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7™ October 2024

District Services — Resource Consents
Far North District Council

Private Bag 752

Kaikohe 0440

Attention Team Leader Resource Consents

RESOURCE CONSENT APPLICATION BY NJ & PJ SPOONER TRUST FOR A
SUBDIVISION AND RELATED LANDUSE CONSENTS BEING LOCATED AT 17 MISSION
ROAD, KERIKERI.

Zenith Planning Consultants have been engaged by NJ & PJ Spooner Trust to prepare a
combined subdivision and landuse resource consent application relating to a proposed
subdivision of their property at 17 Mission Road, Kerikeri.

| have attached the following information in support of the application:

+ Completed Application Form

* Planning Report and Assessment of Effects

* Scheme Plan

» Technical Reports includes Engineering and PSI/DSI reports
* Photos and plans of the site

» Current Certificate of Title

The applicant has paid the Council estimated fees using the reference Spooner Trust via
internet banking.

Should you have any queries in respect to this application please contact me.

Yours faithfully

Wayne Smith

Zenith Planning Consultants Ltd
Principal | Director

BPlan | BSocSci | MNZPI
wayne@zenithplanning.co.nz
mob: +64 (0) 21 202 3898
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Freephone: 0800 920 029

nc

hone: (09) 401 520
Office Use Only Phone: (09) 401 5200
Application Number: Fox: (09) 401 2137

Email: osk.us@fndc.govt.nz

Website: www.fndc.govt.nz

APPLICATION FOR RESOURCE CONSENT OR FAST-TRACK RESOURCE CONSENT

(Or Associated Consent Pursuant to the Resource Management Act 1991 (RMA))
(If applying for a Resource Consent pursuant to Section 87AAC or 88 of the RMA, this form can be used to satisfy the
requirements of Form 9)

Prior to, and during, completion of this application form, please refer to Resource Consent Guidance Notes and
Schedule of Fees and Charges — both available on the Council’s web page.

1. Pre-Lodgemen ing

Have you met W|th a Council Resource Consent representative to discuss this application prior to lodgement? No

7Y

2 ype of Consent being applied for (more than one circle can be ticked):

X Land Use O Fast Track Land Use* X subdivision O Discharge

O Extension of time (s.125) O Change of conditions O Change of Consent Notice (s.221(3))
(s.127)

O consent under National Environmental Standard (e.g. Assessing and Managing Contaminants in Soil)
O Other (please specify)

*The fast track for simple land use consents is restricted to consents with a controlled activity status and requires you provide an
electronic address for service.

3. Would you like to opt out of the Fast Track Process? No
4. pplican ail
Name/s: NJ & PJ Spooner Trust

Electronic Address for
Service (E-mail):

Phone Numbers:

Postal Address:

(or alternative method
of service under
section 352 of the Act)

espondence: Name and address for service and correspondence (if using an Agent write their

Namef/s: Zenith Planning Consultants Limited, Attention Wayne Smith

Electronic Address for
Service (E-mail):

Phone Numbers:

Postal Address:

( or alternative method
of service under
section 352 of the Act)

All correspondence will be sent by email in the first instance. Please advise us if you would prefer an alternative means of
communication.



6. Details of Property Owner/s and Occupier/s: Name and Address of the Owner/Occupiers of the land to which
this application relates (where there are multiple owners or occupiers please list on a separate sheet if required)

Name/s: NJ & PJ Spooner Trust

Property Address/: 30A Blacks Road, Kerikeri

Location

7. Application Site Details:

Location and/or Property Street Address of the proposed activity:
Site Address/ 17 Mission Road, Kerikeri

Location:

Legal Description: Lot 1 Deposited Plan 71920 Val Number:___

Certificate of Title: NA 42A/103

Site Visit Requirements:

Is there a locked gate or security system restricting access by Council staff? No

Is there a dog on the property? 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.

Access onto and around the property is unrestricted but please contact Paul on 027 289 1221

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.

Subdivision of Lot 1 DP 71920 to create one additional lot.

Landuse consent for breach of the stormwater (impermeable surfaces) and building coverage rules as a direct
result of the proposed subdivision for existing and future development.

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
reguesting them.

9. Would you like to request Public Notification? No



10. Other Consent required/being applied for under different legislation (more than one circle can be

ticked):
O Building Consent (to be applied for) O Regional Council Consent (see attached)
O nNational Environmental Standard consent O other (please specify)
11. National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect

Human Health:
The site and proposal may be subject to the above NES. In order to determine whether regard needs to be had to the NES please
answer the following (further information in regard to this NES is available on the Council’s planning web pages):

Is the piece of land currently being used or has it historically ever been X yes O no O don’t know
used for an activity or industry on the Hazardous Industries and Activities

List (HAIL)

Is the proposed activity an activity covered by the NES? (If the activity is Xyes O no O don’t know
any of the activities listed below, then you need to tick the ‘yes’ circle).

X Subdividing land X Changing the use of a piece of land

O Disturbing, removing or sampling soil O Removing or replacing a fuel storage system
12. Assessment of Environmental Effects:

Every application for resource consent must be accompanied by an Assessment of Environmental Effects (AEE). Thisis a requirement
of Schedule 4 of the Resource Management Act 1991 and an application can be rejected if an adequate AEE is not provided. The
information in an AEE must be specified in sufficient detail to satisfy the purpose for which it is required. Your AEE may include
additional information such as Written Approvals from adjoining property owners, or affected parties.

Please attach your AEE to this application.

13. Billing Details:
This identifies the person or entity that will be responsible for paying any invoices or receiving any refunds associated with processing
this resource consent. Please also refer to Council’'s Fees and Charges Schedule.

Name/s: (please write
all names in full) see separate sheet

Email:

Postal Address:

Post Code:

Phone Numbers: Work: Home: Fax:

Fees Information: An instalment fee for processing this application is payable at the time of lodgement and must accompany your application in order
for it to be lodged. Please note that if the instalment fee is insufficient to cover the actual and reasonable costs of work undertaken to process the
application you will be required to pay any additional costs. Invoiced amounts are payable by the 20" of the month following invoice date. You may
also be required to make additional payments if your application requires notification.

Declaration concerning Payment of Fees: I/we understand that the Council may charge me/us for all costs actually and reasonably incurred in
processing this application. Subject to my/our rights under Sections 357B and 358 of the RMA, to object to any costs, I/we undertake to pay all and
future processing costs incurred by the Council. Without limiting the Far North District Council’s legal rights if any steps (including the use of debt
collection agencies) are necessary to recover unpaid processing costs l/we agree to pay all costs of recovering those processing costs. If this
application is made on behalf of a trust (private or family), a society (incorporated or unincorporated) or a company in signing this application l/we are
binding the trust, society or company to pay all the above costs and guaranteeing to pay all the above costs in my/our personal capacity.

Name: (please print)

Signature: (signature of bill payer — mandatory) Date:




14. Important Information:

Note to applicant

You must include all information required by this form. The information must be specified in sufficient detail to satisfy the
purpose for which it is required.

You may apply for 2 or more resource consents that are needed for the same activity on the same form.

You must pay the charge payable to the consent authority for the resource consent application under the Resource
Management Act 1991.

Fast-track application

Under the fast-track resource consent process, notice of the decision must be given within 10 working days after the date
the application was first lodged with the authority, unless the applicant opts out of that process at the time of lodgement.
A fast-track application may cease to be a fast-track application under section 87AAC(2) of the RMA.

Privacy Information:

Once this application is lodged with the Council it becomes public information. Please advise Council if there is sensitive
information in the proposal. The information you have provided on this form is required so that your application for
consent pursuant to the Resource Management Act 1991 can be processed under that Act. The information will be
stored on a public register and held by the Far North District Council. The details of your application may also be made
available to the public on the Council's website, www.fndc.govt.nz. These details are collected to inform the general
public and community groups about all consents which have been issued through the Far North District Council.

Declaration: The information | have supplied with this application is true and complete to the best of my knowledge.

Name: Wayne Smith (please print)

Signature:

(signature) Date: 7t October 2024

(A signature is not required if the application is made by electronic means)

(please tick if information is provided)

v Payment (cheques payable to Far North District Council) — Estimated charge paid via online banking
v A current Certificate of Title (Search Copy not more than 6 months old)
Copies of any listed encumbrances, easements and/or consent notices relevant to the application
v Applicant / Agent / Property Owner / Bill Payer details provided
v Location of property and description of proposal
v Assessment of Environmental Effects
Written Approvals / correspondence from consulted parties
v Reports from technical experts (if required)
Copies of other relevant consents associated with this application
v Location and Site plans (land use)
4 Location and Scheme Plan (subdivision)
Elevations / Floor plans

Topographical / contour plans

Please refer to Chapter 4 of the District Plan for details of the information that must be provided with an application. Please also refer
to the RC Checklist available on the Council’s website. This contains more helpful hints as to what information needs to be shown on
plans.

Digital Applications may be submitted via E- mail to: Planning.Support@fndc.govt.nz

Only one copy of an application is required, but please note for copying and scanning purposes,
documentation should be:

UNBOUND SINGLE SIDED NO LARGER THAN A3 in SIZE



10. Other Consent required/being applied for under different legislation (more than one circle can be
ticked):

O Building Consent (BC ref# if known) O Regional Council Consent (ref # if known)

O National Environmental Standard consent O Other (please specify)

17, National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect
Human Health:

The site and proposal may be subject to the above NES. In order to determine whether regard needs to be had to the NES please
answer the following (further information in regard to this NES is available on the Council's planning web pages):

s the piece of land currently being used or has it historically ever been O yes O no O don't know
used for an activity or industry on the Hazardous Industries and Activities

List (HAIL)

Is the proposed activity an activity covered by the NES? (If the activity is O yes O no O don't know
any of the activities listed below, then you need to tick the ‘yes’ circle).

O subdividing land O changing the use of a piece of land

O Disturbing, removing or sampling soil O Removing or replacing a fuel storage system

y i Assessment of Environmental Effects:

Every application for resource consent must be accompanied by an Assessment of Environmental Effects (AEE). This is a
requirement of Schedule 4 of the Resource Management Act 1991 and an application can be rejected if an adequate AEE is not
provided. The information in an AEE must be specified in sufficient detail to satisfy the purpose for which it is required. Your AEE may
include additional information such as Written Approvals from adjoining property owners, or affected parties.

Please attach your AEE to this application.

13. Billing Details:
This identifies the person or entity that will be responsible for paying any invoices or receiving any refunds associated with processing
this resource consent. Please also refer to Council's Fees and Charges Schedule.

I

Name/s: (please write T L A Y TS )
all names in full NT + pT” GPOOHER  TRVS

Email:
Postal Address:

Phone Numbers:

Fees Information: An instalment fee for processing this application is payable at the time of lodgement and must accompany your application in order
for it to be lodged. Please note that if the instalment fee is insufficient to cover the actual and reasonable costs of work undertaken to process the
application you will be required to pay any additional costs. Invoiced amounts are payable by the 20" of the month following invoice date. You may
also be required to make additional payments if your application requires notification.

Declaration concerning Payment of Fees: I/we understand that the Council may charge melus for all costs actually and reasonably incurred in
processing this application. Subject to my/our rights under Sections 357B and 358 of the RMA, to object to any costs, I/we undertake to pay all and
future processing costs incurred by the Council. Without limiting the Far North District Council’s legal rights if any steps (including the use of debt
collection agencies) are necessary to recover unpaid processing costs l/'we agree to pay all costs of recovering those processing costs. If this
application is made on behalf of a trust (private or family), a society (incorporated or unincorporated) or a company in signing this application I/we are
binding the trust, society or company to pay all the above costs and guaranteeing to pay all the above costs in my/our personal capacity.

2 412

(please print)

Signature: (signature of bill payer — mandatory) Date:
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Planning Report and
Assessment of Effects

Proposed Subdivision
and Landuse Consent

NJ & PJ Spooner Trust

17 Mission Road, Kerikeri
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PLANNING REPORT AND ASSESSMENT OF EFFECTS

APPLICATION AND SITE DESCRIPTION

1.01

1.02

1.03

1.04

1.05

1.06

Zenith Planning Consultants have been engaged by the NJ & PJ Spooner Trust to
prepare and lodge a combined landuse and subdivision resource consent for their
property at 17 Mission Road, Kerikeri. The application site is zoned Rural Living under
the Far North Operative District Plan.

The property is 5905m? and has a legal description of Lot 1 DP 71930. The property
contains an existing dwelling which is to be located within proposed Lot 1, while
proposed Lot 2 is currently vacant. The existing onsite wastewater system for the
existing dwelling is located within proposed Lot 1 as noted within the Engineering
Report. The property is slightly higher than Mission Road with the property sloping up
from the road. The site is primarily in lawn grassed with several fruit trees and perimeter
landscaping / screening on all boundaries. On the northern boundary, larger trees and
vegetation along the road frontage have recently been felled and there remains some
landscaping along this boundary.

A new driveway on the eastern end of the property will be established adjacent to an
existing driveway which runs along the entire eastern boundary. This access leg
services several rear lots.

In addition to the subdivision, existing and proposed impermeable surfaces for the
respective lots will exceed the permitted allowances and are detailed as follows:

Proposed Lot 1 — 27% existing — includes dwelling, driveway and existing accessory
buildings

Proposed Lot 2 — 18% proposed — the site is vacant and it is considered that this
percentage is appropriate for the zone.

In addition to impermeable surfaces there is also a request within this application to
increase the allowable building coverage to a maximum of 15%. This will enable a
reasonable dwelling and accessory buildings to be established on each of the respective
lots. The management of stormwater overall falls within the proposed impermeable
surfaces as noted. In the event that greater than the proposed percentages for either
stormwater (impermeable surfaces) or building coverage are exceeded, then a further
resource consent will be required.

The general area around Mission Road contains a number of larger residential
properties which are also flanked along the coastal boundary (within the upper Kerikeri
Inlet), by smaller residential properties many of which are only approximately 1000m? in
size. This pattern of development and allotment arrangement is as a result of the former
BOI District Plan which provided for large lots (Residential 5) and standard residential



1.07

1.08

1.09

1.10
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(Residential 1) properties within this wider location. The previous zoning results in the
somewhat unusual circumstance where arguably the more sensitive properties located
adjacent to the Coastal Marine Area are more intensively developed, while sites further
from the coast are typically larger lots and less intensively developed. Rules around the
extent of impermeable surfaces place significant constraint on the larger sites.

Over time and with development placed strategically within the larger residential lots,
there has been subdivision applications approved which result in lots of comparable size
to those proposed within this application. It would appear that although the former lots
of around 1000m? are very intensive for onsite servicing, lots around 2-3000m? have
been approved where onsite servicing and effects are achievable and effectively
managed. The proposed lot sizes are both close to 3000m? and remain larger than most
of the former residentially zoned lots which are now also zoned Rural Living and within
walking distance of the application site. The existing pattern and density of development
in terms of lot size is a material consideration for this area and for this reason is noted
accordingly within later sections of this report.

The site is zoned Rural Living as illustrated within the operative district plan.

m operatlve District Plan Online version of the Operative District Plan  District Plan map legend
gl | ¥ 17 Mission Road, Kerikeri, N X Q, |
- how se 17 Missi

0]
1,687,854.222 6,102,960.689 Meters
“\u:lm ology, LINZ, StatsNZ, NIWA, DOC, © OpenStreetMap contr

The site is located where the small black dot is positioned.

It is contended within this application that the proposed density of development is
reflective of the lifestyle zoning afforded to the surrounding area and would be an
appropriate use for the site. A degree of intensification for lots with some Council
services and the means to provide the remaining requirements on site, is considered to
be an effective and efficient use of land and which does not contribute to unnecessary
expansion of the residential area. The zoning infers that in the future this area would be
serviced and become residential, and this application is reflective of this forward looking
approach.

Buildings do not require resource consent within the Rural Living zone providing the
development controls are satisfied however there are several rules which can be
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challenging to meet. The permitted allowance for all impermeable surfaces is restricted
to 12.5% of the site area. This means that for the application site of 5905m?, access,
buildings and other impermeable surfaces are limited to only 738.13m? and building
coverage of 10% or 590.5m?. The specific amounts of impermeable surfaces sought for
each lot are noted in section 1.04 of this report. Impermeable and building coverage
breaches are sought as part of this application.

1.11 Council is in the process of preparing a new district plan to replace the current operative
plan. The process is reasonably lengthy but is progressing with the Proposed Far North
District Plan first notified on 27" July 2022 when submissions were invited to be lodged.
The Council has since produced a summary of submissions, closed the further
submissions process, and has commenced hearings of submissions. Under the
Proposed District Plan, the site is zoned Rural Residential. The site is also located within
the Kerikeri Heritage Area — Part B. Discussions on the impact of this overlay will be
discussed later within the report. There are no additional notations or overlays which
affect the site.

m Proposed District Plan View the notified eplan of the Far North Proposed District Plan

! + ‘ w 17 Mission Road, Kerikeri, N X Q, |

e (echnology, LINZ, StatsNZ, NIWA, DOC, © OpenStreetMap contributors, Natural Earth

Planning Maps for the application site from the Proposed District Plan noting the zoning as Rural
Residential and that the site is located within the Kerikeri Heritage Area — Part B.

1.12 The vacant site will provide the opportunity for a dwelling to be provided in the future
with a development tailored to meet the additional impermeable and building coverage
allowances sought under the landuse component of this application.

1.13 As noted earlier and detailed on the plans provided, a new entrance for the vacant lot is
proposed. The site enjoys good sight distances in both directions for the new access
point. The new access will be constructed to Council’s Engineering Standards for an
urban access.

1.14 The indicative dwelling location requires some site clearance of fruit trees and other
plantings to accommodate the future dwelling. The future landowner may decide to
undertake more intensive perimeter landscaping which is common within the area. It is
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however contended that this may only be required to be completed once the final house
is designed and constructed.

For the purposes of the application, consultation with Chorus and Top Energy was
completed with both agencies having no requirements for the proposed subdivision.

APPLICATION PROPOSAL

2.01

2.02

2.03

2.04

2.05

The application being considered concerns the subdivision of land and related landuse
consents to enable a reasonable percentage for impermeable surfaces and building
coverage to be allowed for the future development of the respective lot(s). The landuse
component for impermeable surfaces and building coverage ensures that a reasonable
sized dwelling can be constructed without further resource consent being required
providing other development standard rules are complied with. This combined landuse
and subdivision approach is a common application within the Rural Living Zone where
permitted allowances are not sufficient to enable a reasonably sized dwelling and access
to be constructed under the permitted allowances particularly for those lots less than the
controlled standard of 4000m?2.

This application seeks the impermeable surfaces and building coverage as detailed
within section 1.04 and 1.05 of this report. Conditions of the approval will direct the
consent holder to undertake the required works to address stormwater. Applications
requiring above 20% seek to ensure that there is additional flexibility available within the
sites and this impermeable surface percentage is reasonably common amongst the
smaller lots within the immediate area.

The site is zoned Rural Living and the rules for subdivision are noted within Table
13.7.2.1 of the Far North Operative District Plan. The Proposed Plan is not applicable
from a subdivision perspective with respect to lot size.

Rural Living Zone
e Controlled Lot size — 4000m?
¢ Discretionary — 3000m?

The proposed lot sizes within the subdivision are follows:
e Proposed Lot 1 — 2905m?
e Proposed Lot 2 — 3000m?

Proposed Lot 1 is less than the 3000m? minimum lot size for a Discretionary Activity and
therefore from a lot size perspective the proposal is non-complying.

Rule 13.7.2.2 within the operative district plan details the required allotment dimensions
for proposed lots within the Rural Living zone. The operative plan requires minimum
allotment dimensions of 30m x 30m within the Rural Living zone which must not
encroach the side yard requirements. The lots can both meet this requirement.
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The overall Subdivision component is Non-Complying

2.06

2.07

2.08

Landuse considerations under this application fall into two matters:
e Building Coverage; and,
e Stormwater

Although the rules focus on the future development of the vacant proposed Lot 2, this
breach request also applies to proposed Lot 1 for existing development and to enable
re-development potential should this occur in the future.

The future development of proposed Lot 2 is limited by the permitted rules for
development and for this reason additional allowances are sought for both Building
Coverage and Stormwater. An indicative dwelling has been illustrated on a site plan to
detail how a development on proposed Lot 2 might be established. Rules 8.7.5.1.5 and
8.7.5.1.13 are to be exceeded and resource consent is required. The following details
the components for each lot.

Lot 1
e The Stormwater — Controlled standard of 20% is not satisfied (27%); and,
e The Building Coverage — Restricted Discretionary standard of 15% is satisfied.

Lot 2
o The Stormwater — Controlled standard of 20% is satisfied (18%); and,
¢ The Building Coverage — Restricted Discretionary standard of 15% is satisfied.

The exceedance of the above limits result in the landuse components for proposed Lot
1 being discretionary while the vacant proposed Lot 2 will fall under the controlled and

restricted discretionary activity statuses.

The Landuse component is Discretionary

PROPOSED DISTRICT PLAN

2.09

2.10

As noted previously, the majority of rules within the Proposed District Plan do not have
legal effect until such time as Council publicly notifies its decisions on submissions.
There are however certain rules that have been identified within the proposed plan which
have immediate legal effect and that may therefore apply and need to be considered in
assessing this application. Such rules may affect the activity status of the application
and may be required to be addressed.

The rules within the following subject matters have rules with immediate legal effect and
these include the following: hazardous substances, scheduled sites or areas of
significance to Maori, significant natural areas, scheduled heritage resources — none of
these apply as none of these aspects are applicable to the site. Additionally, historic
heritage rules, and Notable Trees and earthworks are also not applicable. However, the
Heritage Area Overlays do apply with the site being located within the Kerikeri Heritage
Area Overlay — Part B and these provisions having immediate legal effect. The following


https://farnorth.isoplan.co.nz/eplan/rules/0/246/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/246/0/0/0/72
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is the descriptor for the overlay including the matters which are relevant and should be
considered in any evaluation of the site and future development.

Part B:

Covers the archaeologically sensitive slopes surrounding Kororipo P& and the Church
Missonary Settlement (CMS). The north and east ridge line also provide the sight lines
from Kororipo Pa. There still remains a legacy of early horticultural subdivision
pattern which supports the identity of Kerikeri, predominantly located along the Kerikeri
Inlet Road ridgeline.

In addition to the landuse implications which will apply when development of either site
is undertaken, the act of subdivision also requires consideration of the relevant
provisions. Consultation with interest persons/ agencies is required to be undertaken as
part of the application process. The applicant has undertaken this consultative process
in preparation of this application.

Therefore, the Heritage Overlay needs to be considered with rules having immediate
legal effect under the Proposed District Plan. The application status being a non-
complying subdivision and discretionary landuse consent require consideration of any
other relevant objectives and policies from the Proposed District Plan.

ASSESSMENT OF EFFECTS

3.01

3.02

3.03

With the subdivision lot size being Non-Complying there are no restrictions on the
matters to be considered in assessing the application. In this respect the general
subdivision assessment criteria is typically used for the application.

The landuse components of this application have their own assessment criteria and this
is used for the purposes of this component. These aspects relate inherently to the future
development potential of the proposed lots but also allowances are sought for existing
development on Proposed Lot 1.

It is necessary to consider the potential of Permitted Baseline and Existing Environment
comments in considering the relevant matters to be assessed.

PERMITTED BASELINE

3.04

Pursuant to section 104(2) of the Act, when forming an opinion for the purposes of
section 104(1)(a) a council may disregard an adverse effect of the activity on the
environment if the plan or a NES permits an activity with that effect (i.e. a council may
consider the "permitted baseline"). When considering an application for resource
consent it is important to reference and place some reliance on Permitted Baseline
arguments. This provides the expectation for development proposals within the zone
and enables the consideration of the differences between what could be undertaken “as
of right” and that which is proposed. When referencing and using “Permitted Baseline”
such arguments should not be fanciful but based on realistic proposals and
expectations.


https://farnorth.isoplan.co.nz/eplan/rules/0/246/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/246/0/0/0/72
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In addition to Permitted Baseline considerations, Existing Use Right considerations
could also apply especially where the proposed activity is similar in nature and
previously lawfully established.

In this circumstance, any subdivision proposal requires a resource consent application.
On this basis it is considered that the Permitted Baseline consideration is not useful to
this application.

With respect to the extent of built form, the plan allows as a permitted activity 12.5% of
impermeable surfaces with the controlled activity threshold up to 20%. The controlled
activity allowance is comparable to that indicated within the site plan for the proposed
vacant lot (Lot 2 — 18%) noting that the existing development contributes a greater
percentage at 27%. The driveway is the most significant contributor high percentage
with the house being relatively modest in size. The controlled allowance should be
viewed as a starting point and has relevance when considering the extent of the
allowance sought.

It is further noted that the level of impermeable surfaces sought are not dissimilar to lots
located close to the application site. This when combined with the proposed lot sizes
which is also comparable does not detract from the key objective which is that the
proposal maintains the low density of residential development typical of the zone and
the surrounding area.

The existing environment is a key consideration in justifying the proposed subdivision
and this application seeks to continue this previous development. The rationale behind
the additional impermeable surfaces requested is reflective of the reduced lot size.

ASSESSMENT CRITERIA EVALUATION

SUBDIVISION

3.10

The following assessment criteria is now considered for the subdivision component of
the application.

13.10 ASSESSMENT CRITERIA

In considering whether or not to grant consent or impose conditions on this application,
such work, needs to be completed prior to the issuance of the s224(c) Certificate.

13.10.1 ALLOTMENT SIZES AND DIMENSIONS

(&) Whether the allotment is of sufficient area and dimensions to provide for the
intended purpose or land use, having regard to the relevant zone standards and
any District wide rules for land uses.

(b) Whether the proposed allotment sizes and dimensions are sufficient for operational
and maintenance requirements.

(c) The relationship of the proposed allotments and their compatibility with the pattern
of the adjoining subdivision and land use activities, and access arrangements.

(d) Whether the cumulative and long term implications of proposed subdivisions are
sustainable in terms of preservation of the rural and coastal environments.
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The allotment sizes are less than the minimum lot size as noted within the district plan,
but it is contended that there are many instances within the immediate and wider area
where lots are comparable or smaller than those proposed. Some of these lots are
historical lots but there have also been recent approvals which have created comparable
sized lots to those proposed within this application. In these instances, the Council has
been satisfied that the resultant effects from subdivision and the development thereof,
are less than minor. The current use of the land as a large lot residential style is not
removed by the proposal and the pattern of development is consistent with that which
exists within Mission Road and the adjoining streets.

The proposed additional lot is of sufficient size to accommodate the establishment of a
dwelling, and this has been illustrated within the indicative site plan. Whether the future
owner of the lot decides to develop the proposed lot as suggested is for them to decide,
but there remains suitable flexibility and potential onsite mitigation measures which
could be implemented. It is further contended that the amenity values are not
compromised by the proposal and ensures that there remains privacy both within the
development and beyond the property boundaries. Further boundary treatment
measures could be used to achieve this but should not be required until post construction
of any dwelling so that appropriate landscaping can be completed. The Engineer’s report
confirms that onsite servicing can be readily achieved with more than adequate space
for wastewater treatment and disposal as well as management and disposal of
stormwater.

It is considered that the lot size is appropriate for the amenity and character of the area
and delivers adequate space from a servicing perspective.

Although the lot is zoned Rural Living it is considered that the Mission Road and wider
Riverview area is more appropriately considered residential with an emphasis on built
form with higher-than-average amenity due to the larger lot sizes. None of these aspects
are compromised with this proposal.

13.10.2 NATURAL AND OTHER HAZARDS

In assessing any subdivision, and for the purposes of s106 of the Act, the Council will
have regard to:

(a) Any information held by the Council or the Northland Regional Council regarding
natural hazards, contaminated sites or other hazards.

(b) Information obtained by suitably qualified experts, whose investigations are
supplied for subdivision applications.

(c) Potential adverse effects on other land that may be caused by the subdivision or
anticipated land use activities.

(9) In relation to contaminated sites, any soil tests establishing suitability, and methods
to avoid, mitigate or remedy the effects, including removal to approved disposal
points.

The application site contains no areas subject to natural hazards and this is evident
within the onsite observations and Engineers Report. The site is slightly sloping towards
the road and is not subject to any specific restrictions with respect to the development
of the site.
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There will be limited stormwater generated from the proposed subdivision because roof
water from the buildings will be attenuated with tanks storage and soakage pits to pre-
development levels. The new access will be designed to comply with Council
Engineering standards and accommodate both the roadside drain and footpath.
Wastewater treatment and disposal sees the existing onsite system being fully contained
within the proposed new allotment configurations.

With the site having previously had a small number of old fruit trees present, it was
necessary to consider potential for onsite contaminants from these activities. The
applicant sourced a Preliminary Site Investigation which concluded that there was no
risk to human health from undertaking the development of the respective lots. There are
no issues from the change in use of the land.

There are no identified natural hazards which have cause to impact on the proposed
subdivision or which could adversely affect the ability to undertake the subdivision and
the development of a potential dwelling on the proposed lots.

The potential hazard related effects are considered to be less than minor with no
conditions required to be imposed.

13.10.3 WATER SUPPLY

(@) Where there is no reticulated water supply available for connection, whether it would
be appropriate to allow a private restricted flow rural-type water supply system; such
supply being always available and complying with "Drinking Water Standards of
New Zealand" (1995).

(b) Whether the provisions of the “Engineering Standards and Guidelines 2004 —
Revised March 2009” (to be used in conjunction with NZS 4404:2004) have been
met in respect of fire fighting water supply requirements.

The existing dwelling has a connection to the Council provided municipal water supply.
The proposed new lot will also be required to be connected with conditions likely to
require a connection to be provided and be available for the new dwelling.

The stormwater mitigation measures which address the additional impermeable
surfaces, require roof water to be adequately attenuated and this can be achieved with
onsite tanks and overflow soakage pits. This water can be used to meet the demands
of the future household.

The supply of water for firefighting purposes is provided for within the Council’s existing
water supply network and therefore is not required to be addressed within this
application. There would be sufficient supply provided for this existing residential area
within Mission Road.

13.10.4 STORMWATER DISPOSAL

(a) Whether the application complies with any regional rules relating to any water or
discharge permits required under the Act, and with any resource consent issued to
the District Council in relation to any urban drainage area stormwater management
plan or similar plan.
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(b) Whether the application complies with the provisions of the Council's “Engineering
Standards and Guidelines” (2004) - Revised March 2009 (to be used in conjunction
with NZS 4404:2004).

(c) Whether the application complies with the Far North District Council Strategic Plan
- Drainage.

(d) The degree to which Low Impact Design principles have been used to reduce site
impermeability and to retain natural permeable areas.

(e) The adequacy of the proposed means of disposing of collected stormwater from the
roof of all potential or existing buildings and from all impervious surfaces.

() The necessity to provide on-site retention basins to contain surface run-off where
the capacity of the outfall is incapable of accepting flows, and where the outfall has
limited capacity, any need to restrict the rate of discharge from the subdivision to
the same rate of discharge that existed on the land before the subdivision takes
place.

(k) Any adverse effects of the proposed subdivision on drainage to, or from, adjoining
properties and mitigation measures proposed to control any adverse effects.

With the proposed subdivision and landuse proposal intensifying the overall
development on site and the total impermeable surfaces exceeding the permitted
allowances, it is necessary for suitable mitigation measures to be put in place. The
objective of the proposed measures is to limit stormwater leaving the site to pre-
development levels and this is achieved via roof harvesting which is then directed to
onsite tanks with overflow placed into the onsite soakage pits. With onsite wastewater
treatment and disposal required, the location of the soakage pit should be well away
from the wastewater drainage locations and the proposed reserve areas.

In achieving a high level of stormwater management and restricting this to pre-
development levels, there will be no downstream impacts on the receiving Council
stormwater system. The double width entrance will be constructed to ensure that any
roadside stormwater system maintains its functionality and effectiveness.

The water stored within the tanks onsite can be used for gardening or other uses that
the household may choose to use it for. The overall stormwater effects are considered
to be less than minor.

13.10.5 SANITARY SEWAGE DISPOSAL

(e) Where a reticulated system is not available, or a connection is impractical, whether
a suitable sewage treatment or other disposal systems is provided in accordance
with regional rules or a discharge system in accordance with regional rules or a
discharge permit issued by the Northland Regional Council.

The proposed development will require onsite wastewater treatment and disposal which
will be designed for the potential loading from the existing and proposed dwelling on
each lot. The accompanying engineering memorandum confirms that onsite wastewater
treatment and disposal is achievable. The existing wastewater system on proposed Lot
1 is fully located within proposed lot.

3.27 The final wastewater system design for the vacant lot will ultimately depend on the

number of people and the house design but can provided for onsite. The building
consent for the proposed dwelling would detail the wastewater requirements and provide
a design accordingly in accordance with TP58. The treatment and disposal area will also
need to provide the required reserve area. There are no nearby water sources or issues
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with soil types which could result in any adverse effects from this onsite wastewater
treatment and disposal process.

13.10.6 ENERGY SUPPLY

(H Whether there will be potential adverse effects of the proposed reticulation system
on amenity values.

(g) Whether the subdivision design, location of building platforms and proposed
electricity supply has had adequate regard to the future adoption of appropriate
renewable energy initiatives and technologies.

As part of the preliminary consultative process, comments from Top Energy Limited (as
the electricity network provider) were sought. Top Energy raised no concerns and
advised that connections were available for the proposed subdivision.

The physical provision of a power supply to the property boundary is available with a
pole located immediately beside the combined site entrance. A condition requiring a
connection to be made available is expected within the large lot residential area.

13.10.7 TOP ENERGY TRANSMISSION LINES

Where itis proposed to subdivide land to create new allotments within an area measured
20m of either side of the centre point of an electrical transmission line designed to
operate at or above 50 kV, particular regard shall be had to the following matters:

This provision does not apply as there are no 50kV lines near the application site.

13.10.8 TELECOMMUNICATIONS

(@) Where the subdivision involves construction of new roads or formed rights of way,
whether an extended reticulation system has been installed (at the subdivider’s
cost), having regard to the Council’s “Engineering Standards and Guidelines 2004
— Revised March 2009 (to be used in conjunction with NZS 4404:2004) and “The
National Environmental Standard for Telecommunication Facilities 2008”.

(c) Whether the proposed reticulation system will have potential adverse effects on
amenity values.

As part of the preliminary consultative process comments from Chorus Limited (as the
network provider) were sought. Chorus raised no concerns and advised that connections
were available to the proposed lots. Supply to the property boundary is available and a
connection can be readily provided. This is expected to be a condition of consent for this
large lot residential area.

13.10.9 EASEMENTS FOR ANY PURPOSE
Whether there is a need for an easement for any of the following purposes:
(b) Easements in respect of other parties in favour of nominated allotments or adjoining
Certificates of Title.
(d) Easements for any of the following purposes:
(i) private ways, whether mutual or not;
(i) stormwater, sanitary sewer, water supply, electric power, gas reticulation;
(iii) telecommunications;

There are no other easements required for the proposed subdivision.

13.10.10 PROVISION OF ACCESS
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(&) Whether provision for access to and within the subdivision, including private roads,
has been made in a manner that will avoid, remedy or mitigate adverse effects on
the environment, including but not limited to traffic effects, including effects on
existing roads, visual effects, effects on vegetation and habitats, and natural
character.

Each lot will have its own entrance on to Mission Road as detailed on the plans provided.
The entrances are onto a straight portion of road with excellent sight distances in both
directions. The new entrance for proposed Lot 2 will be constructed to the appropriate
Council Engineering Standards. The additional traffic generated by the additional lot
(from an access perspective) is considered to be less than minor with conditions able to
be imposed which ensures compliance with any Council Engineering Standards.

13.10.11 EFFECT OF EARTHWORKS AND UTILITIES

(&) Whether the effects of earthworks and the provision of services to the subdivision
will have an adverse effect on the environment and whether these effects can be
avoided, remedied or mitigated.

The proposed earthworks for the proposed subdivision will be minimal and related solely
to access related requirements. Future development for either lot will be subject to the
relevant rules at the time of construction. The effects are considered to be less than
minor.

13.10.12 BUILDING LOCATIONS

(&) Whether the subdivision provides physically suitable building sites.

(b) Whether or not development on an allotment should be restricted to parts of the site.

(d) Whether the subdivision design in respect of the orientation and dimensions of new
allotments created facilitates the siting and design of buildings able to take
advantage of passive solar gain (e.g. through a northerly aspect on an east/west
axis).

The proposed site plan for the purposes of the breach of stormwater and building
coverage rules identifies the potential house site within proposed Lot 2. The house site
is appropriately scaled and can readily meet all other development control rules which
apply to this site. It is considered prudent to enable a practical scale of development to
be also consented at the time of subdivision to provide certainty for the future
landowners. This should apply to most Rural Living zoned lots especially with the
relatively modest permitted thresholds which apply.

The proposed lots from an engineering perspective contain no onsite constraints where
the potential house site is located. All services are able to be provided subject to the
appropriate design for the proposed wastewater loading. Stormwater management for
the additional impermeable surfaces are considered to be managed appropriately as
described within the Engineering report.

The proposed lot and its subsequent development could have passive solar gains if the
lot owner elects to use this energy source. The site is relatively open and could take
advantage of the site’s orientation if they chose to.

13.10.13 PRESERVATION AND ENHANCEMENT OF HERITAGE RESOURCES,
VEGETATION, FAUNA AND LANDSCAPE, AND LAND SET ASIDE FOR
CONSERVATION PURPOSES
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(&) Whether any vegetation, habitats of indigenous fauna, heritage resources and
landscape features are of sufficient value in terms of the objectives and policies in
Chapter 12 of the Plan, that they should be protected.

(b) Whether the means (physical and/or legal) by which ongoing preservation of the
resource, area or feature will be achieved is adequate.

The application site is a typical large lot residential property within an urban area and
contains little in the way of indigenous vegetation or and areas requiring any form of
formal protection. In this respect there is no intention for any existing vegetation to be
protected noting that most of the site is in lawn with the occasional fruit tree and
perimeter vegetation screening the application site from other properties. There may be
some boundary treatments between the proposed lots and this will be at the discretion
of the respective owners.

The additional built form requires consideration of related effects such as the building
scale and the degree of impermeable surfaces. In reviewing the immediate area and
those sites below the controlled lot size threshold there are no sites which could be
considered as creating an adverse effect. The location involves a mixture of measures
which break up the street scene and provide the character for the area. There is further
discussion on this aspect later within the report.

13.10.14 SOIL

(a) The extent to which any subdivision will contribute to or affect the ability to safeguard
the life supporting capability of soil.

(b) The degree to which the life supporting capacity of the soil may be adversely
affected by the subdivision and the degree to which any soils classified as I, Il or llI
in the NZ Land Resource Inventory Worksheets are adversely affected by the
subdivision.

The site is noted as having highly versatile soils but as the property and those
surrounding it have been identified as residential, the NPS and related documents do
not apply. The potential remains for private gardens to be established which would assist
in maintaining the soils within the site.

13.10.15 ACCESS TO WATERBODIES
The application site is not located adjacent to any water body.

13.10.16 LAND USE INCOMPATIBILITY

(a) The degree to which the proposed allotments take into account adverse effects
arising from incompatible land use activities (including but not limited to noise,
vibration, smell, smoke, dust and spray) resulting from an existing land use adjacent
to the proposed subdivision.

The proposed uses for the respective lots will be residential which is what currently exists
within the surrounding area. There are no neighbouring properties which undertake
activities which could be considered incompatible with a residential use with only
Riverview Primary School — several streets over, being a different activity within this
residential area. The existing and proposed use of the site does not result in any
incompatibility or reverse sensitivity concerns.
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13.10.17 PROXIMITY TO AIRPORTS

The application site is not close to an airport and therefore this provision does not apply
to this application

13.10.18 NATURAL CHARACTER OF THE COASTAL ENVIRONMENT

The application is not located within the Coastal Environment and therefore does not
impact on the natural character of the upper Kerikeri Inlet which is the closest water body
to the application site.

13.10.19ENERGY EFFICIENCY AND RENEWABLE ENERGY DEVELOPMENT /USE

The extent to which the application promotes energy efficiency and renewable energy

development and use through the following initiatives:

(a) ability to develop energy efficient buildings and structures (e.g. by providing a north-
facing site with the ability to place a building on an east/west axis);

The district plan encourages the ability of lot owners to utilise renewable energy options
and adopt energy efficient design in the development the any lot. This is most commonly
achieved by the use of domestic sized solar energy systems. This application does not
inhibit this potential with both lots able to utilise such measures if they wish too.

13.10.20 NATIONAL GRID CORRIDOR

The application site contains no National Grid Corridor and therefore this provision does
not apply to this application

LANDUSE COMPONENTS

3.47

3.48

3.49

Within the application introduction it was noted that there is no proposed physical
development such as a new dwelling is proposed under this resource consent
application. What is sought is to pre-empt the likely breaches for the Stormwater
Management and Building Coverage rules within the operative district plan. No other
breaches are sought and as noted previously this type of consent is common within this
zone due to the restrictive allowances.

The following assessment considers the breaches and the attached Engineering reports
address the potential effects and offer appropriate mitigation measures. The objective
of the proposed design is to achieve a pre-development level of stormwater discharge.
The effects of the breaches are concluded as being less than minor and the following
criteria provides assistance in reaching this conclusion.

The site plan provided highlights a potential building footprint which was used for the
assessment

11.3 STORMWATER MANAGEMENT
(@) 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.
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The proposal will ultimately increase the extent of impermeable surfaces within the site
and will exceed the permitted allowances. However, notwithstanding this, the Engineer’s
design has been completed to ensure that stormwater leaving the site is at pre-
development levels. The impact of this approach will be negligible for the overall
Riverview catchment and results in less than minor effects. The combination of
stormwater tanks and a soakage pit for additional water will address this issue.

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

The proposed Engineering solution for the additional impermeable surfaces proposed
on site follows Low Impact design principles. This approach can be further utilised within
the building design when a dwelling is eventually proposed on the vacant proposed lot
and should redevelopment of the existing dwelling occur.

(c) Any cumulative effects on total catchment impermeability.

The mitigation measures proposed which result in discharges at pre-development levels
do not result in any cumulative effects for the catchment area.

(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 additional impermeable surfaces will impact on the drainage pattern for the site and
this can be controlled using appropriate drainage installed during the construction
phase. Roof water as noted earlier will be collected and stored in an onsite water tank
which can then be directed to an on-site soakage pit. This means to achieve pre-
development levels is considered to result in less than minor effects.

(e) The physical qualities of the soil type.

The physical qualities of the soil will remain unchanged and with the site being classified
as urban is afforded no specific protection.

(f)  Any adverse effects on the life supporting capacity of soils.
The proposal does not impact on the life supporting capacity of soils within the site.

() 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 Engineering report and plans detail how onsite wastewater treatment and disposal
can be managed for the two lots and how the onsite stormwater management will also
be addressed. The wastewater and stormwater systems can easily be accommodated
within the respective lots.

(h)  The extent to which paved, impermeable surfaces are necessary for the proposed
activity.
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The potential future dwelling on proposed Lot 2 and the potential re-development of
proposed Lot 1. The indicative plans provided illustrate how a dwelling would be located
and the type of dwelling which could be constructed on the proposed lot. The lot sizes
although at, or slightly below, the discretionary threshold maintain their large lot
residential appearance. The proposed lots are typical of the area with the lots being
close to the median size for the immediate area. The permitted allowances for the zone
are restrictive for stormwater and building coverage and by allowing the exceedances
proposed, will enable a reasonable sized dwelling to be constructed with associated
outdoor living space and access/ onsite vehicle manoeuvring. The allowances sought is
not considered to be over development of the site and is considered to consistent with
lots within the immediate area.

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

Landscaping is not proposed as part of this application. There has been some vegetation
removed along the roadside frontage but there remains a degree of privacy with not all
vegetation removed. There is existing perimeter landscaping on all of the property’s
boundaries. It is considered that additional landscaping is not required at the time of the
subdivision but could be a requirement for any future development for the respective
lots. The immediate area has a mixture of boundary treatments with some sites open to
the neighbourhood while others display the only evidence of a dwelling being a driveway
entrance with a mailbox. Boundary treatment between the proposed lots has also not
been considered and can be left to the respective landowners when they see fit to
identify the boundary. The supply of water within the stormwater tanks would be
available for use for potential landscaping. A soakage pit will deal with any surplus water
which may be generated.

()  Anyrecognised standards promulgated by industry groups.

The proposed designs take on board the usual industry standards for dealing with both
wastewater and stormwater.

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

The Engineering report details how this will be achieved with a design objective of
achieving stormwater runoff at pre-development levels. The tanks provide a means to
secure and store most of the expected runoff with any excess directed to the soakage
pit. Effects are less than minor.

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

Engineering reports prepared account for climate change when detailing the range of
parameters used for calculations.

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

The proposal includes the use of water takes to store roof water and which can then be
directed to soakage pits if the need arises. This will aid in the disposal of stormwater
over time and result in less than minor effects.
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11.24 BUILDING COVERAGE

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

There is sufficient space within the site for mitigation measures to be provided should
these measures be required. It is however contended that the amenity of the area is
largely unaffected by the proposed subdivision and the future development of a dwelling
on the vacant lot. It is considered that the compliance with a boundary relationship rule
such as the setback from boundary or sunlight rules are arguably more important for a
neighbour. A modest amount of additional built form could be constructed on the
application site as it exists today. The additional built form could be fully compliant with
the relevant rules. As a permitted activity, landscaping for this additional permitted
development would not be required and this is why additional landscaping is considered
to be unnecessary. Therefore, without any visual amenity requirements to be addressed
and the scale of development being not inconsistence with the surrounding
development, the need for landscaping is considered to be unnecessary.

In the instance where landscaping is required by Council for the future vacant lot, then
it is suggested that this delayed until such time as a building design is finalised, dwelling
constructed, and the related outdoor spaces and living rooms within the dwelling is
confirmed.

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

The site and area description detail the relevant elements of the immediate and wider
environment and highlights that for the purposes of proposed lot size that the proposed
lot size would be close to the median size for the area. This is important because any
reasonable sized dwelling as noted within the site plan attached would exceed the
permitted allowances because of the overly restricted allowances for the zone. This is
partially recognised with some urban servicing provided, and residential style use of
properties is encouraged. The density of development is only the level it is currently
because reticulated wastewater is not available within the area. If reticulated wastewater
treatment and disposal was available, then this area would become residential as per
the intent of the zone as a future residential area as noted in the proposed district plan.

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

The proposed impermeable surfaces for the proposed lots is 15% which could not be
considered as over development with 85% free of any development. Several lots within
the immediate area are well above this proposed 15% level and are not considered to
be overdevelopment or considered to be out of character.

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

With the proposed lots seeking impermeable surface coverage of 27% and 18%
respectively, the remaining open space on each of the proposed lots is remains very
high. Up to 73% of the respective lots would be free from an impermeable surface. The
proposed built form will be no greater than 15% on each lot which means at least 85%
of the respective lots will be free of any form of buildings. Should further intensification
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of the site be allowed in the future then development will not be compromised by this
proposal.

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

Landscaping usually provides mitigation measures to any development proposal and in
this instance it would also contribute. However, it is contended that landscaping is not
required for the development of the application site. The cumulative effect of additional
built form is considered to be less than minor. If Council is to require landscaping, then
this should be required only when the development plans for the dwelling is finalised
and implemented following the construction of the building. This will ensure that any
landscaping is tailored to the building design and the outdoor space for that dwelling.

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

The indicative plans provide detail the potential location of a dwelling on the vacant lot
which is compliant with all rules other than stormwater and building coverage. Setback
from boundary and sunlight rules are particularly important boundary measures which
protect neighbours from potentially inappropriate development. The maximum height of
a building also reflects the scale and potential dominance of the building within the
surrounding environment. When viewed from neighbouring properties development on
the site would be difficult to view the dwellings and privacy is retained.

Built form is expected within the zone and visual dominance can be avoided providing
boundary related rules are complied with. Landscaping assists in screening or breaking
up the bulk of the building or activities on site but this is not the objective of the zone
otherwise visual amenity rules would also apply where colours and scale and location
are more important.

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

The discussion and assessment around the merits of landscaping have been detailed
throughout this assessment and it is contended that landscaping is unnecessary in this
instance. If landscaping was considered by Council to be required, then the timing for
the landscaping should be linked to the construction of the dwelling and not required
until the dwelling is constructed and any outdoor living space confirmed.

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

The non-compliance of the rule does not impact on the neighbours because the required
boundary relationship rules are complied with. If a future building was to be constructed
which was within the setback from boundary or exceeded the sunlight or height rule
limitations, then privacy or outlook could be impacted on. The proposal is not considered
to conflict with this consideration.
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ASSESSMENT OF EFFECTS CONCLUSION

3.73 The subdivision application is non-complying from a lot size perspective but cannot be
considered as being inappropriate based on the immediate area offering a range of lot
sizes many of which are significantly smaller than that proposed within this application.
The landuse components are related solely to proposed and existing development of
the respective lots. The allowances sought seek to enable a reasonable impermeable
surfaces allowance and building coverage which is not inconsistent with the smaller lots

within the surrounding environment.

3.74 The proposal seeks to ensure that the future development of the respective lots not
require a further consent unless a rule other that stormwater or building coverage is

breached.

3.75 The proposal addresses the additional impermeable surfaces with an effective
stormwater management system with a combination of water tanks and a soakage pit
for any additional flow. The design has been completed to ensure that stormwater

generated remains at pre-development levels.

3.76 1t is further contended that there are no other mitigation measures required to be
completed with landscaping considered to be unnecessary moving forward. If Council
considers that this is required, then the landscaping should be completed only after the

future dwelling is constructed and outdoor living space confirmed.

3.77 The Engineering report and PSI provided conclude that the key matters are satisfied and

the effects confirmed as being less than minor.

3.78 The application is considered to represent a positive development for the immediate
area with no adverse effects created or effects which could be considered as minor or
more than minor. The proposal provides an appropriate use of the land and offers an
opportunity for a new residence to be constructed and which will assist the new

landowner in providing for their families’ well being.

4.0 OPERATIVE DISTRICT PLAN — OBJECTIVES AND POLICIES

4.01 The following assessment of objectives and policies focus on the relevant subdivision
considerations particularly as the subdivision proposal creates the landuse breaches of
the plan. The assessment of effects has covered the specific matters in more detail but
as stated. Selected objectives and policies from the Rural Living Zone have also been

included.

4.02 With the application having Non-Complying components, the presumption is that the
proposal may be contrary to objectives and policies which apply to the site. The following
considerations will provide commentary and details as to how the proposal is generally
consistent with key objectives and policies for the Subdivision chapter. The following

Objectives and Policies are considered to be the most relevant to the application.
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SUBDIVISION
13.3 OBJECTIVES

13.3.1 To provide for the subdivision of land in such a way as will be consistent with
the purpose of the various zones in the Plan, and will promote the sustainable
management of the natural and physical resources of the District, including
airports and roads and the social, economic and cultural well being of people
and communities.

13.3.2 To ensure that subdivision of land is appropriate and is carried out in a manner
that does not compromise the life-supporting capacity of air, water, soil or
ecosystems, and that any actual or potential adverse effects on the
environment which result directly from subdivision, including reverse sensitivity
effects and the creation or acceleration of natural hazards, are avoided,
remedied or mitigated.

13.3.5 To ensure that all new subdivisions provide a reticulated water supply and/or
on-site water storage and include storm water management sufficient to meet
the needs of the activities that will establish all year round.

13.3.8 To ensure that all new subdivision provides an electricity supply sufficient to
meet the needs of the activities that will establish on the new lots created.

13.3.9 To ensure, to the greatest extent possible, that all new subdivision supports
energy efficient design through appropriate site layout and orientation in order
to maximise the ability to provide light, heating, ventilation and cooling through
passive design strategies for any buildings developed on the site(s).

13.3.10 To ensure that the design of all new subdivision promotes efficient provision of
infrastructure, including access to alternative transport options,
communications and local services.

13.4 POLICIES

13.4.1 That the sizes, dimensions and distribution of allotments created through the
subdivision process be determined with regard to the potential effects including
cumulative effects, of the use of those allotments on:

(d) amenity values;

(g) existing land uses.

13.4.2 That standards be imposed upon the subdivision of land to require safe and
effective vehicular and pedestrian access to new properties.

13.4.5 That access to, and servicing of, the new allotments be provided for in such a
way as will avoid, remedy or mitigate any adverse effects on neighbouring
property, public roads (including State Highways), and the natural and physical
resources of the site caused by silt runoff, traffic, excavation and filling and
removal of vegetation.

13.4.13 Subdivision, use and development shall preserve and where possible enhance,
restore and rehabilitate the character of the applicable zone in regards to s6
matters. In addition subdivision, use and development shall avoid adverse effects
as far as practicable by using techniques including:

(b) minimising the visual impact of buildings, development, and associated
vegetation clearance and earthworks, particularly as seen from public land
and the coastal marine area;

(e) providing planting of indigenous vegetation in a way that links existing
habitats of indigenous fauna and provides the opportunity for the extension,
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enhancement or creation of habitats for indigenous fauna, including
mechanisms to exclude pests;

(g) achieving hydraulic neutrality and ensuring that natural hazards will not be
exacerbated or induced through the siting and design of buildings and
development.

13.4.14 That the objectives and policies of the applicable environment and zone and
relevant parts of Part 3 of the Plan will be taken into account when considering
the intensity, design and layout of any subdivision.

13.4.15 That conditions be imposed upon the design of subdivision of land to require
that the layout and orientation of all new lots and building platforms created
include, as appropriate, provisions for achieving the following:

(a) development of energy efficient buildings and structures;
(e) domestic or community renewable electricity generation and renewable
energy use.

RURAL LIVING ZONE
OBJECTIVES

8.7.3.1 To achieve a style of development on the urban periphery where the effects of
the different types of development are compatible.

8.7.3.2 To provide for low density residential development on the urban periphery,
where more intense development would result in adverse effects on the rural
and natural environment.

POLICIES

8.7.4.1 That a transition between residential and rural zones is achieved where the
effects of activities in the different areas are managed to ensure compatibility.

8.7.4.2 That the Rural Living Zone be applied to areas where existing subdivision
patterns have led to a semi-urban character but where more intensive
subdivision would result in adverse effects on the rural and natural
environment.

8.7.4.3 That residential activities have sufficient land associated with each household
unit to provide for outdoor space, and where a reticulated sewerage system is
not provided, sufficient land for onsite effluent disposal.

8.7.4.4 That no limits be placed on the types of housing and forms of accommodation
in the Rural Living Zone, in recognition of the diverse needs of the community.

8.7.4.7 That provision be made for ensuring that sites, and the buildings and activities
which may locate on those sites, have adequate access to sunlight and
daylight.

8.7.4.9 That activities with effects on amenity values greater than a single residential
unit could be expected to have, be controlled so as to avoid, remedy or mitigate
those adverse effects on adjacent activities.

8.7.4.10 That provision be made to ensure a reasonable level of privacy for inhabitants
of buildings on adjoining sites.

COMMENTARY ON OBJECTIVES AND POLICIES
4.03 As previously noted, the proposed allotment configuration does not comply with the lot

size requirements and is non-complying. It is however contended that despite this lot
size infringement that the relevant objectives and policies are not conflicted with. The
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assessment of effects provides the detailed assessment based on the relevant
assessment criteria and it is concluded that effects are less than minor.

Similarly, the landuse components relate to the reduced lot size and seek to ensure that
a reasonable dwelling could be constructed without compromising the intent of the zone.
The respective 27% impermeable surfaces allowance sought for existing development
on proposed Lot 1 and 18% on proposed Lot 2 is more a feature of the extensive
driveway which exists on proposed Lot 1. Building coverage for each lot shall be 15%
which is the Restricted Discretionary threshold. This is still well below the 50% that could
be expected within a standard residential zone and this is considered to be an
appropriate level for consideration. It is further noted that as a controlled activity that up
to 20% could be proposed which would be granted consent by Council.

The detailed objectives and policies are not considered to be conflicted with, and the
conclusions are reinforced by the key outcomes sought and delivered by the application.
Itis further contended that the overall Riverview area is only zoned Rural Living because
the required infrastructure is not available such as reticulated wastewater and the
provision for greater stormwater management from more intensive development. The
area includes many urban features including a primary school, footpaths, and residential
vehicle speed limits.

As a general observation, the area is considered to be residential in nature and that the
level of proposed development is not inconsistent with this premise. It is further
considered that with the proposed lots being at or just under 3000m? in size and with
impermeable surfaces capped at 27% and 18% respectively, that this is not
compromising or conflicting with the intensity expected within the Rural Living zone. Past
decisions for similar sized properties endorse this conclusion as well as the existing lots
far smaller than those proposed under this application. The effects of the proposal are
mitigated and effects concluded as being less than minor.

The proposed subdivision is considered to be generally consistent with the immediate
area and beyond and also satisfies the intent of the plan.

The proposed subdivision will create an opportunity for an additional dwelling to be
established. The creation of the additional lot will contribute to the new lot owners social
and economic well-being.

PROPOSED FAR NORTH DISTRICT PLAN

The proposed district plan has called for submissions and further submissions and
Council is now holding hearings with reports and recommendations provided for
consideration. The subdivision rules for the Rural Residential do not apply to the
application at this point in time. The development is however within the Kerikeri Heritage
Overlay — Part B which directs applicants to consult with tangata whenua, Department
of Conservation and Heritage New Zealand. The applicant has undertaken this
consultation and with respect to possible conditions of consent it was agreed that the
Accidental discovery Protocol apply for any onsite development.

With development on these sites likely to trigger consenting requirements on this aspect
(assuming these provisions remain in place in the plan review process) this is the most
appropriate means to address any concerns. The proposed lots are not located on the
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Stone Store basin side of the hilltop and while there are remnants of horticultural use to
the south of the site, there remains little evidence of horticultural use on adjoining sites
and the application site itself. There are no other rules which apply but it is still necessary
to consider the relevant Objectives and Policies due to the applications’ non-complying
activity status. The weighting generally afforded to the proposed district plan with this
status is minor.

Objectives and Policies

The objectives and policies for subdivision are noted as follows acknowledging that only
those which are considered to be relevant have been included.

SUBDIVISION OBJECTIVES
SUB-01 Subdivision results in the efficient use of land, which:

a. Achieves the objectives of each relevant zone, overlays and district wide provisions;

b. Contributes to the local character and sense of place;

c. Avoids reverse sensitivity issues that would prevent or adversely affect activities
already established on land from continuing to operate;

d. Avoids land use patterns which would prevent land from achieving the objectives
and policies of the zone in which it is located;

e. Does not increase the risk from natural hazards or risks are mitigated and existing
risks reduced;

f. Manages adverse effects on the environment.

SUB-02 Subdivision provides for the:

a. Protection of highly productive land; and

b. Protection, restoration or enhancement of Outstanding Natural Features,
Outstanding Natural Landscapes, Natural Character of the Coastal Environment,
Areas of High Natural Character, Outstanding Natural Character, wetland, lake and
river margins, Significant Natural Areas, Sites and Areas of Significance to Maori,
and Historic Heritage.

SUBDIVISION POLICIES

SUB-P3 Provide for subdivision where it results in allotments that:

a. are consistent with the purpose, characteristics and qualities of the zone;

b. comply with the minimum allotment sizes for each zone;

c. have an adequate size and appropriate shape to contain a building platform; and
d. have legal and physical access.

SUB-P11 Manage 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:

a. consistency with the scale, density, design and character of the environment and
purpose of the zone;
b. the location, scale and design of buildings and structures;


https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/72
https://farnorth.isoplan.co.nz/eplan/rules/0/164/0/0/0/72
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c. the adequacy and capacity of available or programmed development
infrastructure to accommodate the proposed activity; or the capacity of the site to
cater for on-site infrastructure associated with the proposed activity;

d. managing natural hazards;

e. any adverse effects on areas with historic heritage and cultural values, natural
features and landscapes, natural character or indigenous biodiversity values; and

f. any historical, spiritual, or cultural association held by tangata whenua, with regard
to the matters set out in Policy TW-P6.

The key aspect for this application is that the level of residential intensity remains at a
low intensity level and does not detract from the intent of the zone. The Engineering
reports address all the onsite requirements. The matters for consideration remain
generally consistent with the Operative District Plan and there is several elements which
are broadly similar to the Proposed District Plan.

The applicant has (with the site being within a heritage overlay) consulted with tangata
whenua, Department of Conservation and Heritage New Zealand. All of these key
parties raised no concerns over the proposed subdivision.

The proposal is considered to be generally consistent with the relevant objectives and
policies of the Proposed Far North District Plan.

REGIONAL POLICY STATEMENT CONSIDERATIONS

The subdivision of land can be inconsistent with key objectives and policies of the
Northland Regional Policy Statement. In this instance, however, there are no matters of
relevance which need to be reviewed or considered.

PART 2 CONSIDERATIONS

The application does not conflict with any matter or consideration under Part 2 of the
Act. The proposal provides for the social and economic well-being of the district by
improving the environment and enabling appropriate development to be established all
while resulting and ensuring the potential effects of the proposal are less than minor.

It is therefore contended that the proposed subdivision is appropriate and consistent
with the purpose of the Act.

NOTIFICATION ASSESSMENT S95A TO 95G OF THE ACT

Sections 95A to 95G require Council to follow specific steps in determining whether to
notify an application. In considering the conclusions findings within this report are relied

upon.

Public Notification section 95A

Step 1
Mandatory public notification in certain circumstances

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

The applicant has not requested public notification and none of the remaining matters
as described are applicable.

Step 2 Public Notification precluded in certain circumstances

The criteria for step 2 are as follows:

(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:

() a controlled activity:

(i) a restricted discretionary or discretionary activity, but only if the activity is a
subdivision of land or a residential activity:

(i) a restricted discretionary, discretionary, or non-complying activity, but only if
the activity is a boundary activity:

(iv) a prescribed activity (see section 360H(1)(a)(i)).

The subdivision itself is non-complying in terms of lot size. The landuse components are
discretionary. Neither element is precluded from public naotification.

Step 3 — Public Notification required in certain circumstances

The criteria for Step 3 are as follows:

(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.

The NES Regulation (contaminated land) is relevant with a PSI completed for the site
given some historical use of the site for horticultural purposes with an old orchard
formally on the site. The PSI concludes that there is no risk to human health from the
change in use of the land.

The effects from the proposed subdivision on the wider environment are considered to
be less than minor as concluded within earlier sections of this report. The lot size
although marginally below the discretionary threshold and assessed as non-complying
is not inconsistent with lots sizes within the wider Riverview area.

The lot size as proposed could be viewed as being around the median size for the area.
The proposal offers additional housing in a large lot residential location.


http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2416411#DLM2416411
http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM7234104#DLM7234104
http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM7471384#DLM7471384
http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2416412#DLM2416412
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The potential effects from an additional dwelling on the wider environment are concluded
as being less than minor.

Affected Persons Assessment — Limited Notification Section 95B

If the application is not required to be publicly notified, a Council must follow the steps
of section 95B to determine whether to limited notify the application.

Step 1: certain affected groups and affected persons must be notified

(2) Determine whether there are any—
(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).

There are no protected customary rights or customary marine titles which apply to the
application site.

Step 2: if not required by step 1, limited notification precluded in certain circumstances

The criteria for step 2 are as follows:

(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 resource consent for either or both of the following, but no
other, activities:

() a controlled activity that requires consent under a district plan (other than a
subdivision of land):
(i) a prescribed activity (see section 360H(1)(a)(ii)).

The application is not precluded from Limited Notification as neither of the exemptions
as described above apply to the application.

Step 3: if not precluded by step 2, certain other affected persons must be notified

(7) Determine whether, in accordance with section 95E, the following persons are
affected persons:
(a) in the case of a boundary activity, an owner of an allotment with an infringed
boundary; and
(b) in the case of any activity prescribed under section 360H(1)(b), a prescribed
person in respect of the proposed activity.

The proposal is not considered to result in adverse effects on the immediate neighbours
who are screened from the development or will remain unaffected. The potential
development of the site does not impinge on boundary related rules which would likely
impact on the neighbours in a minor or more than minor way. The proposal is noted as
being not dissimilar to other sites within the area.

With respect to mitigation measures it is contended that additional built form could be
constructed on the site to provide additional buildings for the existing residence. This


http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM7471384#DLM7471384
http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2416413#DLM2416413
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would have a similar effect to any additional dwelling on existing residencies which
surround the site. The effects are concluded as being less than minor.

With the site being within the Kerikeri Heritage Overlay — Part B, there are rules which
have immediate legal effect. The proposed plan directs an applicant within these overlay
areas to consult with tangata whenua — Ngati Rehia, the Department of Conservation,
and Heritage New Zealand. Consultation was undertaken by the applicant with these
entities and no concerns were raised in this consultative process. The only requirement
from both Ilwi and Heritage New Zealand was to impose an Accidental Discovery
Protocol which could be simply an Advice Note on the decision.

The matters or protection of the basin from inappropriate development does not apply
as the site is not visible to the Stone Store Basin or Kororipo Pa. Furthermore, there is
no remnant horticultural use present on the site orimmediately adjacent to the site. While
these horticultural elements may have been present in the past, there is no current
evidence on site.

There are no other persons deemed to be potentially affected by the proposed
development.

Notification Assessment Conclusion

Pursuant to sections 95A to 95G it is recommended that the Council determine that the
application can be processed non-notified for the following reasons:

e In accordance with section 95A, public notification is not required, and in particular
the adverse effects on the wider environment are considered to be less than minor;

e In accordance with section 95B, written approvals have not been sought as based
on the matters of particular concern, the effects are less than minor and therefore
no persons are considered to be affected persons; and,

e Inaccordance with section 95A(9) and 95B(10), there are no special circumstances
to require public or limited notification.

S104D (GATEWAY TEST) ASSESSMENT

Section 104D identifies particular restrictions for non-complying activities and also
details the circumstances in which Council can approve an application notwithstanding
its non-complying status. The provision has the following requirements:

(1) Despite any decision made for the purpose of notification in relation to adverse
effects, a consent authority may grant a resource consent for a non-complying
activity only if it is satisfied that either—

(a) the adverse effects of the activity on the environment (other than any effect to
which section 104(3)(a)(ii)applies) will be minor; or
(b) the application is for an activity that will not be contrary to the objectives and
policies of—
(i) the relevant plan, if there is a plan but no proposed plan in respect of the
activity; or
(i) the relevant proposed plan, if there is a proposed plan but no relevant plan
in respect of the activity; or
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(ii) both the relevant plan and the relevant proposed plan, if there is both a
plan and a proposed plan in respect of the activity.

It is considered that the proposed subdivision and the development thereafter does not
create adverse effects on the environment that are minor or more than minor. In
considering effects the potential effects have been addressed and while no specific
mitigation measures are offered there are several options available such as additional
landscaping, should Council consider that the current levels are insufficient.

There are positive effects with an additional property available for an area with known
housing shortages. The additional residential unit would not detract from the surrounding
environment and is less intensive than some sites within close proximity to the
application site.

It is further considered that the proposed subdivision is not contrary to the Objectives
and Policies of the Plan or those relevant higher order documents. Particular attention
was made to the subdivision provisions and those related to the Outstanding Landscape
notation.

In reaching this conclusion, it is considered that the proposal meets both limbs of the
test and therefore the thresholds of s104D of the Act, and that the Council can therefore
grant the consent accordingly.

SUMMARY

The application site is zoned Rural Living and located within the Riverview area which
is essentially a residential area within the wider Kerikeri urban area. The proposal is a
non-complying subdivision seeking consent to create one additional lot. The relatively
restrictive stormwater (impermeable surfaces) and building coverage rules result in
landuse consents also being required for any development within the proposed lots. An
allowance of 27% and 18% is ought for the total impermeable surfaces under this
application with building coverage for both lots proposed to be capped at 15%.

In considering the character and amenity values of the area it is noted that the proposed
lot sizes are around the median size for the area with many lots well below the proposed
lot sizes and an equal number above.

Although the site is reticulated with potable water there is no reticulated wastewater.
There is a stormwater system capable of absorbing low density development with a
roadside drain assisting in this capacity. The Engineer’s report and the proposed design
addresses the additional impermeable surfaces and has mitigation measures designed
to ensure that stormwater leaving the site is at pre-development levels. A combination
of water storage tanks and soakage pits are proposed. Onsite wastewater treatment and
disposal can be readily achieved with the existing system on site required to be moved
to accommodate the new proposed lot boundaries.

Additional landscaping is not proposed for the reasons as detailed previously however
if this is considered by Council to be required, then it is recommended that any
landscaping be completed after the construction of any dwelling and the establishment
of outdoor living spaces. Depending on the eventual design and site layout there may
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well be landscaping completed as part of the design. This conclusion has been reached
based on a relatively inconsistent approach to boundary treatments within the area and
that there is essentially landscaping on all four of the property boundaries. In the wider
area there are some properties which are fully landscaped or screened while other use
hard boundary treatments such as solid fencing or masonry walls and other lots have
none at all. This mixed approach is reflective of the expectation of built form and the
modest densities which the rules apply to every site.

Access is achieved directly off Mission Road with a new access to be established for
proposed Lot 2 on the eastern end of the site. The plans provided indicate the general
location for the new access which will be designed and constructed to Council’s
Engineering standards. These requirements need to be conditioned as part of the
decision.

The impacts on the Kerikeri Heritage Overlay — Part B, is considered to be less than
minor following consultation with the key agencies involved in the considerations. This
aspect of the Proposed District Plan has immediate legal effect. No adverse effects were
considered to be relevant and no concerns raised by the identified key stakeholders.

The effects of this subdivision application have been assessed and concluded as being
less than minor. No persons are considered to be affected by the proposed subdivision.
The effects on the wider environment are considered to be less than minor with
appropriate mitigation measures proposed.

The proposal is not contrary to relevant objectives and policies of the Far North District
Plan, Far North Proposed District Plan or the Regional Policy Statement.

It is considered that the application can be approved under s104B and 104D of the Act
as the two limbs of the “gateway tests” have been met.

With respect to conditions of consent the applicant would appreciate sighting a draft set
of conditions for review and comment (if necessary).

Should you have any queries in respect to this application please contact me.

Yours faithfully

Wayne Smith

Zenith Planning Consultants Ltd
Principal | Director

BPlan | BSocSci | MNZPI
wayne@zenithplanning.co.nz

mob: +64 (0) 21 202 3898
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Executive Summary

Haigh Workman Limited was commissioned by the NJ and PJ Spooner Trust (the client) to undertake an engineering
assessment at 17 Mission Road, Kerikeri (the site). It is proposed to subdivide Lot 1 DP 71920 (5,905 m?) into two
Lots, proposed Lot 1 — 2,905 m? and Lot 2 — 3,000 m2. Proposed Lot 1 contains a dwelling and associated structures
and proposed Lot 2 is currently developed with fruit trees and gardens.

This report assesses suitable building platforms, earthworks, access, stormwater, and wastewater with specific
regard to Council subdivision rules. A proposed subdivision concept plan prepared by Spooner Architectural Limited
was made available to us at the time of writing this report.

The site is zoned ‘Rural Living’ under the Far North District Council District Plan.
Natural Hazards
The current site (Lot 1 DP 71920) is not subject to natural hazards.

Access

The site has a single existing crossing off Mission Road, consisting of a single width concrete driveway that becomes
gravel after the pedestrian footpath.

It is proposed that this existing crossing remain to service proposed Lot 1 and a new crossing be constructed off
Mission Road approximately 50m east of the existing crossing to service the proposed Lot 2 site. We consider that
the existing crossing and proposed new vehicle crossing are adequate to provide safe access to the proposed lots.

Earthworks

We have calculated volumes for earthworks required for subdivision development for a permitted activity, based on
the future site plans (yet to be confirmed) a resource consent may be required.

Geotechnical

At the time of future building development, specific geotechnical investigations are recommended to provide site
specific recommendations for foundation design.

Proposed Stormwater Management

Following subdivision, the expected impermeable surfaces for Lots 1 and 2 are 27% and 18% respectively. Lot 2 is
expected to comply with Far North District Council Controlled Activity criteria, whereas for Lot 1 the existing dwelling
and driveway result in a technical breach making the activity discretionary.

As part of the proposed subdivision, land-use consent is sought for 27% impermeable surfaces on proposed Lot 1
and 18% for proposed Lot 2.

To comply with the permitted activity rules of the Far North District Council District Plan and Regional Plan for
Northland, and the new Far North District Council Engineering Standards 2023. Attenuation shall be designed to 80%
of pre-development peak flow rate for the 2, 5 and 10-year events with no adjustment for climate change.
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For proposed Lot 1 a twin orifice 10,000L stormwater detention tank installed at time of subdivision will provide
attenuation back to 80% of the permitted activity.

For proposed Lot 2 we recommend a consent notice requiring a stormwater management report by a Chartered
Professional Engineering for the 2, 5 and 10-year events be submitted for the approval of Council at time of building.

Water Supply

There is an existing council water main running along the Mission Road site frontage. According to Far North District
Council GeoMaps, an existing water meter located at the existing entrance to 17 Mission Road services the current
property. It is recommended that an application is made to council to install one additional water meter in the road
reserve so that each lot has its own separate water meter. A separate water line will need to be run from the new
meter onto the proposed Lot 2 location to service the proposed future dwelling.

Fire hydrants are located along Mission Road including a hydrant along the road frontage of lot 2. The Available
Fireflow Assessment (Opus, July 2014) does not identify any issues with fire flow in this area, therefore it is expected
that adequate supply for firefighting is available.

Onsite Effluent Disposal

The existing house at 17 Mission Road / proposed Lot 1 has a septic tank north of the dwelling. The original dwelling
was built in the 1930’s and there is no building information available from that time. The location of the soakage pit
is most likely in close proximity to the septic tank, meaning it should be well contained within the proposed lot
boundaries. If it is required to demonstrate the location of the soakage pit, excavation would be required. An
example disposal and reserve area is shown for Lot 1, should it need replacement in the future.

A new wastewater system will be required for Lot 2 at time of building. Wastewater volumes have been estimated
on a three-bedroom dwelling with five occupants and wastewater generation of 825 litres per day. The soil type has
been assessed as AS/NZS Category 3 which can sustain a land loading rate of 4 mm / day. The disposal area of 206m?
and a 100 % reserve area has been allowed for subdivision allowances, totalling 412 m? for the proposed Lot 2 site.
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1 Introduction

1.1 Project Brief and Scope

Haigh Workman Ltd (Haigh Workman) were engaged by the NJ & PJ Spooner Trust (the client) to undertake an
Engineering Assessment of land at 17 Mission Road, Kerikeri (the site) in association with the proposed two lot
subdivision. It is proposed to subdivide the property (Lot 1 DP 71920) into two lots of similar size (Lot 1 — 2,905m?
and Lot 2 — 3,000m?). Proposed Lot 1 contains and existing dwelling and associated structures, Lot 2 is grassed with
fruit trees and other trees interspersed across the site, a dwelling is proposed on Lot 2.

This report assesses both lots for earthworks, access, stormwater, wastewater with specific regard to Far North
District Council (FNDC) subdivision rules. A proposed subdivision concept plan prepared by Spooner Architectural
Limited has been provided to Haigh Workman and is shown below in Figure 2 and is provided in Appendix A.

1.2 Limitations

This report has been prepared by Haigh Workman for the sole benefit of the NJ & PJ Spooner Trust (the client), with
respect to the brief outlined to us. This report is to be used by the client and their consultants and may be relied
upon by the FNDC when considering the application for the proposed subdivision and future development. 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 Limited.

It has been assumed in the production of this report that the site is to be subdivided and subsequently redeveloped
for low-rise residential end-use. At the time of writing the information available for proposed future development is
the proposed dwelling footprint planned for Lot 2 (see Figure 2 below for the Concept Plan). If the proposed footprint
or dwelling area is incorrect, then amendments to the recommendations made in this report may be required.

The comments and opinions presented in this report are based on the findings of the desk study and ground
conditions encountered a site visit performed by Haigh Workman. There may be other conditions prevailing on the
site which have not been revealed by this investigation and which have not been taken into account by this report.
Responsibility cannot be accepted for any conditions not revealed by this investigation. Any diagram or opinion on
the possible configuration of strata or other spatially variable features between or beyond investigation positions is
conjectural and given for guidance only.

1 24066



Engineering Assessment Report 24 066

HAIGH WORKMANE

Civil & Structural Engineers NJ & PJ Spooner Trust
2  Site Description and Proposed Development

2.1 Site Identification

Site Address: 17 Mission Road, Kerikeri
Legal Description: Lot 1 DP 71920
Area: 5,905 m?

in central Kerikeri.

Figure 1 below indicates the location of the site. The site is located in central Kerikeri.
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Figure 1: Site Location (Source: FNDC GeoMaps)

22 Site Description

The site covers an area of 5,905 m? and contains a single dwelling and associated structures including two garages,
implement shed and a swimming pool, the property is accessed is via a gravel driveway from Mission Road to the
north of the property. The balance of the property is covered in grass, interspersed with trees and fruit trees, the
eastern, western and southern boundaries are lined with shelterbelts. The site has a slight gradient sloping towards
the northeast and is bordered by rural residential properties.

23 Proposed Subdivision
The proposed subdivision comprises of two lots as follows:

Table 1: Proposed Lots

Lots Proposed End-use
Area
(m?)
Lot 1 2,905 Rural Living.
Lot 2 3,000 Rural Living.
3
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Figure 2: Proposed Subdivision Concept Plan (Source: Spooner Architectural Limited, dated 6 March 2024)

24 District Plan Zoning

The site is zoned as ‘Rural Living” under the FNDC Operative District Plan.

It is our understanding that the proposed subdivision is a ‘Restricted Discretionary Activity’.

Proposed Lot 1 contains an existing dwelling and associated structures, and no further development is planned for

this site at this stage. Lot 2 is currently undeveloped. As per 13.7.2.2 for Allotment Dimensions for ‘rural living’ zone,
the required minimum dimensions are 30m x 30m. This can be achieved within Lot 2.

3  Environmental Setting

3.1 Published Geology

Sources of Information:

e Institute of Geological & Nuclear Sciences (GNS) 1:250,000 Geological Map, and
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e New Zealand Mainland Sheet (NZMS) 290 Sheet P 04/05, 1: 100,000 scale, 1980: “Whangaroa- Kaikohe”
Soil.

The published geology shows the site to be underlain by the Kerikeri Volcanic Group which are basalt lava flows,
volcanic plugs and minor tuff.

An extract of the geological map is shown in Error! Reference source not found. below, with geological units
provided.

Name: Kerikeri Volcanic Group Late Miocene basalt of Kaikohe - Bay of Islands Volcanic Field
Simple name: Neogene igneous rocks
Main rock name: basalt
Stratigraphic age: IMi, Pl
Description: Basalt lava, volcanic plugs and minor tuff.
Subsidiary rocks: basanite
. 1 Key group: Kerikeri Volcanic Group
Figure 3 — GNS GeOlOgiCGI Map (1 :250, 000) Stratigraphic lexicon name: Kerikeri Volcanic Group
Terrane equivalent: Kaikohe-Bay of Islands Volcanic Field
Absolute age (Myr min): 1.79900002
Absolute age (Myr max): 9.69900036
Rock group: basalt
Rock class: mafic extrusive
Code: IMilPl.bas

Geological history: Late Miocene to Pliocene

Reference to the NZMS soils map in Figure 4 below, indicates the site is underlain by Kerikeri friable clay. The soils
are typically described as ‘well to moderately drained’.
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7

Figure 4 — NZMS 290 Sheet P 04/05 Map

3.2 Surface Water Features and Flooding

An examination of published environmental data relating to the site from FNDC and Northland Regional Council
(NRC) online GIS databases is presented below.

The site does not lie within any mapped river or coastal flood hazards, as provided in Figure 5 below.
A summary of available information pertaining to hydrology and hydrogeology is presented in Table 2 below.

Table 2: Surface Water Features & Flooding

Presence / Location Comments

Groundwater sources -
. . . There are no bores located
including springs / wells

(within 200 m) nearby.

Surface Water Features None -
(Ponds, Lakes, etc.)

An unnamed watercourse is located to
the north of the site. At its closest point
it is approximately 120m from the site
with approximately 10m elevation
difference.

Approximately 120m north of

Watercourses (within 500 m) the site.
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Figure 5 — Mapped Flood Zones (Source: Northland Regional Council GIS WebS/te)

33 Natural

Under Section 2 of the Resource Management Act (RMA) 1991, natural hazard means any atmospheric or earth or
water related occurrence (including earthquake, tsunami, erosion, volcanic and geothermal activity, landslip,
subsidence, sedimentation, wind, drought, fire, or flooding) the action of which adversely affects or may adversely

Hazards

affect human life, property, or other aspects of the environment.

Natural hazards listed in Section 71(3) of the Building Act 2004 include: erosion, falling debris, subsidence, inundation
or slippage. We assess the susceptibility of the proposed Lot 2 building platform to these potential hazards in Table

3 below.
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Table 3: Natural Hazards.
Natural Hazard Risk

Erosion (including coastal erosion, bank erosion,

. Nil.
and sheet erosion)

Falling debris (including soil, rock, snow, and ice) | Nil.

Subsidence (vertical settlement) Nil.
Inundation (including flooding, overland flow,

. . Nil.
storm surge, tidal effects, and ponding)
Slippage Nil.

The nominated building site does not contain any natural hazards that would warrant action under Section 71(1) of
the Building Act 2004. There is no significant risk from natural hazards that would cause Section 106 of the Resource
Management Act to apply.

4 Access

4.1 Site Access

The site has a single existing crossing off Mission Road, consisting of a single width concrete driveway that becomes
gravel after the pedestrian footpath.

It is proposed that this existing crossing remain to service proposed Lot 1 and a new crossing be constructed off
Mission Road approximately 50m east of the existing crossing to service the proposed Lot 2 site. We consider that
the existing crossing and proposed new vehicle crossing are adequate to provide safe access to the proposed lots.

4.2 Mission Road, Kerikeri

Mission Road is classified as an access road according to the One Network Road Classification. Mission Road is a
unkerbed urban cross-section comprising an approximate 7m wide sealed carriageway, water table and culvert
drainage and a speed limit of 50 km/hr.
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Figure 7: Photograph of existing vehicle crossing adjoining to Mission Road
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Figure 8: Anticipated location of new vehicle crossing (east of existing site vehicle crossing).

4.3 Parking and Manoeuvring

Proposed Lot 1 contains an existing dwelling with more than 2 car parking spaces. The proposed Lot 2 concept design
(Figure 2 above) shows allowance for two vehicle parking spaces, as required in the District Plan.

5 Earthworks

51 Proposed Earthworks

As per District Plan Rule 12.3.6.1.2 excavation and / or filling in the Residential Zone is permitted, provided it does
not exceed 300 m3in any 12-month period per site and does not involve a continuous cut or filled face exceeding an
average of 1.5 min height over the length of the face i.e. the maximum permitted average cut and fill height may be
3m.

Under the District Plan earthworks cut and fill are added together whilst drainage is not included. The proposed
earthworks at the time of subdivision are associated with the new vehicle crossing and driveway, proposed dwelling,
stormwater and wastewater formation stormwater connection into FNDC’s stormwater network.

An estimation of earthworks volumes is shown in Table below. The calculation demonstrates that the proposed
earthworks will not breach permitted levels.

Table 4: Earthworks calculation (estimated)

Vol
Earthworks feature Area (m?) | Depth (m) (':31)1me
ExFavat|on for Qroposed future 280 0.1 28
driveway / parking area
Excav'atlon for proposed future 260 0.1 26
dwelling
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| TOTAL | 540 |- 54

5.2 National Environmental Standards

A combined Preliminary and Detailed Site Investigation has been completed by Haigh Workman (Ref. 24 066,
Preliminary and Detailed Site Investigation for Proposed Subdivision at 17 Mission Road, Kerikeri, 22 May 2024). It is
considered that the proposed subdivision and future development are covered under the National Environmental
Standards for Assessing and Managing Contaminants in Soil to Protect Human Health (NES-CS) Regulations.

The ‘piece of land’ for this investigation is the existing Lot which is 5,905m? which allows for 295.2m?3 soil disturbance
and 59m? soil removal (per year) as a Permitted Activity under the NES-CS.

The above volumes will be split between the proposed new lots (Lot 1 and Lot 2) on a proportional basis once
subdivision is completed.

6 Stormwater Management

6.1 Existing site drainage

Lot 1 has an existing dwelling and sheds. Roof runoff is connected to downpipes which discharge to the stormwater
drain located on Mission Road. The sheds have stormwater gutters that discharge to ground on the southern
boundary treeline. The open drains along the western and southern boundaries work as interception drains and
prevent surface water from entering the site.

Lot 2 has no existing stormwater network. Excess stormwater runoff not soaking into the ground will shed as sheet
flow via the natural contour in an easterly direction.
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Figure 9: Current stormwater network arrangement (Source: FNDC Water Services GIS service).

6.2 Regulatory framework

6.2.1 Operative Far North District Plan Provisions

The Site is zoned as ‘Rural Living’. The relevant activity rules for impermeable surfaces are as follows:
Permitted Activity

8.6.5.1.5 STORMWATER MANAGEMENT

The maximum proportion of the gross site area covered by buildings and other impermeable surfaces shall be
12.5% or 3,000 m?, whichever is the lesser.

Controlled Activity

8.6.5.2.1 STORMWATER MANAGEMENT

The maximum proportion of the gross site area covered by buildings and other impermeable surfaces shall be
20% or 3,300 m?, whichever is the lesser.

Discretionary Activity
Exceeds the controlled activity maximum of 20% or 3,300 m2, whichever is lesser

8.6.5.4 DISCRETIONARY ACTIVITIES

Does not comply with one or more of the other standards for permitted, controlled restricted discretionary
activities in this zone as set under Rule 8.6.5.2.1.
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It is intended that the proposed stormwater management system complies with the rule for a Controlled Activity
subdivision, Rules 13.7.3.4 STORMWATER DISPOSAL. The essential element of Rule 13.7.3.4 is:

(a) All allotments shall be provided, within their net area, with a means for the disposal of collected stormwater from
the roof of all potential or existing buildings and from all impervious surfaces, in such a way so as to avoid or mitigate
any adverse effects of stormwater runoff on receiving environments, including downstream properties. This shall be
done for a rainfall event with a 10% Annual Exceedance Probability (AEP).

6.2.2 Regional Plan for Northland

The Regional Plan for Northland (operative in part, dated 13 October 2023) is now operative in respect of
stormwater discharge rules.

Proposed Rule C.6.4.2 provides for the diversion and discharge of stormwater from outside a public stormwater
network 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.

Stormwater from the site is proposed to be disposed of within the boundaries of each respective lot.

The proposed stormwater management will comply with Rule C.6.4.2.

6.2.3 Council Engineering Standards 2023

The FNDC Engineering Standards were recently updated (May 2023) and Council is encouraging their use. The
pertinent sections relating to stormwater management are:

Chapter 4: Stormwater and Drainage

4.1.3 Performance Standards

e. The primary stormwater system shall be capable of conveying 10% AEP design storm events without
surcharge (see Section 4.3.9 Hydrological Design Criteria).

4.1.6. Managing Effects of Land Use on Receiving Environments

Hydrological balance can be partly maintained by limiting the maximum rate of discharge and peak flood
levels for post-development to that at pre-development levels and enabling infiltration to minimise impacts
on base flow and ground water recharge.

Peak flow management can be achieved using detention storage, utilizing extended duration, for the duration
of a limited peak flow event. Therefore, in the absence of more detailed assessment of stream stability, the
discharges from detention devices into a stormwater network shall be constrained to 80% of pre-
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development peak flow rate. These constraints may be relaxed, subject to detailed assessments and

hydrological/hydraulic modelling of the catchment being provided.

4.2.1. Discharge into a Stream or Watercourse
All new and existing discharges to an existing FNDC owned and / or maintained watercourse(s) located within

approximately 500m require specific approval from the Stormwater Manager before proceeding with design

details and, if approved, FNDC shall apply appropriate conditions to the discharge.

4.3.8. System Design

Table 4-1: Minimum Design Summary

Current rainfall (i.e. not climate change adjusted) shall be used for the following:

¢ Determining pre-development stormwater runoff flows and volumes for use in combination with calculated

post development flows to determine stormwater treatment (quantity and quality) requirements.

Climate change adjusted rainfall shall be used for the following:
¢ Determining post-development stormwater runoff flows and volumes for stormwater infrastructure design.

Flood Control (1% AEP event). Detention required, limiting the post-development 1% AEP event flow rates to
80% of the pre-development 1% AEP event flow rates.

Flow attenuation (Attenuation of the 50% and 20% AEP events). Limit the post-development 50% and 20%
AEP event flow rates to 80% of the pre-development flows through controlled attenuation and release.
Typically, always required in the upper catchment and sometimes not required where development site is
located in proximity to the catchment outlet, discharging to a watercourse with sufficient network capacity,

and where flow attenuation may worsen flooding hazards due to relative timing of peak flows. This is subject

to assessment demonstrating no negative impacts would occur. If the proposed stormwater discharge is into
a tidal zone, then no attenuation is required.

6.2.3 Discussion

Although the existing impermeable surfaces on Lot 1 are a Discretionary activity in terms of the District Plan,
proposed stormwater management has been designed to comply with the permitted activity rules of the District Plan
and Regional Plan for Northland, and in compliance with FNDC Engineering Standards 2023. The site is less than 2ha
detailed reporting addressing stormwater disposal has been provided.

The site is 550m from the tidal Kerikeri Inlet and flooding mapping shows no flooding downstream of the site. To
comply with the District Plan and Regional Plan for Northland, the appropriate return event to design stormwater
attenuation back to predevelopment levels is the 10-year.

To comply with the new FNDC Engineering Standards 2023, attenuation shall be designed to 80% of pre-development
peak flow rate (for the permitted activity) for the 2, 5 and 10-year events with no adjustment for climate change.

When applying the 80% of pre-development, we take this to apply to that area of the site covered by impermeable
surfaces.

Residential development is not generally considered to create a long-term impact on water quality. For this
development, the nominated building platforms will be surrounded by grass surfaces providing a buffer to run-off,
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trapping contaminants and sediments. Stormwater run-off from roof tank overflow will be clean rainwater and run-
off from driveways will drain via open drains and flow paths.

Existing and Proposed Development

In relation to existing development we interpret the requirements of the District Plan given at the end of
Subdivision Rule 13.7.2.1 which states:

'Provided that any existing development on any new lot in the subdivision must comply with all of the relevant
zone rules and the rules in Part 3 of the Plan - District Wide Provisions for permitted or controlled activities.'

Accordingly, if existing development within a new lot area breaches any permitted or controlled activity rule, land-
use consent will be required for that breach as part of the subdivision consent application.

Similarly, building coverage and driveways / yarding of any existing development on a particular lot for which
building consent has been granted may also be considered approved and exempted from the stormwater neutrality
calculations.

6.3 Impermeable surfaces coverage

Estimated future surface coverage of the site is calculated as follows:

Table 5: Expected Future Impermeable Surfaces Coverage (estimated)

Existing Future (Proposed) Total
Proposed Area Impermeable | Coverage -
Lot (m?) . . Surface (%) Activity
Structures Driveways Other | Structures Driveways ) g
(m2) (m?) (m2) | (m2) (m?) (m?)
Lot 1 2,905 335 375 71 - - 781 27% Discretionary
Lot 2 3,000 - - - 260 280 540 18% Controlled

As detailed above, the expected impermeable surfaces calculation for Lots 1 and 2 are 27% and 18% respectively. Lot
2 is expected to comply with FNDC Controlled Activity criteria, Lot 1 contains an existing dwelling and driveway, as a
result of the reduction in lot area the percentage of impermeable surfaces will increase to 27% and has become a
discretionary activity.

As part of the proposed subdivision, a land-use consent is sought for 27% impermeable surfaces on proposed Lot 1
which is largely a technical breach due to the property currently being 12% (based on current property area of
5,905m?), increasing to 27% due to the property being proposed for subdivision and area decrease to 2,905m?.

Lot 2 requires land-use consent for 18%.

6.4 Proposed stormwater management

Stormwater neutrality shall be provided for the 2, 5 and 10-yr. events. For proposed Lot 1 where the existing
consented development results in a technical breach, runoff will be attenuation to that allowed by the permitted
activity rule, further reduced to 80%. For proposed Lot 2 it is recommended that stormwater runoff for future
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development be attenuated back to 80% of pre-development (i.e. vacant section) by way of a consent notice
requiring a stormwater management plan at Building Consent stage.

Stormwater flow rates have been calculated using the rational method with run-off coefficients specified in the FNDC
Engineering Standards 2023 and historical rainfall data from HIRDS?!

It is proposed that stormwater runoff from the roof surface of the existing dwelling be collected via dedicated
attenuation water tank before being discharged to the existing roadside stormwater open drain.

6.4.1 Proposed Lot 1

Table 6: Lot 1 existing development
Component Area (m?)
Driveway & parking (gravel) 375.0
Existing dwelling roof 192.0
Sheds 143.0
Swimming pool 26.0
Swimming pool surround (pavers) 45.0
Grass 2124.0
Total imp. 781.0
Site Area 2,905.0
% Coverage 26.9%

Table 7: Runoff coefficients

Surface Runoff coefficient, C
Roof 0.96

Driveway / parking area (gravel) 0.96

Swimming Pool 1.0

Pavers surrounding swimming pool | 0.96

Grass Cover 0.59
The minimum time of concentration of 10 minutes is adopted.

Adopting rational formula:

Q=CIlA
3600
Where:
Q = run-off (litres / second)
C = run-off coefficient (unitless)
| = rainfall intensity (mm / hour)
A = catchment area (m?)

We calculate the following runoff for the proposed Lot 1 development that includes existing dwelling and structures,
using the rational method.

! National Institute of Water and Atmospheric Research, High Intensity Rainfall Design System (HIRDS).
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Table 8: Lot 1 runoff existing development

Component Area C i2 Q2 i5 Q5 i10 Q10
m? mm/hr L/s mm/hr L/s mm/hr L/s
Driveway & parking (gravel) 375.0 | 0.96 66 6.6 85.8 8.6 100.2 10.0
Existing dwelling roof 192.0 | 0.96 66 3.4 85.8 4.4 100.2 5.1
Sheds 143.0| 0.96 66 2.5 85.8 3.3 100.2 3.8
Swimming pool 26.0 | 1.00 66 0.5 85.8 0.6 100.2 0.7

Swimming pool surround
(pavers) 450 | 0.96 66 0.8 85.8 1.0 100.2 1.2
Grass 21240 | 0.59 66 23.0 85.8 29.9 100.2 34.9
Total | 2905.0 36.7 47.8 55.8

Table 9: Permitted runoff (80% of predevelopment as per FNDC Engineering Standards 2023 - Cl. 4.1.6)

Area C i2 Q2 i5 Q5 i10 Q10

m2 mm/hr L/s mm/hr L/s mm/hr L/s

Permitted imp. 12.5% 363.0 | *0.96 66 6.4 85.8 8.3 100.2 9.7
80% pre-development 5.1 6.7 7.8
Balance grass 2,542.0 0.59 66 27.5 85.8 35.7 100.2 41.7
Total 2,905 32.6 42.4 49.5

Attenuation required 4.1 5.4 6.3

*C value based on aggregate of Lot 1 existing surfaces

As the runoff from the roof areas of the proposed development is greater than that of the excess runoff it is possible
to attenuate the stormwater via a roof water collection tank detention model.

The outlet from the detention tank will be piped to the roadside water table.
6.4.2 Hydraulic Neutrality

It is proposed to reduce run-off using a 2.16m diameter 10,000L above ground detention tank fitted with two outlet
control orifices. Our calculations show that by using a 25mm diameter orifice located at the base of the tank and a
second 15mm diameter orifice 1.59m below the top of the tank, peak runoff for the 2, 5 and 10yr. design storm
events will be attenuated. Detention tank (10,000L) details are provided in Appendix A.

A hydrograph with nested 50, 20 and 10% Annual Exceedance Probability (AEP) storm events from 10-minute to 360-
minute durations was created to simulate how the tank will function. This method will promote a conservative design
suited to a variety of storm lengths and is considered as the ‘design event’.

During a design event (intense 50, 20 and 10% AEP storms), the maximum storage depth will be 2.20m and the
required volume 9.20m3. Refer and flow and storage graphs, plus detention tank details appended. The tank
effectively drains out 1hr. after the end of the 6hr. rainfall event.
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6.4.3 Proposed Lot 2

Experience shows that stormwater neutrality for Lot 2 can be achieved in the same manner as Lot 1 using a roof
water collection detention tank. Should the ground based impermeable surfaces be greater in relation to the
buildings such that a roof water collection detention tank does not provide sufficient attenuation, then the ground
conditions are suitable and for an onsite soakage pit.

We recommend a consent notice for Lot 2 requiring a stormwater management plan by a chartered Professional
Engineer be submitted for the approval of Council at time of building development. The plan shall demonstrate
attenuation of site runoff back to pre-development levels for the 50, 20 and 10% AEP events.

6.4.4 Assessment Criteria

The proposed stormwater management system has been assessed in accordance with Rule 13.10.4 for discretionary

(subdivision) activities as follows:

Table 10: Far North District Plan — Subdivision Assessment Criteria (Section 13.10.4)

Stormwater Disposal Assessment Criteria

Comment

(a) Whether the application complies with any regional
rules relating to any water or discharge permits required
under the Act, and with any resource consent issued to
the District Council in relation to any urban drainage area
stormwater management plan or similar plan.

The proposed stormwater management complies with
both the ‘Proposed Regional Plan, permitted activity
rules.

(b) Whether the application complies with the provisions
of the Council's “Engineering Standards and

Guidelines” (2004) - Revised March 2009 (to be used in
conjunction with NZS 4404:2004).

The proposed stormwater management complies with
both the Council's “Engineering Standards and
Guidelines” (2004) - Revised March 2009, the new 2023
standards.

(c) Whether the application complies with the Far North
District Council Strategic Plan - Drainage.

The proposed stormwater management complies with
Far North District Council Strategic Plan - Drainage rules.

(d) The degree to which Low Impact Design principles
have been used to reduce site impermeability and to
retain natural permeable areas.

Low impact design in accordance with GDO1 is provided
for by the proposed attenuation. Grassed and landscaped
areas of the site will be preserved.

(e) The adequacy of the proposed means of disposing of
collected stormwater from the roof of all potential or
existing buildings and from all impervious surfaces.

Both lots will have stormwater attenuation with collected
stormwater being disposed to the Council stormwater
system on Mission Road.

(f) The adequacy of any proposed means for screening
out litter, the capture of chemical spillages, the
containment of contamination from roads and paved
areas, and of siltation.

Not applicable for residential development.

(g) The practicality of retaining open natural waterway
systems for stormwater disposal in preference to piped

No changes are proposed to the existing Council
stormwater system on Mission Road.
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or canal systems and adverse effects on existing
waterways.

(h) Whether there is sufficient capacity available in the
Council's outfall stormwater system to cater for increased
run-off from the proposed allotments.

Stormwater attenuation is proposed to limit runoff to no
more than existing/pre-development.

(i) Where an existing outfall is not capable of accepting
increased run-off, the adequacy of proposals and
solutions for disposing of run-off.

Stormwater attenuation is proposed to limit runoff to no
more than existing/pre-development

(j) The necessity to provide on-site retention basins to
contain surface run-off where the capacity of the outfall
is incapable of accepting flows, and where the outfall has
limited capacity, any need to restrict the rate of discharge
from the subdivision to the same rate of discharge that
existed on the land before the subdivision takes place.

Stormwater attenuation is proposed to limit runoff to no
more than existing/pre-development

(k) Any adverse effects of the proposed subdivision on
drainage to, or from, adjoining properties and mitigation
measures proposed to control any adverse effects.

No adjoining properties will be adversely affected by
stormwater discharges from the proposed subdivision.

(1) In accordance with sustainable management practices,
the importance of disposing of stormwater by way of
gravity pipelines. However, where topography dictates
that this is not possible, the adequacy of

proposed pumping stations put forward as a satisfactory
alternative.

No stormwater pumping is proposed.

(m) The extent to which it is proposed to fill contrary to
the natural fall of the country to obtain gravity outfall;
the practicality of obtaining easements through adjoining
owners' land to other outfall systems; and whether filling
or pumping may constitute a satisfactory alternative.

NA

(n) For stormwater pipes and open waterway systems,
the provision of appropriate easements in favour of
either the registered user or in the case of the Council,
easements in gross, to be shown on the survey plan for
the subdivision, including private connections passing
over other land protected by easements in favour of the
user.

NA

(o) Where an easement is defined as a line, being the
centre line of a pipe already laid, the effect of any
alteration of its size and the need to create a new
easement.

NA

(p) For any stormwater outfall pipeline through a reserve,
the prior consent of the Council, and the need for an
appropriate easement.

NA
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(q) The need for and extent of any financial contributions

required to be provided.

NA
to achieve the above matters.
(r) The need for a local purpose reserve to be set aside
and vested in the Council as a site for any public utility NA

When considering a discretionary activity application, the Council will have regard to the assessment criteria set out

under Chapter 11.

Table 11: Far North District Plan — Land-Use Consent Assessment Criteria (Section 11.3)

Criterion

Comment

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.

Additional runoff created through the formation of this
subdivision will be fully managed and attenuated back to
pre-development levels.

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

Stormwater control practices have been designed in
accordance with the TP10 (GD01) publication which
include design principles with low impact design such as
detention tanks.

(c) Any cumulative effects on total catchment
impermeability.

Run-off will be attenuated back to predevelopment levels
therefore there will be negligible impact on the total
catchment impermeability.

(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.

Existing flowpaths will not be affected by the
development, natural drainage patterns are not altered.

(e) The physical qualities of the soil type.

The soils represent good draining properties. Basalt is the
underlying rock type with Kerikeri friable clay overlaying
the site, described as well to moderately well drained.

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

None.

(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.

There is sufficient space on each lot for on-site
wastewater disposal.

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

Proposed impermeable surfaces are in keeping with
surrounding land use and necessary for the proposed
activity.

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

Lots are likely to be planted up when converted to
residential, which will assist with ground soakage.

(j) Any recognised standards promulgated by industry
groups.

NA

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

For Lot 1 stormwater will be attenuated back to the
permitted activity threshold, and for Lot 2 pre-
development levels.

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

Climate change has been factored into the stormwater
water management calculations.

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

NA
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7  Water Supply

71 Potable water supply

There is an existing council water main on Mission Road. According to FNDC Maps, an existing water meter located
at the existing entrance to 17 Mission Road services the current property. It is recommended that an application is
made to council to install one additional water meter in the road reserve so that each lot has its own separate water
meter. A separate water line will need to be run from the new meter onto the proposed Lot 2 location to service the
proposed future dwelling.

Blank Cap
3 Bore
Closed Vaive
1 Frerycram
~tace

Ko kohe Bese Seanon Cumber Ro

P e Vo n ADerdoned

PpeMen

Figure 9: Current water supply network arrangement (Source: FNDC Water Services GIS service).

7.2 Fire Fighting

New Zealand Standard PAS 4509:2008 is the accepted code of practise regarding firefighting water supply
requirements. To comply with the standard there shall be a hydrant within 135 m of the building that can provide at
least 12.5 L/s and a second hydrant available at 270 m which can also supply 12.5 L/s. There is one hydrant located
outside of lot 2 and a second 155 m to the west. Based upon review of the Available Fireflow Assessment (Opus, July
2014) there are no known issues with hydrant flow in this street.
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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. Exclusion areas and setback distances are provided in Table 9 of the Regional Plan for Northland

provided in Table 12 below.

Table 12: Exclusion areas and setback distances for onsite domestic wastewater systems (Source: Table 9 of the

Regional Plan for Northland)

Primary treated

Table 9: Exclusion areas and setback distances for on-site domestic wastewater systems

Secondary and
tertiary treated

Feature domestic type domestic type Greywater

wastewater

wastewater

Exclusion areas

5% annual 5% annual 5% annual
Floodplain exceedance exceedance exceedance

probability probability probability
Horizontal setback distances
Identified stormwater flow path (including a
formed road with kerb and channel, and o v— g —
water-table drain) that is down-slope of the
disposal area
River, lake, stream, pond, dam or natural i ahas iities —
wetland
Coastal marine area 20 metres 15 metres 15 metres
Existing water supply bore 20 metres 20 metres 20 metres
Property boundary 1.5 metres 1.5 metres 1.5 metres
Vertical setback distances
Winter groundwater table 1.2 metres 0.6 metres 0.6 metres

FNDC District Plan

The District Plan contains an additional rule relating to wastewater discharges to land:

e 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.
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8.2 Existing Wastewater System

The existing house at 17 Mission Road / proposed Lot 1 has a septic tank north of the dwelling. The original dwelling
was built in the 1930’s and there is no building information available from that time, however plans submitted for a
proposed extension to the building in 1978 show the position of the existing septic tank. No details are provided or
the soakage system, however wastewater systems built in that era comprised a deep pit filled with a truck load of
drainage aggregate. The location of the soakage pit is most likely in close proximity to the septic tank, meaning it
should be well contained within the proposed lot boundaries. If it is required to demonstrate the location of the
soakage pit, excavation would be required.

If the aforementioned system fails, a new wastewater treatment and disposal system may be required. The following
assesses the ability of the site to provide wastewater disposal on each lot that complies with current regulations.

8.3 Wastewater Assessment

Design Occupancy Rating

For the purpose of this assessment we have allowed for a three-bedroom dwelling with a five person occupancy.

Source of Water Supply

Water supply is reticulated community supply.

Design Flows

For the purposed of this assessment we have assumed households with standard water reduction fixtures in
accordance with table H2 of AS/NZS1547:2012. On this basis, the design household wastewater flow is 5 x 165 litres
/ day =925 litres per day.

Effluent Field Design Area

The soil type onsite is volcanic loam, described as Soil Category 3 (loams — moderately well drained) in accordance
with AS/NZS 1547. This soil type can be expected to sustain a land loading rate of 4mm / day. On this basis, the new
wastewater system discharging 1,080 litres / day would require 925 / 4 = 206 m? of disposal area.

Possible Effluent Field Locations

To ensure a suitable setback from boundaries and buildings, siting restrictions listed in Section 9.4 of this report will
need to be adhered to. In addition, effluent disposal systems will need to be cited to avoid surface runoff and natural
seepage from higher ground or protected by using interception drains. Ground slopes percentage where effluent
fields are likely to be placed is < 1%, as Lot 2 is near level.
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Dripper Irrigation

The sites are suitable for surface or sub-surface irrigation system. The design of the dripper field should be specified
as part of the building consent documentation.

Reserve Area

Regional Plan rules require a reserve area of 30% of the design area for secondary treatment. However, FNDC
requests a reserve area of 100% is available at the time of the subdivision. Indicative location for a 206 m2 design
effluent field plus 100 % reserve are indicated on Haigh Workman drawing 24 066 / 3.

8.4 Design for Treatment System

Treatment Plan Design Sizing

The secondary treatment plant will be decided by the new owner at the building consent stage when the position
and scale of the proposed future dwelling are known. 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:

e 20 g/m3-5-day biochemical oxygen demand (BODs), and

e 30 g/m3-total suspended solids (TSS).

Siting Requirements

Restrictions on siting secondary treatment plants are:
e |nvert level at inlet not less than 0.5m below floor level,
e Greater than 3m from any dwelling,
e Greater than 1.5m from any boundary, and
e Easily accessible for routine maintenance.

End of Report — Appendices to follow.
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Appendix A — Drawings

Drawing No. Title

24066/ 1 Proposed Subdivision Concept Plan (Spooner Architects Limited)
24066 /2 Detention Tank (10,000L) Details

24066/ 3 Effluent and Reserve Field Area (indicative)
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Appendix B — Stormwater Neutrality

24 066



I-IAIGH WORKMANE

Civil & Structural Engineers

2yr. Year Design Storm Attenuation

Engineering Assessment Report
17 Mission Road, Kerikeri

NJ & PJ Spooner Trust

Roof area: 335m?
Area of tank: 3.68m? (Dia. 2.17m)
Diameter of lower orifice: 25mm
Maximum attenuation required: 4.3L/s
Maximum attenuation provided: 4.1L/s
Maximum Storage Height: 1.585m
Maximum Storage Volume: 5.831m3
Stored depth after 7 hours: 8mm
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Roof area: 335m?
Area of tank: 3.68m? (Dia. 2.17m)
Diameter of lower orifice: 25mm
Diameter of upper orifice: 15mm
Higher orifice elevation: 1.585m
Maximum attenuation required: 5.41/s
Maximum attenuation provided: 5.5L/s
Maximum Storage Height: 2.066m
Maximum Storage Volume: 7.603m3
Stored depth after 7 hours: 24mm
Tank Outflow
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10yr. Year Design Storm Attenuation

Roof area: 335m2
Area of tank: 3.68m2 (Dia. 2.17m)
Diameter of lower orifice: 25mm
Diameter of upper orifice: 15mm
Higher orifice elevation: 1.585m
Maximum attenuation required: 6.4L/s
Maximum attenuation provided: 6.3L/s
Maximum Storage Height: 2.501m
Maximum Storage Volume: 9.203m3
Stored depth after 7 hours: 72mm
Tank Outflow
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Appendix C — Borehole Log
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LIGUID MANAGEMENT SOLUTIONS

BACK TO LIST

ENDURO Water Tank 10,000
Ltr - North Island

“ s s s s .
X

$3,192.00 ...,

DIAGRAM & SPECS DOWNLOADS FAQ

Code Description Capacity(l) Diameter(mm) Height(mm) Weight(kg) Manhole Dia(mm) Outlets(mm)

ENIQI00X ENDURC Water Tank 00 Ltr - North Island (53 ) > 15 X50mm
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Executive Summary

Haigh Workman Limited completed a desktop assessment and field investigation for the preparation of a
Preliminary and Detailed Site Investigation for the proposed subdivision and future residential development at 17
Mission Road, Kerikeri.

It is proposed that the site be subdivided into two separate lots (Lot 1 and Lot 2) for future rural residential use.
The dwelling and associated features on proposed Lot 1 are to remain as is (future redevelopment is not proposed
at the writing of this report) and Lot 2 be developed in the future with a residential dwelling and associated
structures with associated earthworks.

The assessment of available information and observations from our site walkover indicate that the following
Hazardous Activities and Industries List activities have, or potentially have, occurred at the site:

e Persistent pesticide bulk storage or use including sports turfs, market gardens, orchards, glasshouses or
spray sheds (Cat. A.10),

e Potential contamination from Asbestos / Asbestos Containing Materials in historical construction
materials (Cat. E.1), and

e Lead-based paint on historical structures (Cat. I).

Ten shallow soil samples were collected and analysed as two composite samples and four samples analysed as
individual samples, including one duplicate soil sample for Quality Assurance / Quality Control purposes.

Laboratory analytical results reported:

e All Metals concentrations were at or below applicable Human Health criteria (one sample for Metals
[Arsenic] was at the applicable Human Health criteria value),

e Metals concentrations were above Background Soil Concentrations in all soil samples analysed, and

e Organochlorine Pesticides concentrations were above laboratory Method Detection Limits in two soil
samples analysed.

A further five shallow soil samples were collected following the initial investigation and analysed for Metals. This
further sampling event was undertaken to delineate the extent of the elevated Metals (Arsenic) result to
determine if a possible nearby source area exceeding applicable Human Health criteria was / was not present.

Laboratory analytical results reported:

e All Metals concentrations were below applicable Human Health criteria, and
e Metals concentrations were above Background Soil Concentrations in all soil samples analysed.

Based on these findings:

e A Site Management Plan has been prepared for the site,
e Soil / fill material with concentrations above Background Levels is not considered as ‘Cleanfill’ for disposal
purposes:
o If soil / fill material exceeding Background Level criteria must be removed from site it is to be
disposed of at a facility licensed to accept such materials,
o Soil / fill material exceeding Background Level criteria could be retained and re-used on-site as a
sustainable option and to reduce disposal costs if suitable,
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e Any visual / olfactory evidence of contamination discovered during site works must be segregated and
analysed by a Suitably Qualified and Experienced Practitioner prior to disposal.

It is considered that the proposed subdivision and future development are covered under the National
Environmental Standard for Contaminants in Soils regulations. The National Environmental Standard for
Contaminants in Soils describes a ‘piece of land’ as the piece of land that has had, or currently has, or most likely
has had, activities listed on the Hazardous Activities and Industries List and soil disturbance is proposed.

The proposed subdivision is a Controlled Activity (9) under the National Environmental Standard for Contaminants
in Soils as this Preliminary Site Investigation / Detailed Site Investigation states the soil contamination is less than
the applicable standard in regulation 7.

The ‘piece of land’ for this investigation is the existing property which is 5,905m2, this allows for 295.2m3 soil
disturbance and 59m3 soil removal (per year) as a Permitted Activity under the National Environmental Standard
for Contaminants in Soils. The above volumes will be split between the created lots on a proportional basis once
subdivision is completed.

Our findings, conclusions and recommendations are detailed in the following report and appendices.
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