m³   Inflow=371 L/s  5,182 m³Pond 23P: Detention pond D (7m 
   Outflow=249 L/s  4,709 m³

   Inflow=310 L/s  4,581 m³Link 30L: (new Link)
   Primary=310 L/s  4,581 m³

   Inflow=249 L/s  4,708 m³Link 31L: (new Link)
   Primary=249 L/s  4,708 m³

Total Runoff Area = 45,932 m²   Runoff Volume = 9,766 m³   Average Runoff Depth = 213 mm
100.00% Pervious = 45,932 m²     0.00% Impervious = 0 m²
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Summary for Subcatchment 24S: Proposed eastern yarding (option 3-B)

Runoff = 371 L/s @ 7.95 hrs,  Volume= 5,183 m³,  Depth> 262 mm
     Routed to Pond 23P : Detention pond D (7m x103.3m)

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type IA 24-hr  Type 1A-100yr Rainfall=311 mm

Area (m²) CN Description

* 19,771 85 Gravel

19,771 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (meters) (m/m) (m/sec) (m³/s)

10.0 Direct Entry, 

Subcatchment 24S: Proposed eastern yarding (option 3-B)

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

Type 1A-100yr Rainfall=311 mm

Runoff Area=19,771 m²

Runoff Volume=5,183 m³

Runoff Depth>262 mm

Tc=10.0 min

CN=85

371 L/s
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Summary for Subcatchment 30S: Predevelopment eastern yarding (Option 3-B)

Runoff = 310 L/s @ 8.01 hrs,  Volume= 4,583 m³,  Depth> 175 mm
     Routed to Link 30L : (new Link)

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type IA 24-hr  Type 1A-100yr Rainfall=311 mm

Area (m²) CN Description

* 19,771 61 Grass
* 2,620 61 Grass (Boron Plant)
* 3,770 61 Grass (carparks, road)

26,161 61 Weighted Average
26,161 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (meters) (m/m) (m/sec) (m³/s)

10.0 Direct Entry, 

Subcatchment 30S: Predevelopment eastern yarding (Option 3-B)

Runoff

Hydrograph

Time  (hours)
2423222120191817161514131211109876543210

F
lo

w
  
(L

/s
)

340

320

300

280

260

240

220

200

180

160

140

120

100

80

60

40

20

0

Type IA 24-hr

Type 1A-100yr Rainfall=311 mm

Runoff Area=26,161 m²

Runoff Volume=4,583 m³

Runoff Depth>175 mm

Tc=10.0 min

CN=61

310 L/s
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Summary for Pond 23P: Detention pond D (7m x103.3m)

Inflow Area = 19,771 m², 0.00% Impervious,  Inflow Depth > 262 mm    for  Type 1A-100yr event
Inflow = 371 L/s @ 7.95 hrs,  Volume= 5,182 m³
Outflow = 249 L/s @ 8.20 hrs,  Volume= 4,709 m³,  Atten= 33%,  Lag= 15.2 min
Primary = 249 L/s @ 8.20 hrs,  Volume= 4,709 m³
     Routed to Link 31L : (new Link)

Routing by Sim-Route method, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Peak Elev= 77.00 m @ 8.20 hrs   Surf.Area= 1,178 m²   Storage= 944 m³

Plug-Flow detention time= 129.1 min calculated for 4,709 m³ (91% of inflow)
Center-of-Mass det. time= 65.7 min ( 761.9 - 696.2 )

Volume Invert Avail.Storage Storage Description

#1 76.00 m 949 m³ 7.00 mW x 103.30 mL x 1.00 mH Prismatoid  Z=2.0

Device Routing     Invert Outlet Devices

#1 Primary 76.00 m 100 mm Vert. Orifice/Grate 2yr    C= 0.650   
Limited to weir flow at low heads   

#2 Primary 76.30 m 150 mm Vert. Orifice/Grate    C= 0.650   
Limited to weir flow at low heads   

#3 Primary 76.60 m 300 mm Horiz. Orifice/Grate - Horizontal    C= 0.650   
Limited to weir flow at low heads   

#4 Primary 76.80 m 0.15 m long  + 2.0 m/m SideZ  x 0.50 m breadth Broad-Crested Rectangular Weir   
Head (meters)  0.06  0.12  0.18  0.24  0.30  0.37  0.43  0.49  0.55  
0.61  0.76  0.91  1.07   
Coef. (Metric)  1.43  1.45  1.45  1.47  1.50  1.55  1.59  1.67  1.67  
1.64  1.78  1.81  1.83   

Primary OutFlow  Max=249 L/s @ 8.20 hrs  HW=77.00 m  TW=0.00 m   (Dynamic Tailwater)
1=Orifice/Grate 2yr  (Orifice Controls 22 L/s @ 2.80 m/s)
2=Orifice/Grate  (Orifice Controls 40 L/s @ 2.27 m/s)
3=Orifice/Grate - Horizontal  (Orifice Controls 128 L/s @ 1.81 m/s)
4=Broad-Crested Rectangular Weir  (Weir Controls 58 L/s @ 0.55 m/s)
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Pond 23P: Detention pond D (7m x103.3m)

Inflow
Primary

Hydrograph

Time  (hours)
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Inflow Area=19,771 m²

Peak Elev=77.00 m

Storage=944 m³

371 L/s

249 L/s


