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1.0 THE PROPOSAL 

 

The applicant proposes to subdivide their property to create one additional 5.96ha lot, 

leaving balance Lot 2 of 31.904ha. The property is zoned Rural Production in the Operative 

District Plan and has frontage to Stanners Road, sealed Council road. The lots will have 

separate side by side entrances off public road.  

The proposed lots will not have access to any Council 3 waters reticulated services and will 

be reliant on on-site water supply; wastewater treatment and disposal; and stormwater 

management. A Site Suitability Report supports this application. 

A copy of the scheme plan(s) is attached in Appendix 1 and location map in Appendix 2. 

The Scheme Plan shows an Amalgamation Condition holding Lot 2 on the Scheme Plan with 

adjacent Lot 2 DP 568811. This carries over an existing amalgamation affecting the 

application site title, and will keep the amalgamation with the large balance allotment. 
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1.2 Scope of this Report 

This assessment and report accompanies the Resource Consent Application made by the 

applicant, and is provided in accordance with Section 88 and Schedule 4 of the Resource 

Management Act 1991. The application seeks consent to subdivide an existing site to create 

a total of two lots (one additional), as a discretionary activity.  

The information provided in this assessment and report is considered commensurate with the 

scale and intensity of the activity for which consent is being sought. Applicant details are 

contained within the Application Form 9. 

2.0 PROPERTY DETAILS 

Location:    201 Stanners Road, Kerikeri    

Legal description & RT’s: Lot 3 DP 551277 (& Lot 2 DP 586811); held in Record of 

Title 1117294, copy attached in Appendix 3.  

 

3.0 SITE DESCRIPTION  

3.1 Site Characteristics 

The site is zoned Rural Production in the Operative District Plan (ODP) and Horticulture in the 

Proposed District Plan (PDP). No resource features apply in either the ODP or PDP. The site is 

located on the west side of Stanners Road, approximately 2km from its intersection with State 

Highway 10.  

The site is currently in grazing with areas of vegetation at the rear north west and north east 

corners (mixed species, indigenous and exotic). The eastern (front) part of what is proposed 

Lot 1 features a row of gum trees, and road side screening vegetation.  

The site is gently rolling over the pasture land before dropping off downslope in the northwest 

corner. There is a central raceway from Stanners Road into the middle of the site.  

LUC maps show the site as containing LUC 3 & 4 soils (Far North Maps, Soil layer). This aspect is 

discussed in more detail later in this report. 

There are no features as mapped in the Regional Policy Statement for Northland, or the PDP, 

that affect the property. The property lies within a large area notated as potentially having 

kiwi present. 

The site is not subject to any flood hazard other than along the southern boundary of the 

balance lot. The land is not erosion prone.  

The Far North Maps’ Historic Site layer does not show any heritage or cultural features present 

on the site. 
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3.2 Legal Interests  

The property has an appurtenant right of way in Easement 776785.5, and is also subject to 

right of way, and electricity supply rights specified in that same instrument. The property is 

also subject to rights in gross in favour of Kerikeri Irrigation Company, via two existing 

instruments, Gazette Notice C073868.1 and Transfer 5505704.3.  

A part of the property is subject to an electricity right in gross in favour of Top Energy via 

Transfer C943017.5; and telecommunications right in gross in favour of Telecom NZ in 

C943017.6. That same part of the property is also subject to a right of way and a right to 

convey water, electricity and telecommunications in Easement Certificates D067843.5, 

D248257.5, and more recently imposed Easement Instrument 12670503.4.  

A number of previously imposed easements appurtenant to Lot 2 DP 586811 (part of 

application site), were cancelled via a s243(e) resolution 12670503.3.  

Consent Notice 12066030.2 was registered on the title in 2021, affecting Lot 2 DP 586811 only.  

Easements and instruments relevant to the subdivision form part of Appendix 3. Easements 

relevant to the subdivision are shown on the Scheme Plan(s) in Appendix 1. 

3.3 Consent History 

 

Building consent history shows only the one building consent – BP1149723, issued in 1981 for a 

haybarn.  

 

Subdivision consent history shows: 

 

RC 2000365-RMASUB, issued in 1999 for the creation of one additional lifestyle allotment, 

where the balance lot in that subdivision contains the majority of the application site; and 

RC 2200342-RMASUB, issued in February 2020 for the creation of two additional large lots, 

where the balance is now the application site.   

 

4.0 SCHEDULE 4 – INFORMATION REQUIRED IN AN APPLICATION 

Clauses 2 & 3: Information required in all applications 

(1) An application for a resource consent for an activity must include the following: 

(a) a description of the activity: 
. 
 

Refer Sections 1 and 5 of this Planning Report. 

(b) an assessment of the actual or 
potential effect on the environment of 
the activity: 

Refer to Section 6 of this Planning Report. 

(b) a description of the site at which the 
activity is to occur: 
 

Refer to Section 3 of this Planning Report. 

(c) the full name and address of each This information is contained in the Form 9 attached to the 
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owner or occupier of the site: 
 

application. 

(d) a description of any other activities 
that are part of the proposal to which 
the application relates: 
 

No other activities are part of the proposal. The application is 
for subdivision pursuant to the FNDC’s ODP.  

(e) a description of any other resource 
consents required for the proposal to 
which the application relates: 
 

None are required.  

(f) an assessment of the activity 
against the matters set out in Part 2: 

 

Refer to Section 7 of this Planning Report. 

(g) an assessment of the activity 
against any relevant provisions of a 
document referred to in section 
104(1)(b), including matters in Clause 
(2): 
 

(a) any relevant objectives, policies, or 

rules in a document; and 
(b) any relevant requirements, 
conditions, or permissions in any rules 
in a document; and 
(c) any other relevant requirements in a 
document (for example, in a national 
environmental standard or other 
regulations). 
 

Refer to Sections 5 and 7 of this Planning Report. 

(3) An application must also include any of the following that apply: 

(a) if any permitted activity is part of the 
proposal to which the application 
relates, a description of the permitted 
activity that demonstrates that it 
complies with the requirements, 
conditions, and permissions for the 
permitted activity (so that a resource 
consent is not required for that activity 
under section 87A(1)): 
 
(b) if the application is affected 
by section 124 or 165ZH(1)(c) (which 
relate to existing resource consents), 
an assessment of the value of the 
investment of the existing consent 
holder (for the purposes of section 
104(2A)): 
 
(c) if the activity is to occur in an area 
within the scope of a planning 
document prepared by a customary 
marine title group under section 85 of 
the Marine and Coastal Area (Takutai 
Moana) Act 2011, an assessment of 
the activity against any resource 
management matters set out in that 

Refer to section 5. 
 
 
 
 
 
 
 
 
 
There is no existing resource consent. Not applicable. 
 
 
 
 
 
 
 
The site is not within an area subject to a customary marine 
title group. Not applicable. 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM231904#DLM231904
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2414711#DLM2414711
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM235206#DLM235206
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM236097#DLM236097
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM3597401#DLM3597401
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planning document (for the purposes 
of section 104(2B)). 

 

(4) An application for a subdivision consent must also include information that adequately defines the 
following: 

(a) the position of all new boundaries: 
(b) the areas of all new allotments, 
unless the subdivision involves a cross 
lease, company lease, or unit plan: 
(c) the locations and areas of new 
reserves to be created, including any 
esplanade reserves and esplanade 
strips: 
(d) the locations and areas of any 
existing esplanade reserves, 
esplanade strips, and access strips: 
(e) the locations and areas of any part 
of the bed of a river or lake to be 
vested in a territorial authority 
under section 237A: 
(f) the locations and areas of any land 
within the coastal marine area (which is 
to become part of the common marine 
and coastal area under section 237A): 
(g) the locations and areas of land to 
be set aside as new roads. 

 

Refer to Scheme Plans in Appendix 1.  

 

Clause 6: Information required in assessment of environmental effects 

(1) An assessment of the activity’s effects on the environment must include the following information: 

(a) if it is likely that the activity will 
result in any significant adverse effect 
on the environment, a description of 
any possible alternative locations or 
methods for undertaking the activity: 
 

Refer to Section 6 of this planning report. The activity will not 
result in any significant adverse effect on the environment. 

(b) an assessment of the actual or 
potential effect on the environment of 
the activity: 

Refer to Section 6 of this planning report. 

(c) if the activity includes the use of 
hazardous installations, an assessment 
of any risks to the environment that are 
likely to arise from such use: 

 

Not applicable as the application does not involve hazardous 
installations. 

(d) if the activity includes the discharge 
of any contaminant, a description of— 

(i) the nature of the discharge and 
the sensitivity of the receiving 
environment to adverse effects; 
and 
(ii) any possible alternative 
methods of discharge, including 
discharge into any other receiving 
environment: 

The subdivision does not involve any discharge of 
contaminant. 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM237276#DLM237276
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM237276#DLM237276
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(e) a description of the mitigation 
measures (including safeguards and 
contingency plans where relevant) to 
be undertaken to help prevent or 
reduce the actual or potential effect: 
 

Refer to Section 6 of this planning report.  

(f) identification of the persons affected 
by the activity, any consultation 
undertaken, and any response to the 
views of any person consulted: 
 

Refer to Section 8 of this planning report. No affected persons 
have been identified. 

g) if the scale and significance of the 
activity’s effects are such that 
monitoring is required, a description of 
how and by whom the effects will be 
monitored if the activity is approved: 
 

No monitoring is required as the scale and significance of the 
effects do not warrant it. 

(h) if the activity will, or is likely to, have 
adverse effects that are more than 
minor on the exercise of a protected 
customary right, a description of 
possible alternative locations or 
methods for the exercise of the activity 
(unless written approval for the activity 
is given by the protected customary 
rights group). 

No protected customary right is affected.  

 

Clause 7: Matters that must be addressed by assessment of environmental effects (RMA) 

(1) An assessment of the activity’s effects on the environment must address the following matters: 

(a) any effect on those in the 
neighbourhood and, where relevant, 
the wider community, including any 
social, economic, or cultural effects: 

Refer to Sections 6 and 8 of this planning report and also to the 
assessment of objectives and policies in Section 7. 

 (b) any physical effect on the locality, 
including any landscape and visual 
effects: 

Refer to Section 6. The site has no high or outstanding 
landscape or natural character values.  

(c) any effect on ecosystems, including 
effects on plants or animals and any 
physical disturbance of habitats in the 
vicinity: 

Refer to Section 6. The subdivision has no effect on ecosystems 
or habitat. 

(d) any effect on natural and physical 
resources having aesthetic, 
recreational, scientific, historical, 
spiritual, or cultural value, or other 
special value, for present or future 
generations: 

Refer to Section 6. The site has no aesthetic, recreational, 
scientific, historical, spiritual or cultural values that I am aware of, 
that will be adversely affected by the act of subdividing.  

(e) any discharge of contaminants into 
the environment, including any 
unreasonable emission of noise, and 
options for the treatment and disposal 

The subdivision will not result in the discharge of contaminants, 
nor any unreasonable emission of noise. 
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of contaminants: 

(f) any risk to the neighbourhood, the 
wider community, or the environment 
through natural hazards or hazardous 
installations. 

The subdivision site is not subject to hazard. The proposal does 
not involve hazardous installations. 

 

5.0 ACTIVITY STATUS  

 

5.1 Operative District Plan 

The site is zoned Rural Production and has no resource features.   

Table 13.7.2.1: Minimum Lot Sizes 

 

 (i) RURAL PRODUCTION ZONE 

Controlled Activity Status (Refer 

also to 13.7.3) 

Restricted Discretionary Activity 

Status (Refer also to 13.8) 

Discretionary Activity Status 

(Refer also to 13.9) 

The minimum lot size is 20ha.  1. The minimum lot size is 12ha; 

or 

2. The minimum lot size is 12ha; 

or  

3. A maximum of 3 lots in any 

subdivision, provided that the 

minimum lot size is 4,000m2 and 

there is at least 1 lot in the 

subdivision with a minimum lot 

size of 4ha, and provided further 

that the subdivision is of sites 

which existed at or prior to 28 

April 2000, or which are 

amalgamated from titles existing 

at or prior to 28 April 2000; or  

4. A maximum of 5 lots in a 

subdivision (including the parent 

lot) where the minimum size of 

the lots is 2ha, and where the 

subdivision is created from a site 

that existed at or prior to 28 April 

2000;  

Option 5. N/A as the proposal 

does not utilise remaining rights. 

 

1. The minimum lot size is 4ha; or  

2. A maximum of 3 lots in any 

subdivision, provided that the 

minimum lot size is 2,000m² and 

there is at least 1 lot in the 

subdivision with a minimum size 

of 4ha, and provided further 

that the subdivision is of sites 

which existed at or prior to 28 

April 2000, or which are 

amalgamated from titles existing 

at or prior to 28 April 2000; or  

3. A subdivision in terms of a 

management plan as per Rule 

13.9.2 may be approved.  

Option 4 N/A  

 

The Title is younger than April 2000 and lots are 4ha in area or greater. The subdivision is 

therefore a discretionary subdivision activity. 

 

Other Rules: 

 

Zone Rules: 

 

The proposal does not result in any breaches of Rural Production Zone rules. The land in both 

lots is largely vacant apart from farm buildings, all but one of which are 10m or more from 
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any new proposed boundary. The exception is a small shed at the road frontage that is 

located where a proposed new boundary is to run. This shed is to be removed.  

 

District Wide Rules: 

 

Chapter 12.1 Landscapes and Natural Features does not apply as there is no landscape or 

natural feature overlay applying to the site. 

 

Chapter 12.2 Indigenous Flora and Fauna does not apply as no clearance of indigenous 

vegetation is proposed. 

 

Chapter 12.3 Soils and Minerals does not apply/ is complied with. No subdivision earthworks 

will be required other than minor works at the access. No earthworks internal to the lots will 

be required as part of subdivision site works. 

 

Chapter 12.4 Natural Hazards does not apply as the site is not subject to any coastal hazard 

as currently mapped in the Operative District Plan (the only hazards with rules). There are no 

areas of bush from which a 20m buffer is required.  

 

Rules in Chapters 12.5, 5A and 5B Heritage do not apply as the site contains no heritage 

values or sites, no notable trees, no Sites of Cultural Significance to Maori and no registered 

archaeological sites. The site is not within any Heritage Precinct. 

 

Chapter 12.7 Waterbodies does not apply as the subdivision does not include any buildings 

or other impermeable surfaces, nor on-site wastewater system, breaching the setback 

requirements specified in this chapter and there is no indigenous wetland within which works 

are being proposed.  

 

Chapter 12.8 Hazardous Substances does not apply as the activity being applied for is not a 

hazardous substances facility. 

 

Chapter 12.9 does not apply as the activity does not involve renewable energy. 

 

Chapter 14 Financial Contributions (esplanade reserve) is not relevant as there is no 

qualifying water body.  

 

Chapter 15.1 Traffic, Parking and Access 

 

Rules in Chapter 15.1.6A are not considered relevant to the proposal. This is because the 

traffic intensity rules apply to land use activities, not subdivisions. Similarly rules in Chapter 

15.1.6B (parking requirements) also relate to proposed land use activities, not subdivisions. 

Notwithstanding this, no breaches of either traffic intensity, or parking, rules have been 

identified.  
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Chapter 15.1.6C (access) is the only part of Chapter 15.1 relevant to a subdivision. I have not 

identified any breaches. Stanners Road is sealed council road, to the appropriate standard. 

Access into the subdivision can be formed to the required standard.  

 

In summary, I have not identified any land use breaches, and the subdivision remains a 

discretionary subdivision activity.  

 

5.2 Proposed District Plan 

The FNDC publicly notified its PDP on 27th July 2022. Whilst the majority of rules in the PDP will 

not have legal effect until such time as the FNDC publicly notifies its decisions on submissions, 

there are certain rules that have been identified in the PDP as having immediate legal effect 

and that may therefore need to be addressed in this application and may affect the 

category of activity under the Act. These include: 

Rules HS-R2, R5, R6 and R9 in regard to hazardous substances on scheduled sites or areas of 

significance to Maori, significant natural areas or a scheduled heritage resource.  

 

There are no scheduled sites or areas of significance to Maori, significant natural areas or any 

scheduled heritage resource on the site, therefore these rules are not relevant to the 

proposal. 

 

Heritage Area Overlays – N/A as none apply to the application site. 

 

Historic Heritage rules and Schedule 2 – N/A as the site does not have any identified 

(scheduled) historic heritage values. 

 

Notable Trees – N/A – no notable trees on the site. 

 

Sites and Areas of Significance to Maori – N/A – the site does not contain any site or area of 

significance to Maori. 

 

Ecosystems and Indigenous Biodiversity – Rules IB-R1 to R5 inclusive. 

 

No indigenous vegetation clearance is proposed.  

 

Subdivision (specific parts) – only subdivision provisions relating to land containing Significant 

Natural Area or Heritage Resources have immediate legal effect. The site contains no 

scheduled or mapped Significant Natural Areas or Heritage Resources.   

 

Activities on the surface of water – N/A as no such activities are proposed. 

 

Earthworks – Only some rules and standards have legal effect. These are Rules EW-R12 and 

R13 and related standards EW-S3 and ES-S5 respectively. EW-R12 and associated EW-S3 

relate to the requirement to abide by Accidental Discovery Protocol if carrying out 

earthworks and artefacts are discovered. EW-R13 and associated EW-S5 refer to operating 
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under appropriate Erosion and Sediment Control measures. The only earthworks required to 

give effect to the subdivision is the formation or upgrade of access to the boundary of the 

proposed new lots. This can be carried out in compliance with the above referenced 

rules/standards.  

 

Signs – N/A – signage does not form part of this application. 

 

Orongo Bay Zone – N/A as the site is not in Oronga Bay Zone. 

 

There are no zone rules in the PDP with immediate legal effect that affect the proposal’s 

activity status. 

 

6.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS 

6.1 Allotment Sizes and Dimensions 

The proposed lots are large and can easily accommodate 30m x 30m square building 

envelopes. They are suitable for residential development associated with rural and lifestyle 

activities. 

 

The Site Suitability Report in Appendix 5 confirms that the proposed 5.9ha lot is suitable for its 

intended use, in regard to onsite wastewater and stormwater. 

6.2 Natural and Other Hazards 

The site is not mapped as being subject to any hazard apart from along the southern 

boundary of the balance lot. Development on Lots 1 & 2 can occur well clear of this area. 

The Site Suitability Report confirms the site is not mapped as being susceptible to: 

 Landslide; 

 Erosion; 

 Coastal Hazard; or 

 Flooding.  

 

There was no evidence of unconsolidated fill, nor any soil contamination. Given the location 

of the site and its topography, there is no risk from: 

 Rock fall; 

 Deposition of alluvium; 

 Subsidence; 

 Fire risk. 

 

6.3 Water Supply 

There is no Council reticulated water supply available to the property and the Council can 

impose its standard requirement in regard to potable and fire fighting water supply for the 

lots. 
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6.4 Energy Supply & Telecommunications 

Power and phone is not a requirement for rural subdivision. Council can impose a consent 

notice advising future lot owners that the provision of power and telecoms to the lot 

boundaries was not a requirement of the subdivision and remains the responsibility of the lot 

owner. With power running along Stanners Road this will not be an issue. 

6.5 Stormwater Disposal  

Refer to the Site Suitability Report in Appendix 5, specifically Section 9 of that report. This 

focuses on Lot 1 given the size of Lot 2. It confirms the likelihood of future development being 

able to be well within the permitted activity threshold for impermeable surface coverage. 

The report emphasises the need for a future lot owner to assess effects of stormwater runoff 

on upstream and downstream properties and has recommended suitable wording for a 

consent notice.   

6.6 Sanitary Sewage Disposal 

Refer to Section 10 of the Report in Appendix 5. For the purposes of feasibility the report 

considered secondary aerated wastewater treatment systems only. This is not to say that 

alternatives are not available. In any event, at over 5ha in area, Lot 1 has abundant space 

for on site wastewater treatment and disposal, whether utilising primary or secondary 

treatment.  

6.7 Easements for any purpose & Amalgamation conditions 

The property is subject to existing easements in gross as listed in the Existing Easements in 

Gross Schedule on the face of the Scheme Plan in Appendix 1. It is also subject to an existing 

easement for right of way and electricity as shown on the Scheme Plan.  

The existing title incorporates Lot 3 DP 551277, held with small Lot 2 DP 586811. The latter will 

remain with Lot 2 (the balance) on the Scheme Plan. Refer to the Scheme Plan for the 

proposed amalgamation wording.   

6.8 Property Access 

Property access into the lots will be directly off Stanners Road at the north corner. There is 

already an expansive crossing in this location. To access proposed Lot 1, one would turn left 

from the crossing, into the lot. To access the balance lot one would use the existing access 

into the site.  

 

6.9 Earthworks & Utilities  

 

The subdivision will not require any on site earthworks. Minor earthworks may be required for 

vehicle crossings into the lots, with volumes well within the ODP’s permitted activity 

standards.  No above ground utilities are proposed as part of the subdivision. 
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6.10 Building Locations  

There are no restrictions in regard to natural hazard as to where dwellings/buildings can be 

located. There is no need to impose minimum floor levels. Both proposed lots have abundant 

area within their proposed boundaries to enable development clear of any indigenous 

vegetation or wet areas. 

6.11 Preservation and enhancement of heritage resources (including cultural), 

vegetation, fauna and landscape, and land set aside for conservation 

purposes 

Vegetation, fauna and landscape 

The site has no resource feature overlays. It contains no features mapped in the Regional 

Policy Statement (or PDP) as having any high or outstanding landscape or natural values and 

there are no mapped biodiversity wetlands. The site does contain areas of mixed species 

indigenous & exotic vegetation, all within the large balance Lot 2 and not affected by the 

subdivision or future development.  

The property is mapped as ‘kiwi present’. The title is not subject to any restriction on the 

keeping of cats and dogs, and neither are any of the immediately adjacent titles. I believe 

no restriction is necessary. An Advice Note can advise that any cats or dogs on the lots 

should be kept inside at night.  

Heritage/Cultural 

The site does not contain any historic sites, nor any archaeological sites. Neither does the site 

contain any Sites of Cultural Significance to Maori (as scheduled in the ODP or PDP).  

 

6.12 Soil 

 

The soils on the property are mapped as being a mixture of LUC 3 & 4. This is using the broad 

brush and large scale Land Use Capability Maps forming the Far North Maps’ land cover 

map layer. This is known to be at a scale not suitable for site specific assessment of soil 

classification and capability. The applicant has own the land for quite some time. It has 

never been in commercial horticultural use because the soils are not good quality, being 

heavily leached and bouldery.  

 

The applicant has commissioned a report from a land management specialist that refutes 

the inclusion of any land in the LUC 3 category, instead considering the soils to be LUC 4 (at 

best) & LUC 6. This specialist analysis is discussed in more detail later in this report. In any 

event, given the size of the lots, I do not believe the proposal adversely affects the life 

supporting capacity of soil. The subdivision in itself does not sterilise or damage soils and will 

not result in any built development beyond what is permitted by the District Plan. 
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6.13 Access to, and protection of, waterbodies 

There is no qualifying water body along which, or around which, public access is required to 

be provided. Water quality will not be adversely impact by the act of subdivision. On site 

wastewater treatment and disposal systems can be established in compliance with 

permitted activity standards in the Regional Plan. 

6.14 Land use compatibility (reverse sensitivity) 

The proposal is consistent with rural character where residential living is interspersed with 

larger holdings. There is an operating pit quarry (in ground) across Stanners Road. This has 

been operating for some time now. The bunded edge is 150-200m from a likely house site 

within Lot 1, with Stanners Road in between. Both sides of the road are planted. There are 

already 10 or 11 residential dwellings in the vicinity. I do not believe this subdivision unduly 

increases any risk of reverse sensitivity effects in regard to the quarry. Neither do I foresee any 

increased risk of reverse sensitivity effects in regard to horticultural activity in the wider area, 

where no such activity is adjacent to the proposed smaller lot.   

6.15 Proximity to Airports  

The site is outside of any identified buffer area associated with any airport. 

6.16 Natural Character of the Coastal Environment 

The site is not within the coastal environment. 

6.17 Energy Efficiency and renewable Energy Development/Use 

The proposal has not considered energy efficiency. This is an option for future lot owners 

6.18 National Grid Corridor 

The National Grid does not run through the application site. 

6.19 Effects on Rural Character and Amenity 

The lots are rural in nature/character. The size of the lots means that rural amenity will be 

maintained. In my opinion, the proposal will have no adverse effects on rural character. 

6.20 Effects on Landscape & Natural Values 

The site does not have any high or outstanding landscape or natural values.  

 

6.21 Cumulative and Precedent Effects 

Cumulative Effect: 

The proposal will create one additional lot, quite large at nearly 6ha, and easily able to 

internalise potential effects of any future built development. The proposal does not create an 

adverse cumulative effect.  
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Precedent Effect: 

Precedent effects are a matter for consideration when a consent authority is considering 

whether or not to grant a consent. Determining whether there is an adverse precedent 

effect is, however, generally reserved for non complying activities, which this is not. In any 

event, the proposed subdivision does not set an adverse precedent effect and does not 

threaten the integrity of the ODP or those parts of the PDP with legal effect.  

7.0 STATUTORY ASSESSMENT  

7.1 Operative District Plan Objectives and Policies 

Objectives and policies relevant to this proposal are considered to be primarily those listed in 

Chapter 8.6 (Rural Production Zone); and 13 (Subdivision), of the District Plan.  These are listed 

and discussed below where relevant to this proposal.  

Subdivision Objectives & Policies 

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  

This is an enabling objective. The Rural Production Zone is predominantly, but not exclusively, 

a working productive rural zone. The site is 38ha in area. It has not been utilised for 

horticulture crops because of soil and climate limitations, despite land around it being in 

crops. Its productivity has been restricted to grazing, and this can continue on both lots. The 

creation of one small rural / large lifestyle lot, with frontage to Council maintained public 

road is considered a sustainable use of the land.  

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.  

The Assessment of Environmental Effects and supporting report conclude that the proposed 

subdivision is appropriate for the site and that the subdivision can avoid, remedy or mitigate 

any potential adverse effects.   

Objectives 13.3.3 and 13.3.4 refer to outstanding landscapes or natural features; and 

scheduled heritage resources; and to land in the coastal environment. The site exhibits none 

of these features.   

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.  
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Both lots will be required to be self sufficient in terms of on-site water storage and appropriate 

stormwater management. The supporting Site Suitability Report confirms this is achievable. 

13.3.6 To encourage innovative development and integrated management of effects between 

subdivision and land use which results in superior outcomes to more traditional forms of subdivision, use 

and development, for example the protection, enhancement and restoration of areas and features 

which have particular value or may have been compromised by past land management practices. 

This objective is likely intended to encourage Management Plan applications, and does not 

have a lot of relevance to this proposal. 

13.3.7 To ensure the relationship between Maori and their ancestral lands, water, sites, wahi tapu and 

other taonga is recognised and provided for. 

And related Policy 

13.4.11 That subdivision recognises and provides for the relationship of Maori and their culture and 

traditions, with their ancestral lands, water, sites, waahi tapu and other taonga and shall take into 

account the principles of the Treaty of Waitangi. 

The site is not known to contain any sites of cultural significance to Maori, or wahi tapu. The 

subdivision will have minimal, if any, impact on water quality.  I do not believe that the 

proposal adversely impacts on the ability of Maori to maintain their relationship with 

ancestral lands, water, sites, wahi tapu and other taonga. 

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. 

The provision of power is not a requirement for rural allotments.  

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. 

The subdivision has not considered energy efficiency, however, both lots can provide 

building sites with a northerly orientation and abundant access to sunlight. The subdivision 

adjoins Council road.  

Objective 13.3.11 is not discussed further as there is no National Grid on or near the subject 

site.   

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:  

(a) natural character, particularly of the coastal environment;  

(b) ecological values;  
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(c) landscape values;  

(d) amenity values;  

(e) cultural values;  

(f) heritage values; and  

(g) existing land uses.  

 

The values outlined above, where relevant to the proposal, have been discussed earlier in 

this report. I believe regard has been had to items (a) through (g) in the design of the 

subdivision.  

 

13.4.2 That standards be imposed upon the subdivision of land to require safe and effective vehicular 

and pedestrian access to new properties. And 

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. 

Access to both lots is to be directly off Stanners Road. This will require minor works to upgrade 

and construct crossings. The construction will not require any removal of indigenous 

vegetation and can be subject to sediment control and traffic management measures. On 

site wastewater treatment and disposal and stormwater management is achievable.  

13.4.3 That natural and other hazards be taken into account in the design and location of any 

subdivision. 

The site is not identified as being subject to any hazard.   

13.4.4 That in any subdivision where provision is made for connection to utility services, the potential 

adverse visual impacts of these services are avoided. 

Power and telecommunications are not a requirement for rural allotments. 

13.4.6 That any subdivision proposal provides for the protection, restoration and enhancement of 

heritage resources, areas of significant indigenous vegetation and significant habitats of indigenous 

fauna, threatened species, the natural character of the coastal environment and riparian margins, and 

outstanding landscapes and natural features where appropriate. 

The site does not contain any heritage resources. There are no areas of indigenous 

vegetation affected. The site is not in the coastal environment and there are no riparian 

margins. The site contains no outstanding landscape or natural features.  

Policy 13.4.7 is not relevant as there is no qualifying water body to which esplanade 

requirements apply.  

13.4.8 That the provision of water storage be taken into account in the design of any subdivision.  

This is discussed earlier. Each lot will require on-site water supply and storage. 
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Policies 13.4.9 and 13.4.10 are not discussed further. The former relates to bonus development 

donor and recipient areas, which are not contemplated in this proposal; whilst the latter only 

applies to subdivision in the Conservation Zone. 

13.4.12 That more intensive, innovative development and subdivision which recognises specific site 

characteristics is provided for through the management plan rule where this will result in superior 

environmental outcomes. 

The application is not lodged as a Management Plan application. 

 

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:  

(a) clustering or grouping development within areas where there is the least impact on natural 

character and its elements such as indigenous vegetation, landforms, rivers, streams and wetlands, and 

coherent natural patterns;  

(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;  

(c) providing for, through siting of buildings and development and design of subdivisions, legal public 

right of access to and use of the foreshore and any esplanade areas;  

(d) through siting of buildings and development, design of subdivisions, and provision of access that 

recognise and provide for the relationship of Maori with their culture, traditions and taonga including 

concepts of mauri, tapu, mana, wehi and karakia and the important contribution Maori culture makes 

to the character of the District (refer Chapter 2 and in particular Section 2.5 and Council’s “Tangata 

Whenua Values and Perspectives” (2004);  

(e) providing planting of indigenous vegetation in a way that links existing habitats of indigenous fauna 

and provides the opportunity for the extension, enhancement or creation of habitats for indigenous 

fauna, including mechanisms to exclude pests;  

(f) protecting historic heritage through the siting of buildings and development and design of 

subdivisions.  

(g) achieving hydraulic neutrality and ensuring that natural hazards will not be exacerbated or induced 

through the siting and design of buildings and development.  

 

S6 matters (National Importance) are addressed later in this report. 

 

In addition: 

(a) The proposal subdivides off a large rural/lifestyle block from a larger farmed rural 

block,  and provides for an appropriate type and scale of activity for the zone;   

(b) The proposal is in an area not displaying high or outstanding natural values;  

(c) The site contains no significant indigenous vegetation; 

(d) The site is not within the coastal environment; 

(e) The proposal enables the maintenance of amenity and rural character values;   

(f) The proposal is not believed to negatively impact on the relationship of Maori with 

their culture; 

(g) There are no identified heritage values within the site; and 

(h) The site is not subject to any natural hazards.   

 

I consider the proposal to be consistent with Policy 13.4.13. 
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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. 

 

The subdivision has had regard to the underlying zone’s objectives and policies – see below.  

 

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; (b) reduced 

travel distances and private car usage; (c) encouragement of pedestrian and cycle use; (d) access to 

alternative transport facilities; (e) domestic or community renewable electricity generation and 

renewable energy use 

 

The subdivision layout has taken the above matters into account. 

 

Policy 13.4.16 is not considered relevant as it only relates to the National Grid. 

 

In summary, I believe the proposal to be more consistent than not with the above Objectives 

and Policies. 

 

Rural Production Zone Objectives and Policies 

Objectives: 

8.6.3.1 To promote the sustainable management of natural and physical resources in the Rural 

Production Zone.  

8.6.3.2 To enable the efficient use and development of the Rural Production Zone in a way that enables 

people and communities to provide for their social, economic, and cultural well being and for their 

health and safety.  

8.6.3.3 To promote the maintenance and enhancement of the amenity values of the Rural Production 

Zone to a level that is consistent with the productive intent of the zone. 

8.6.3.4 To promote the protection of significant natural values of the Rural Production Zone. 

8.6.3.6 To avoid, remedy or mitigate the actual and potential conflicts between new land use activities 

and existing lawfully established activities (reverse sensitivity) within the Rural Production Zone and on 

land use activities in neighbouring zones.  

8.6.3.7 To avoid remedy or mitigate the adverse effects of incompatible use or development on natural 

and physical resources.  

8.6.3.8 To enable the efficient establishment and operation of activities and services that have a 

functional need to be located in rural environments.  

8.6.3.9 To enable rural production activities to be undertaken in the zone.  

And policies 

8.6.4.1 That a wide range of activities be allowed in the Rural Production Zone, subject to the need to 

ensure that any adverse effects on the environment, including any reverse sensitivity effects, on the 
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environment resulting from these activities are avoided, remedied or mitigated and are not to the 

detriment of rural productivity.  

8.6.4.2 That standards be imposed to ensure that the off site effects of activities in the Rural Production 

Zone are avoided, remedied or mitigated.  

8.6.4.3 That land management practices that avoid, remedy or mitigate adverse effects on natural and 

physical resources be encouraged.  

8.6.4.4 That the type, scale and intensity of development allowed shall have regard to the 

maintenance and enhancement of the amenity values of the Rural Production Zone to a level that is 

consistent with the productive intent of the zone. 

8.6.4.5 That the efficient use and development of physical and natural resources be taken into account 

in the implementation of the Plan.  

8.6.4.7 That although a wide range of activities that promote rural productivity are appropriate in the 

Rural Production Zone, an underlying goal is to avoid the actual and potential adverse effects of 

conflicting land use activities.  

8.6.4.8 That activities whose adverse effects, including reverse sensitivity effects cannot be avoided 

remedied or mitigated are given separation from other activities  

8.6.4.9 That activities be discouraged from locating where they are sensitive to the effects of or may 

compromise the continued operation of lawfully established existing activities in the Rural production 

zone and in neighbouring zones. 

Objective 8.6.3.5 and Policy 8.6.4.6 are not considered relevant as they are solely related to 

Kerikeri Road.  

The proposed subdivision promotes an efficient use and development of the land (Objective 

8.6.3.2). Amenity values can be maintained (8.6.3.3). Reverse sensitivity effects are not 

considered to be a significant risk (Objectives 8.6.3.6-8.6.3.9 inclusive and Policies 8.6.4.8 and 

8.6.4.9). 

Policy 8.6.4.7 anticipates a wide range of activities that promote rural productivity, and that 

the underlying goal is to avoid any actual and potential adverse effects of conflicting land 

use activities. I believe in the case of this proposal, given the site’s location, and the existing 

and proposed land uses around it, that additional adverse reverse sensitivity effects are 

unlikely. The site does not contain highly versatile soils (refer to report in Appendix 4).  

The proposal provides for sustainable management of natural and physical resources 

(8.2.4.1). Off site effects can be avoided, remedied or mitigated (8.6.4.2 and 8.6.4.3). 

Amenity values can be maintained and enhanced (8.6.4.4). The proposal enables the 

efficient use and development of natural and physical resources (8.6.4.5). 

In summary, I believe the proposal to be consistent with the objectives and policies as cited 

above.  

 

 



  Thomson Survey Limited 
Subdivision  Nov-24 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 20 

Planning Report and Assessment of Environmental Effects Job # 10375 

   
 
 

 

7.2 Proposed District Plan Objectives and Policies 

An assessment against the relevant objectives and policies in the Subdivision section of the 

Proposed District Plan (PDP) follows: 

SUB-O1  

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 risk from natural hazards or risks are mitigates and existing risks reduced; and  

f.  manages adverse effects on the environment.    

 

SUB-O2  

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 Māori, and Historic Heritage.    

 

SUB-O3 Infrastructure is planned to service the proposed subdivision and development where:  

a.  there is existing infrastructure connection, infrastructure should provided in an integrated, efficient, 

coordinated and future-proofed manner at the time of subdivision; and   

b.where no existing connection is available infrastructure should be planned and consideration be give

n to connections with the wider infrastructure network.    

 

SUB-O4 

Subdivision is accessible, connected, and integrated with the surrounding environment and provides 

for: 

 a.  public open spaces;  

b.  esplanade where land adjoins the coastal marine area; and    

c.  esplanade where land adjoins other qualifying water bodies 

 

I consider the subdivision to achieve the objectives of the relevant zone, and district wide 

provisions.  Local character is not affected; significant additional reverse sensitivity issues will 

not result; risk from natural hazards will not be increased, as there are none. Adverse effects 

on the environment are considered to be less than minor and not requiring mitigation (SUB-

O1). 

 

The site contains land that is mapped as meeting the definition of ‘highly productive land’ 

but site specific analysis and mapping has shown this not to be the case. The site contains no 

ONF’s or ONL’s, nor any areas of high or outstanding natural character. There are no 

wetlands affected and no lakes or rivers, nor Sites and Areas of Significance to Maori and no 

Historic Heritage areas. There are no areas of significant indigenous vegetation (SUB-O2).  

 

The proposal is consistent with SUB-O3 and SUB-O4 does not apply.  

 

SUB-P1  

Enable boundary adjustments that:  



  Thomson Survey Limited 
Subdivision  Nov-24 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 21 

Planning Report and Assessment of Environmental Effects Job # 10375 

   
 
 

 

a.   do not alter:  

i.  the degree of non compliance with District Plan rules and standards;  

 ii.  the number and location of any access; and  

iii.  the number of certificates of title; and  

b. are in accordance with the minimum lot sizes of the zone and comply with access, infrastructure and 

esplanade provisions.    

 

Not relevant – application is not a boundary adjustment. 
 

SUB-P2  

Enable subdivision for the purpose of public works, infrastructure, reserves or access.  

 

Not relevant – application does not involve public works, infrastructure, reserves or access 

lots. 
 

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.  

 

The subdivision results in lots that are consistent with the Horticulture Zone discretionary 

minimum lot size even though the land has never been considered suitable for supporting 

productive horticultural use because of poor quality soils. In any event the subdivision 

provisions have no legal effect and are the subject of multiple submissions. The allotments will 

be of size that is consistent with the purpose, characteristics and qualities of the zone, where 

the expectation is for limited residential use on productive holdings (in this case grazing as 

opposed to horticulture crops). The lots can accommodate building platforms and have 

legal and physical access.     

 

SUB-P4 

Manage subdivision of land as detailed in the district wide, natural environment values, historical and  

cultural values and hazard and risks sections of the plan  

 

The subdivision has had regard to all the matters listed, where relevant. 

 

SUB-P5 

Manage subdivision design and layout in the General Residential, Mixed Use and Settlement zoneto 

provide for safe, connected and accessible environments by.....:  

 

Not relevant. The site is not zoned any of the zones referred to.  

 
SUB-P6  Require infrastructure to be provided in an integrated and comprehensive manner by:  

a.  demonstrating that the subdivision will be appropriately serviced and integrated with existing and 

planned infrastructure if available; and   

b. ensuring that the infrastructure is provided is in accordance the purpose, characteristics and qualities 

of the zone.   

 

The subdivision is rural with no nearby Council administered or operated infrastructure except 

for the road. 
 

SUB- P7 

Require the vesting of esplanade reserves when subdividing land adjoining the coast or other 

 qualifying water bodies.   
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No qualifying water body and no lot less than 4ha in area. 
  
SUB-P8  Avoid rural lifestyle subdivision in the Rural Production zone unless the subdivision:  

a. will protect a qualifying SNA in perpetuity and result in the SNA being added to the District 

Plan SNA schedule; and  

b. will not result in the loss of versatile soils for primary production activities.   

Not relevant. Site is not zoned Rural Production in the PDP. 

 

SUB-P9 

Avoid subdivision [sic] rural lifestyle subdivision in the Rural Production zone and Rural residential 

subdivision inthe Rural Lifestyle zone unless the development achieves the environmental outcomes  

required in the management plan subdivision rule.   

 

Not relevant as the site is not zoned Rural Production or Rural Lifestyle in the PDP. 

 

SUB-P10 

To protect amenity and character by avoiding the subdivision of minor residential units from 

Principal residential 

units where resultant allotments do not comply with minimum allotment size and residential density.  

 

Not relevant. No minor residential units exist.  

 

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;  

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 subdivision does not require resource consent under the PDP. Notwithstanding that, the 

subdivision has considered the above matters, where relevant. 

 

In summary I believe the proposed subdivision to be consistent with the PDP’s objectives and 

policies in regard to subdivision.  

 

The site is zoned Horticulture in the Proposed District Plan.  

Objectives  

HZ-O1  

The Horticulture zone is managed to ensure its long-

term availability for horticultural activities and its longterm protection for the benefit of current and  

future generations.    

 



  Thomson Survey Limited 
Subdivision  Nov-24 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 23 

Planning Report and Assessment of Environmental Effects Job # 10375 

   
 
 

 

HZ-O2  

The Horticulture zone enables horticultural and ancillary activities, while managing adverse  

environmental effects on site.   

 

HZ-O3  

Land use and subdivision in the Horticulture zone:   

a.avoids land sterilisation that reduces the potential for highly productive land to be used for a  

horticulture activity;  

b.  avoids land fragmentation that comprises the use of land for horticultural activities;  

c.avoids any reverse sensitivity effects that may constrain the effective and efficient operation of  

primary production activities;    

d.  does not exacerbate any natural hazards;  

e.  maintains the rural character and amenity of the zone;  

f.  is able to be serviced by on-site infrastructure.    

 

The site has not ever proven to be productive in terms of any horticultural crop, largely due 

to the poor quality of the soils. The site does not share the soil characteristics of some of the 

other land in the general area. Notwithstanding this, a 6ha and a 32ha property would both 

remain ‘available’ for horticultural activities should a future owner wish to invest heavily in soil 

and productivity improvements (HZ-O1 and O2).  Site specific analysis has shown that the 

land is not “highly productive land”, i.e. not LUC class 1, 2 or 3. Should a future lot owner wish 

to continue with grazing on the lots, they can. Should a future lot owner wish to pursue a 

horticultural activity they can, albeit there are limitations to this being a likely viable option.  

The subdivision does not exacerbate natural hazards, maintains the rural character and 

amenity of the zone and is able to be serviced by onsite infrastructure (HZ-O3).    

 

Policies  

 

HZ-P1  

Identify a Horticulture zone in the Kerikeri/Waipapa area using the following criteria:  

a.  presence of highly productive land suitable for horticultural use;  

b.  access to a water source, such as an irrigation scheme or dam able to support horticultural use; and 

c.  infrastructure available to support horticultural use.     

 

This policy applies to the consent authority, not an individual property owner. Information is 

provided with this application showing ‘highly productive land’ is not present. 

 

HZ-P2  

Avoid land use that: .... 

 

Not relevant as the application is a subdivision, not a land use.  

 

HZ-P3 

Enable horticulture and associated ancillary activities that support the function of the Horticulture  

zone, where:  

a.  adverse effects are contained on site to the extent practicable; and  

b.  they are able to be serviced by onsite infrastructure.  

 

Not relevant as the subdivision does not include a horticulture or associated ancillary activity. 
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HZ-P4  

Ensure residential activities are designed and located to avoid, or otherwise mitigate, reverse sensitivity 

effects on horticulture activities, including adverse effects associated with dust, noise, spray drift and 

potable water collection. 

 

The application does not include residential activities, but does provide for future residential 

use on two lots. The 32ha lot can accommodate residential activity well inside any of its 

boundaries, creating minimal, if any, reverse sensitivity effects on horticulture activities.  The 

proposed, and most likely house site to be within the 6ha Lot 1, can also be set well back 

from boundaries. The nearest historic horticultural activity was to the north, with intervening 

vegetation and access road.  This was a small scale citrus block, since removed (according 

to recent Google aerial imagery). A residential dwelling on Lot 1 can be well away from 

horticultural activity the south, and there are 3 or 4 intervening properties in any event. 

 

HZ-P5  

Manage the subdivision of land in the Horticulture zone to:  

a.avoid fragmentation that results in loss of highly productive land for use by horticulture and other 

farming activities;   

b.ensure the long-

term viability of the highly productive land resource to undertake a range of horticulture uses;  

c.  enable a suitable building platform for a future residential unit; and   

d.  ensure there is provision of appropriate onsite infrastructure. 

 

Site specific analysis of the soils shows that there are no LUC class 1, 2 or 3 soils present on the 

site. Notwithstanding this, the lots are both larger than the discretionary minimum lot size 

applying in the zone. The proposal is consistent with parts (c) & (d).   

 

HZ-P6 

Encourage the amalgamation or boundary adjustments of Horticulture zoned land where this will  

help to make horticultural activities more viable on the land.  

 

This is not considered a viable or practical alternative given the poor quality soils present on 

the site. 

 

HZ-P7 

Manage land use and subdivision to address the effects of the activity requiring resource consent,  

including (but not limited to) consideration of the following matters where relevant to the application:   

a.  whether the proposal will increase production potential in the zone;    

b.  whether the activity relies on the productive nature of the soil;  

c.  consistency with the scale and character of the rural environment;  

d.  location, scale and design of buildings or structures;  

e.  for subdivision or non-primary production activities: 

 i.  scale and compatibility with rural activities;  

 ii.  potential reverse sensitivity effects on primary production activities and existing infrastructure;  

iii.  the potential for loss of highly productive land, land sterilisation or fragmentation  

f.  at zone interfaces:  

i. any setbacks, fencing, screening or landscaping required to address potential conflicts;  
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ii.the extent to which adverse effects on adjoining or surrounding sites are mitigated and internalised 

within the site as far as practicable;   

g.the capacity of the site to cater for on-

site infrastructure associated with the proposed activity, including 

whether the site has access to a water source such as an irrigation network supply, dam or aquifer; 

h.  the adequacy of roading infrastructure to service the proposed activity;  

i.Any adverse effects on historic heritage and cultural values, natural features and landscapes or 

indigenous biodiversity;   

j.Any historical, spiritual, or cultural association held by tangata whenua, with regard to the matters set 

out in Policy TW-P6. 

 

The subdivision does not require any consent under the PDP and the above policy is 

therefore of limited relevance. I consider the subdivision to maintain rural character and 

amenity and the lots are suitable for their intended use.  

 

7.3 Part 2 Matters 

5 Purpose 

(1) The purpose of this Act is to promote the sustainable management of natural and physical 

resources. 

(2) In this Act, sustainable management means managing the use, development, and protection of 

natural and physical resources in a way, or at a rate, which enables people and communities to 

provide for their social, economic, and cultural well-being and for their health and safety while— 

(a) sustaining the potential of natural and physical resources (excluding minerals) to meet the 

reasonably foreseeable needs of future generations; and 

(b) safeguarding the life-supporting capacity of air, water, soil, and ecosystems; and 

(c) avoiding, remedying, or mitigating any adverse effects of activities on the environment. 

 

The proposal provides for peoples’ social and economic well being, and for their health and 

safety, while sustaining the potential of natural and physical resources, safeguarding the life-

supporting capacity of air, water, soil and the ecosystems; and avoiding, remedying or 

mitigating adverse effects on the environment.  Whilst the land has been zoned for 

Horticultural use it needs to be noted that the land has never proven to be suitable for this 

use. Historic photos (Retolens), dating back as far as 1944, show no horticultural use. There will 

have been a reason for this, likely less productive soils than required for horticultural use. 

 

6 Matters of national importance 

In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to 

managing the use, development, and protection of natural and physical resources, shall recognise 

and provide for the following matters of national importance: 

(a)  the preservation of the natural character of the coastal environment (including the coastal marine 

area), wetlands, and lakes and rivers and their margins, and the protection of them from 

inappropriate subdivision, use, and development: 

(b)  the protection of outstanding natural features and landscapes from inappropriate subdivision, use, 

and development: 

(c)  the protection of areas of significant indigenous vegetation and significant habitats of indigenous 

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

lakes, and rivers: 

(e)  the relationship of Maori and their culture and traditions with their ancestral lands, water, sites, 

waahi tapu, and other taonga: 

(f)  the protection of historic heritage from inappropriate subdivision, use, and development: 

(g)  the protection of protected customary rights: 

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

 

The site does not exhibit the features listed above.   

 

7 Other matters 

In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to 

managing the use, development, and protection of natural and physical resources, shall have 

particular regard to— 

(a) kaitiakitanga: 

(aa) the ethic of stewardship: 

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

(ba) the efficiency of the end use of energy: 

(c) the maintenance and enhancement of amenity values: 

(d) intrinsic values of ecosystems: 

(e) [Repealed] 

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

(g) any finite characteristics of natural and physical resources: 

(h) the protection of the habitat of trout and salmon: 

(i) the effects of climate change: 

(j) the benefits to be derived from the use and development of renewable energy. 

 

Regard has been had to any relevant parts of Section 7 of the RMA, “Other Matters”. These 

include 7(b), (c), (d), (f) and (g). Proposed layout and lot size, along with appropriate waste 

water and stormwater management, will ensure the maintenance of amenity values and the 

quality of the environment. The proposal has had regard to the values of ecosystems. The 

subdivision does not materially affect the productive capacity of any rural zoned land.  

 

8 Treaty of Waitangi 

In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to 

managing the use, development, and protection of natural and physical resources, shall take into 

account the principles of the Treaty of Waitangi (Te Tiriti o Waitangi). 

 

The principles of the Treaty of Waitangi have been considered and it is believed that this 

proposed subdivision does not offend any of those principles.  

 

In summary, it is considered that all matters under s5-8 inclusive have been adequately taken 

into account. 

 

 

http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM435834
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7.4 National Policy Statement – Highly Productive Land 

The National Policy Statement for Highly Productive Land is relevant given that (a) the site is 

zoned Rural Production; and (b) the application site is mapped, in part only, as containing 

LUC 3 soils (in part only) - according to the 1:50,000 LUC maps used by the Council.  

Clause 3.5(7) reads: 

Until a regional policy statement containing maps of highly productive land in the region is operative, each relevant 

territorial authority and consent authority must apply this National Policy Statement as if references to highly productive 

land were references to land that, at the commencement date:  

(a) is  

(i) zoned general rural or rural production; and  

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

 

(b) is not: (i) identified for future urban development; or  

(ii) subject to a Council initiated, or an adopted, notified plan change to rezone it from general rural or rural production to 

urban or rural lifestyle.  

 

The site therefore falls within the definition of “highly productive land” as outlined in 3.5(7) 

above. However, the site has never been economically productive in terms of horticultural 

use. A report was commissioned from Bob Cathcart of AgFirst Northland Ltd to do a site 

specific investigation of the soils. The investigation concluded that the property does not 

have Class 3 LUC soils, and at best, contains some Class 4 LUC soils, which are low fertility, 

unsuited to horticulture, and seasonally limited for pastoral farming. This report is in Appendix 

4. This report was prepared for an alternative subdivision layout that the applicant is no 

longer pursuing, but remains pertinent to the current layout being applied for. 

 

The NPS HPL does not limit classification to the Land Use Capability Class 1, 2 or 3 as mapped 

by the NZ Land Resource Inventory, but also provides for “more detailed mapping that uses 

the Land Use Capability classification”. This is what has been done via the report supporting 

this application. The report highlights the caution that needs to be exercised when using the 

digital database that the NPS HL, and therefore Council, is relying on – both in terms of scale 

and currency of the data. 

 

The application site is on old lava flow which has eroded over thousands of years such that 

the volcanic soil has been removed from the surface of the basalt lava flow, leaving behind 

exposed boulders of more resistant basalt rock. The report assesses the area along the 

stream at the southern boundary of Lot 2 to be LUC 6s and/or 6w. A part of Lot 2 in the north 

western corner, is similarly assessed as LUC 6, this time 6e.  

 

The balance of the application site, including land in proposed Lot 1 (the 6ha lot) is assessed 

as LUC 4e12 for the most part, with the roadside portion of Lot 1 assessed as LUC 4s2. This 

flattish land, along the Stanner’s Road frontage has Otaha clay, in places gravelly clay loam, 

formed on the lava flow and on sediment. It too has large boulders scattered through it and, 

soil has eroded off its surface, resulting in that surface now being lower than it would have 
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been a few thousand years ago. This land is not suited to commercial horticulture, hence its 

assessment as 4s2.  

 

The 4e12 classification applies to the vast majority of the application site where there is 

podzolised soil formed on greywacke, tending towards the mature podzol Wharekohe silt 

loam – which has a dense silica pan.  

 

In summary I consider the analysis provided with the application, utilising the same 

methodology as used in deriving the mapping utilised in the NPS HL, but on a site specific 

level, to show that the proposal does not subdivide highly productive land and is therefore 

not required to have any further regard to the NPS HPL. 

 

7.5 Other National Policy Statements and National Environmental Standards 

NES Freshwater 

The site does not contain any ‘natural inland wetlands’, nor any waterbodies in the vicinity of 

any future works.  

NES Assessing and Management Contaminants in Soil to Protect Human Health 

To my knowledge the land to be within Lots 1 & 2 has not historically supported any activity 

to which the NES CS applies.  

NPS Indigenous Biodiversity 

The site contains indigenous vegetation, none of which is mapped as having any 

significance. No clearance is required. I consider the proposal is consistent with the NPS IB. 

7.6 Regional Policy Statement  

The Regional Policy Statement for Northland contains objectives and policies related to 

infrastructure and regional form and economic development. These are enabling in 

promoting sustainable management in a way that is attractive for business and investment. 

The proposal is consistent with these objectives and policies. 

Objective 3.6 Economic activities – reverse sensitivity and sterilisation  

The viability of land and activities important for Northland’s economy is protected from the negative 

impacts of new subdivision, use and development, with particular emphasis on either:  

(a) Reverse sensitivity for existing:  

(i) Primary production activities; ....... 

The associated Policy to the above Objective is Policy 5.1.1 – Planned and coordinated 

development. 

Subdivision, use and development should be located, designed and built in a planned and co-

ordinated manner which: .... 
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 (c) Recognises and addresses potential cumulative effects of subdivision, use, and development, and 

is based on sufficient information to allow assessment of the potential long-term effects; ... 

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

sensitivity;  

(f) Ensures that plan changes and subdivision to / in a primary production zone, do not materially 

reduce the potential for soil-based primary production on land with highly versatile soils, or if they do, 

the net public benefit exceeds the reduced potential for soil-based primary production activities; and 

... 

Policy 5.1.1 seeks to ensure that subdivision in a primary production zone does not “materially 

reduce the potential for soil-based primary production on land with highly versatile soils, or if 

they do, the net public benefit exceeds the reduced potential for soil-based primary 

production activities”.  

This has been discussed at length elsewhere in this planning report. The subdivision does not 

involve highly versatile soils and does not “materially reduce the potential for soil-based 

primary production on land with highly versatile soils”.  

5.1.3 Policy – Avoiding the adverse effects of new use(s) and development  

Avoid the adverse effects, including reverse sensitivity effects of new subdivision, use and 

development, particularly residential development on the following:  

(a) Primary production activities in primary production zones (including within the coastal marine 

area);...... 

In regard to this subdivision, it is considered that no additional adverse reverse sensitivity 

issues are likely to arise as a result.  

8.0 s95A-E ASSESSMENT & CONSULTATION   

8.1 S95A Public Notification Assessment 

 

A consent authority must follow the steps set out in s95A to determine whether to publicly 

notify an application for a resource consent. Step 1 specifies when public notification is 

mandatory in certain circumstances. No such circumstances exist. Step 2 of s95A specifies 

the circumstances that preclude public notification. No such circumstance exists and Step 3 

of s95A must be considered. This specifies that public notification is required in certain 

circumstances.  

 

The application is not subject to a rule or national environmental standard that requires 

public notification. This report and AEE concludes that the activity will not have, nor is it likely 

to have, adverse effects on the environment that are more than minor. In summary public 

notification is not required pursuant to Step 3 of s95A. 
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Step 4 of s95A states that the consent authority is to determine if there are any special 

circumstances under which public notification may be warranted. I do not consider any such 

circumstances exist. 

 

8.2 S95B Limited Notification Assessment 

 

A consent authority must follow the steps set out in s95B to determine whether to give limited 

notification of an application for a resource consent, if the application is not publicly notified 

pursuant to s95A. Step 1 identifies certain affected groups and affected persons that must be 

notified. None exist in this instance. 

 

Step 2 of s95B specifies the circumstances that preclude limited notification. No such 

circumstance exists and Step 3 of s95B must be considered. This specifies that certain other 

affected persons must be notified. The application is not for a boundary activity. The s95E 

assessment below concludes that there are no affected persons to be notified. There is no 

requirement to limited notify the application pursuant to Step 3.   

 

Step 4 of s95B states that the consent authority is to determine if there are any special 

circumstances under which limited notification may be warranted. I do not consider any 

such circumstances exist. 

 

8.3 S95D Level of Adverse Effects  

 

The AEE in this report assesses effects on the environment and concludes that these will be no 

more than minor. 

 

8.4 S95E Affected Persons 

 

A person is an ‘affected person’ if the consent authority decides that the activity’s adverse 

effects on the person are minor or more than minor (but are not less than minor). A person is 

not an affected person if they have provided written approval for the proposed activity.  

 

The activity is a discretionary activity and within the expected outcomes of subdivision and 

development of the Rural Production Zone. Built development can occur within the 

proposed new lots in compliance with all bulk and location rules applying to the zone. The 

proposal does not unduly increase reverse sensitivity effects. No dispensation is being sought 

in terms of access standards and appropriate consent notices will ensure no downstream 

impact as a result of future development on Lot 1. I have reached the conclusion that the 

proposal will not have any minor or more than minor effects on adjacent properties.  

 

The site does not contain any heritage or cultural sites or values and no areas of significant 

indigenous vegetation. The site is not accessed off state highway. No pre lodgement 

consultation has been considered necessary with tangata whenua, Heritage NZ, 

Department of Conservation or Waka Kotahi. 
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9.0 CONCLUSION 

The site is considered suitable for the proposed subdivision. Effects on the wider environment 

are no more than minor. The proposal is not considered contrary to the relevant objectives 

and policies of the Operative and Proposed District Plans, and is considered to be consistent 

with relevant objectives and policies of National and Regional Policy Statements. Part 2 of 

the Resource Management Act has been had regard to.  

There is no District Plan rule or national environmental standard that requires the proposal to 

be publicly notified. No affected persons have been identified. 

It is requested that the Council give favourable consideration to this application and grant 

consent. 

 

 

Signed      Dated    15th November 2024 

Lynley Newport,  

Senior Planner  

Thomson Survey Ltd 

 

10.0 LIST OF APPENDICES 

 

Appendix 1 Scheme Plan(s) 

Appendix 2 Location Plan   

Appendix 3 Records of Title & Relevant Instruments 

Appendix 4 Land Use Capability Assessment 

Appendix 5 Site Suitability Report 
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1 Introduction 

Vision Consulting Engineers Limited (VISION) was commissioned by Edward Lock to provide a site 
suitability report for proposed Lot 1 to accompany a Resource Consent application to the Far North 
District Council (FNDC) for a proposed subdivision of Lot 3 Deposited Plan (DP) 551277, Stanners 
Road, Waipapa, Far North District, owned by Edward Lock.  

It is proposed to subdivide the existing property into two lots (Lot 1 and 2) as shown in the 
Thompson Survey Limited Proposed Subdivision Plan dated 08/07/2024, (Figure 1) and included in 
Appendix A. Due to the size of the parent Lot 3 DP 551277 (37.86 ha), this report only covers the 
proposed Lot 1 (5.96 ha), with the main focus being on the proposed building area situated on the 
eastern side of the Site adjacent to Stanners Road referred to as (the “Site”). 

This report draws on information provided for previous approved sub-divisions by Edward Lock on 
land immediately to the south (Lot 1 and 3 DP 526472) which included extensive reporting on 
stormwater and wastewater management.  

 

Figure 1: Proposed Subdivision Plan 
 

2 Scope of Work 

The scope of work for this report is to assess the site suitability covering: 

 Natural hazards 

 Ground conditions 

 Wastewater 

 Stormwater 

The site suitability report is supported by a desktop study and a site walkover to review existing site 
conditions and hydrology. Soil type and suitability for wastewater management have also been 
assessed using intrusive soil coring. 
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3 Industry Guidance 

This report has been prepared in accordance with the requirements of the FNDC Engineering 
Standards & Guidelines 2004 - Revised March 2009, the District Plan, and Section 106 of the 
Resource Management Act (RMA) relating to natural hazards. 

 

4 Site Description & Details 

The proposed Lot 1 Site totals 5.96 ha and is located on the western side of Stanners Road, Waipapa 
(Figure 2). The property is bounded by rural lots with Stanners Road running along the eastern 
boundary. The site is zoned Rural Production with respect to the FNDC District Plan. The access is 
provided from the eastern boundary via a right of way through Lot 3 DP 526472.   

Proposed Lot 1 is an undeveloped section, covered in grass, scrub and trees, some of which were 
recently felled. The Site generally slopes towards an open ditch that bisects the Site running north to 
south from roughly 119m NZVD on the western boundary to 99m NZVD around the open ditch. The 
building area to the east of Lot 1 sits between 104m and 100m NZVD sloping to the south and west. 
General site details are provided in Table 1. 

 

Figure 2: Locality Plan 

 

 

 

 

BH2 

BH1 
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Table 1: Site Details 
Specific details about the site. 

Item Description 

Property Address Lot 3 Deposited Plan (DP) 551277, Stanners Road, Waipapa, Far North District 

Owner Edward Lock 

Legal Description Lot 3 Deposited Plan (DP) 551277 

Territorial Authority Far North District Council 

Zoning Rural Production 

Engaged By Edward Lock 

Lot Size Lot 3 = 37.8641 ha; e 

Proposed Lot sizes Proposed Lot 1 = 5.96 ha 

Proposed Lot 2 = 31.9041 ha 

Domestic Water 
Supply 

Roof collection 

Anticipated 
Wastewater Load 
from future 
dwellings: 

Assume 4-bedroom dwelling (6 people maximum design occupancy).  Design flow allowance is 180 
L/person/day, therefore total design load = 1080 L/day.  This design load is sourced from ARC 
TP58:2004. 

Availability of Sewer The area is unsewered and unlikely to be sewered in the long term. 

 

5 Site Evaluation 

VISION undertook site suitability investigations on 1st October 2024 and a summary provided in 
Table 2.  The weather was fine at the time of the investigation. A panoramic photograph over the 
general building area with the proposed Lot 1 is provided in Figure 3. 

 

Table 2: Site Evaluation Summary 

Feature Description 

Site Evaluation Area Eastern portion of Proposed Lot 1 ≈ 1.0 ha 

Climate Northland is a sub-tropical climate zone, with warm humid summers and mild winters. Typical 
summer temperatures range from 22°C to 26°C (maximum daytime) but seldom exceed 30°C. In 
winter, high temperatures are between 14°C to 17°C. Annual sunshine hours average about 2000 in 
many areas.  Mean annual rainfall is 1400mm for the site location. 

Exposure The proposed Lots are moderately exposed providing them with medium sun and wind exposure. 

Vegetation Proposed Lot 1 is covered in grass, scrub and trees, with some boulders present. Several non-native 
trees have recently been felled. 

Slope The proposed building area in Lot 1 (adjacent to Stanners Road) generally slopes towards the south 
and west towards the open ditch with slope angles typically ranging from approximately 1 to 4 
degrees.  

Fill There were no obvious signs of fill on the proposed Lots 1 site.   

Erosion Potential No signs of erosion were noted on proposed Lots 1 during the site walkover assessment. 

The erosion potential is slight, sheet, rill (when cultivated) based on the Land Use Capability maps. 

Surface Water The following are located on or near proposed Lot 1: 

 Open drain running north to south bisecting the site (see Section 7). Roadside ditch running 
north to south along Stanners Road. These all have the potential for surface water diversion or 
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Feature Description 

interception, therefore setbacks have been adopted suitably.  

Flood Potential The NRC flood level report mapping shows that the 1 in 100 year + CC fluvial flooding encroaches 
within the site boundaries; however, this is generally contained within the channel of the open ditch 
away from the proposed building location.  

Stormwater run-on 
and upslope seepage 

The proposed systems should include surface water cut-off drains where appropriate. 

Groundwater Subsurface conditions were logged from the boreholes performed on the site.  Groundwater was 
not observed to be present in the boreholes which extend to a depth of up to 1.2m below ground 
level.  

Site Drainage and 
Subsurface Drainage 

Site drainage will need to be addressed at the time of Building Consent. At this stage no subsurface 
drainage is recommended.  

Recommended 
Buffer Distances 

All buffer distances recommended in NRC’s Regional Plan, the District Plan and ARC TP58:2004 are 
achievable and do not appear to significantly limit the positioning of a new wastewater system. 

 

 

Figure 3: Site panoramic photograph looking west over the proposed Lot 1 

5.1 Council Hazard Mapping 

According to the NRC and FNDC hazard layers the site is not located in an area susceptible to: 

 Landslide 

 Erosion  

 Coastal Hazards 

 Flooding (refer Section 7) 

 Coastal Flooding 

 

6 Site Earthworks and Geotechnical Requirements 

6.1 Earthworks 

Earthworks will be required in portions of the site to create a new building area, driveway and 
proposed access.  

It is recommended that earthworks undertaken at the site be carried out in accordance with 
Auckland Council Guidance Document 2016/005: Erosion and Sediment Control Guide for Land 
Disturbing Activities in the Auckland Region (GD05). 
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6.1.1 Site Fills 

It is recommended that fill slopes are constructed on land sloping at less than 1V:5H at a maximum 
batter slope of 1V:2.5H to a maximum height of 1.0m.  All fill slopes greater than 1.0m in height are 
to be engineer assessed by a Chartered Professional Engineer experienced in geotechnical 
engineering. 

Where the proposed filling is to support the loads of a building it will need to be certified by a 
Chartered Professional Engineer in accordance with NZS4431:2022.  

6.1.2 Site Cuts 

It is recommended that cut slopes are constructed at a maximum slope angle of 1V:3H to a 
maximum height of 1.0m.  All cut slopes greater than 1.0m in height are to be engineer assessed by 
a chartered professional engineer experienced in geotechnical engineering. 

6.2 Infrastructure 

Basalt cobbles and boulders are anticipated during trenching for buried infrastructure. While 
groundwater depth is generally expected to be greater than 1.2m below ground level (bgl), ponding 
may occur in natural depressions. Perched water is more likely during winter and following severe 
storm events. Sumps and submersible pumps are likely to be required to remove water from the 
base of excavations following periods of intensive rain events.   

6.3 Land Stability 

A formal land stability assessment is not included in this report. Due to the flat to gently sloping 
topography, most of the site is considered at low risk of slippage. It is recommended that any 
proposed structures or fills placed within 8m of the open ditch’s top bank require a stability 
assessment by a Chartered Professional Engineer specialising in geotechnical engineering. 

6.4 Foundations 

It is recommended that site specific geotechnical investigations are carried out for proposed 
structures, because the near-surface soils exhibit expansive characteristics, failing to meet the "good 
ground" criteria defined in NZS3604(2011). While deepened foundations might be a solution for 
constructing of light weight timber framed structures, the presence of the cobbles within the 
underlying soil complicates excavation. This could lead to over-excavation, requiring backfilling with 
compacted hardfill.  

An alternative approach, subject to further geotechnical investigation, could involve constructing 
hardfill platforms and placing rib-raft foundations on top.  

 

7 Soils 

The site soils have been assessed for their suitability for on-site wastewater disposal by a 
combination of soil survey and desktop review of published soil survey information as outlined in 
this section. 

7.1 Published Soil Information 

The 1:250,000 geological map, Geology of the Whangarei Area (Edbrooke et al 2009) indicates that 
the site is generally underlain by the Kerikeri Volcanic Group with the Waipapa Group present in the 
western and south-western portion of the property.   

The soils have been mapped by Landcare Research which describes soils under the New Zealand 
Revised Soil Classification.  The soil mapped at proposed Lot 1 is Oxidic Soils which are clayey soils 
dominated by crystalline aluminium and iron oxides.  
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Oxidic Soils occur in clayey materials derived by strong weathering of ancient volcanic rocks or ash.  
Their fertility is very low as they are extremely weather and leached.  They do however have stable 
structure and good aeration, and they may be highly productive when fertilised. 

7.2 Soil Survey and Analysis 

A soil survey was undertaken at the site to determine the suitability for application of treated 
effluent.  The soil survey was carried out based on two 1.2m boreholes (see BH1 and BH2 in Figure 2) 
drilled on proposed Lot 1. 

BH1 showed that the soils overlying proposed Lot 1 building area generally consist of a layer of 
topsoil (silty clay), which is underlain by clayey silt to a depth of at least 1.2m below ground level. 
BH2 showed the southern area near the open drain to consist of topsoils over darker silty clay.  

Groundwater was not encountered during the survey. 

Borehole logs are included in Appendix B. 

 

8 Local Hydrology and Flooding  

The local hydrological network has been mapped in Figure 4 based on LiDAR and site observations.  

The site currently drains via overland flows into the open ditch running north to south through the 
site (Figure 5) and towards the open drain along Stanners Road (Figure 6). The open ditch passes 
through neighbouring sub-divisions and discharges into unnamed tributaries of the Wairawarawa 
Stream via an online storage pond. The open drain alongside Stanners Road discharges water east 
via 300mm diameter culverts under the road. No existing formal drainage infrastructure was 
identified onsite other than the open ditch and it is anticipated that shallow sheet flow will occur 
towards the open ditches. Overland flows would generally enter the site from the north (upslope) 
and flow overland until intercepted by the drainage ditches.  

The NRC Flood Level Report (see Figure 7and Appendix C) mapping shows that the 1 in 100 year + CC 
fluvial flooding encroaches within the site boundaries; however, this is generally contained within 
the channel of the open ditch away from the proposed building location. Ground elevations further 
support the flood mapping as the building area generally sits at around 102m NZVD, whereas Flood 
Level Point 1 in the figure suggests that flood water would be at approximately 100m NZVD. 
Downstream flooding is known to occur in the vicinity of the site; however this does not directly 
impact the subject property and proposed building area. 
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Figure 4: Local Hydrology and Site Observations 

 

Figure 5: Photograph looking south from upstream of the open drainage ditch at the proposed Lot 1 property 
boundary 
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Figure 6: Photograph looking south along Stanners Road from the northeast corner of the Proposed Lot 1 

 

 

Figure 7: NRC Flood Level Report Excerpt for the 1 in 100 year River Flooding Event 
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8.1 Hydraulic Assessment 

VISION previously completed a stormwater management report for the subdivision of the land 
immediately to the south of the site, reference J13510, dated 09/11/2018 included in Appendix D. 
The report included a detailed flood assessment that provided recommendations for the installation 
of four culverts below the access way downstream of the neighbouring Lot to the south.  The 
installation of the culverts resulted in a minor increase in water levels within the open ditch 
upstream of the culverts. Within the open ditch, the previous stormwater report modelled the water 
depth at the downstream property boundary of the proposed Lot 1 as 0.47m deep (98.76m NZVD). 

The estimated peak flow rate at the inlet to the four culverts, located near the southern boundary of 
subject property was calculated to be 2.49m3/s.  This peak value was previously used to estimate 
flood parameters and flooding extent on the proposed Lot 1 and was considered a conservative 
approach as it is likely to over-predict flood levels. 

It should be noted that the access way over the four large culverts has a finished elevation of 
approximately 99m NZVD which forms the spill crest invert level should the culverts block and water 
backs up behind them. It is very unlikely that backwater in a blocked culvert flood event would 
encroach into the proposed Lot 1 building area. This is supported by the NRC Flood Level Report 
mapping. 

 

9 Attenuation and Stormwater Management  

9.1 Far North District Plan 

The Far North District Plan (DP) provides rules relating to stormwater management at a site. The DP 
provides thresholds for permitted activities on a site which are deemed to have a no more than 
minor effect on the receiving environment. The permitted requirement for this site is defined in rule 
8.6.5.1.3 of the DP as follows:  
 

8.6.5.1.3 STORMWATER MANAGEMENT (Rural Production Zone) 

“The maximum proportion of the gross site area covered by buildings and other impermeable 
surfaces shall be 15%.” 

Table 2 shows the permitted impermeable surface area for proposed Lot 1: 

Table 2. Permitted Impermeable Surfaces 
Allowable impermeable surfaces per each proposed lot 

Proposed Lot Area 

(m2) 

Permitted impermeable surfaces (15%) 

(m2) 

  

Lot 1 59,600 8,940   

 

Where impermeable surfaces are between 15 - 20% of the gross site area, stormwater management 
and attenuation will be required and classed as a controlled activity.  

Above 20%, it is classed as a discretionary activity under the DP.  

9.2 FNDC Engineering Standards & Guidelines 

The FNDC Engineering Standards & Guidelines (ESG) (revised 2009) provides guidance on the 
requirements of FNDC's infrastructure department. Generally, the design storm return period for 
Rural and Rural Residential Areas shall be 10 years.  
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Section 4.2.4 is relevant for subdivisions relating to stormwater catchment management and 
off-site effects as follows:4.2.4   Catchment management planning and off-site effects  

The developer must take into account catchment-wide issues at the concept design stage. The 
implications of future development upstream of the site and the cumulative effects of land 
development on water quality and flooding downstream are important considerations. The larger the 
scale of the development the more significant catchment management planning issues are likely to 
be. The developer must show how these issues are to be addressed and the effects dealt with. Where 
the discharge is to be into council’s system and/or is to be incorporated into council’s existing or 
future discharge consent, then the developer must demonstrate that consent conditions, including 
quality requirements, will be met. 

All stormwater systems shall provide for the collection and controlled disposal of stormwater from 
within the land being developed together with any runoff from upstream catchments. In designing 
downstream facilities the upstream catchment shall be considered as being fully developed to the 
extent defined in the current District Plan. For all land development works (including projects 
involving changes in land use or coverage) the design of the stormwater disposal system shall include 
the evaluation of stormwater runoff changes on upstream and downstream properties. 

Upstream flood levels shall not be increased by any downstream development unless any increase is 
small and can be shown to have no detrimental effects on the upstream properties. Downstream 
impacts investigated shall include (but are not limited to) changes in flow peaks and patterns, flood 
water levels, contamination levels and erosion or silting effects, and effects on the existing 
stormwater drainage system. Where such impacts are considered detrimental mitigation measures 
(e.g. Peak flow attenuation, velocity control, contamination reduction facilities) on or around the 
development site, or the upgrading of downstream stormwater disposal systems at the developers 
expense are likely to be required. 

9.3 On-site Attenuation 

Given the known flood hazard downstream of the site, the requirement for on-site attenuation shall 
be controlled by the following two-gate system that is structured in accordance with the FNDC ESG. 

 Gate 1: As per Section 9.2 of this report, “the design of the stormwater disposal system shall 
include the evaluation of stormwater runoff changes on upstream and downstream properties” 
and future owners will need to assess their impact on upstream and downstream flood levels at 
the time of their building consent.  

 Gate 2: If the item 1 assessment confirms that “upstream flood levels shall not be increased by 
any downstream development unless any increase is small and can be shown to have no 
detrimental effects on the upstream properties” then no attenuation is required, provided that 
they are within the permitted impermeable surfaces threshold (Section 9.1).  

 Gate 2: If the answer to item 1 above is that they will have detrimental impacts upstream or 
downstream of their property, then attenuation is required with specific design. 

 

It is recommended that at the time of the Building Consent, the potential impacts on flood levels are 
assessed by a Chartered Professional Engineer or suitably qualified professional to the satisfaction of 
Councils’ Development Engineer or delegate representative to confirm the requirement for onsite 
attenuation. Should attenuation be required, it must reduce post development runoff back to pre-
development rates for the 10% AEP storm event with an RCP of 6.0 to allow for the potential effects 
of climate change. This is in keeping with the FNDC ESG. 

9.4 Secondary Surface Flow Paths 

All stormwater systems shall provide for the collection and controlled disposal of stormwater from 
within the land being developed together with any runoff from upstream catchments. Secondary 
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surface flow paths must also be provided to convey primary system overflows. These surface flow 
paths should be designed to convey up to the 1 in 100 year event. 

All areas where no secondary flow path or secondary protection is available shall be 100 years. 
Secondary protection shall be satisfied by a combination of the primary protection system and 
appropriately designed secondary flow paths, controlled flood plains and setting of appropriate 
building levels. Suitable freeboards must be provided above water levels in secondary overland flow 
paths.  Additionally, for secondary flow path safety, the maximum allowable product of velocity and 
depth (in metres) shall be 0.4 m2/s. 

Given the available space with in the proposed Lot 1 site, incorporation of secondary surface flow 
paths is not considered a constraint. 

10 Wastewater Treatment System Selection 

An appropriate land-application system and the treatment option to precede it is outlined in this 
section based upon a review of the physical site constraints and the assessment of environmental & 
public health effects. A disposal total design load of 1080 L/day is assumed. 

10.1 Alternatives Considered 

For the purposes of feasibility we have considered secondary aerated wastewater treatment 
systems only. Detailed design during the building consent stage may consider alternatives available 
for each proposed lot based on the soil type, environmental constraints, location and size of the 
proposed dwelling. 

10.2 Treatment System 

The treatment system suitable for the proposed subdivision is a Secondary Treatment system with a 
120 micron filter or as recommended by the manufacturer.  Should the activities at the site generate 
a large volume of grease, the owner may wish to install a grease trap on the kitchen drainage.  

10.3 Land Application 

It is anticipated that surface mounted pressure compensating drip lines covered with mulch will be 
suitable for the proposed future activities.  We have assumed a soil category of 6 (in accordance 
with TP58) from onsite soil testing with a loading rate of 3 litres per square meter per day and a 
100% reserve area. 
 

Table 3. Summary of land application area 

Proposed Lots Area Required for Disposal of Effluent (using the assumed proposed development 
with 100% Reserve)(m2) 

1 360m2 (active) + 360 m2 (reserve) = 720 m2 

 

Proposed Lot 1 was found to have sufficient area available for an on-site wastewater treatment 
system as outlined in this report and shown in Figure 8. The figure incorporates the required 
setbacks from watercourses and boundaries; however, the plan is indicative and the wastewater 
disposal arrangement must be confirmed during design by a suitably qualified person. 
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Figure 8: Indicative effluent application areas 

10.4 Factors of Safety and Buffer Distances 

The design process includes a risk assessment approach in which constraints are identified and 
addressed by various mitigation measures.  The mitigating measures include, adopting an indicative 
dwelling and driveway location on proposed Lot 1 basing the volume of effluent produced for a 4-
bedroom dwelling and for the lots and providing setbacks. 

 

11 Summary of Recommendations 

The following recommendations are provide for the proposed subdivision of Lot 3 DP 551277, 
Stanners Road, Waipapa: 

 Site specific geotechnical investigations are to be carried out for proposed structures at the site 
by a Chartered Professional Engineer experienced in geotechnical engineering. 

 Earthworks are to be carried out in accordance with Auckland Council Guidance Document 
2016/005: Erosion and Sediment Control Guide for Land Disturbing Activities in the Auckland 
Region (GD05). 

 Any proposed site filling is to be assessed by a Chartered Professional Engineer experienced in 
geotechnical engineering prior to undertaking the works or issue of a Building Consent. 

 Cut slopes are to be constructed at a maximum slope angle of 1V:3H to a maximum height of 
1.0m.  All cut slopes greater than 1.0m in height are to be engineer assessed by a chartered 
professional engineer experienced in geotechnical engineering. 

 Any building consent, which increases impermeable surfaces beyond the permitted threshold of 
8,940m2 are to attenuate flows to the permitted levels for rainfall events up to a 10% Annual 
Exceedance Probability (10% AEP) with an allowance for the RCP6.0 scenario of climate change. 

 The design of the on-site wastewater disposal is undertaken by an FNDC approved TP58 report 
writer experienced in on-site wastewater disposal.  The final system design and layout will be 
dependent on the size and location of the building platform and associated structures (water 
tanks, driveways, etc.). 
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12 Conclusion 

Provided the recommendations given in this report are adhered to, the subject site is considered to 
be suitable for the proposed subdivision depicted on the attached Thompson Survey Limited 
Proposed Subdivision Plan dated 08/07/2024.   
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Appendix A 
 Supplied Drawings 
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Appendix B 
 Soil Profile Logs 
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Appendix C 
 NRC Flood Level Report 

  



Flood Level Report

Date Exported: 11/09/2024

Catchment Name(s)

Bay of Islands Coast

Report Reference: 20240911_085019

Parcel ID: 8152557

Appellation: Lot 3 DP 551277

Title: 1117294

Survey Area: 378,641 m²

±



Useful Flood Informa�on Defini�ons 

Annual Exceedance Probability (AEP) - The probability of a flood event of a given size occurring in any one year, 
usually expressed as a percentage annual chance. 

1% AEP - A flood of this size or larger has a 1 in 100 chance or a 1% probability of occurring in any year. 
2% AEP - A flood of this size or larger has a 1 in 50 chance or a 2% probability of occurring in any year. 
5% AEP - A flood of this size or larger has a 1 in 20 chance or a 5% probability of occurring in any year. 
10% AEP - A flood of this size or larger has a 1 in 10 chance or a 10% probability of occurring in any year. 

NZVD2016 - New Zealand Ver�cal Datum - The reference level used in our flood models to define ground level. 
Flood Levels - Flood levels are used from our modelled flood level rasters. The flood levels are calculated above 
NZVD 2016 Datum. 
Climate Change (CC) - NZCPS (2010) requires that the iden�fica�on of coastal hazards includes considera�on of 
sea level rise over at least a 100-year planning period. Climate change impacts, such as increased rain intensity, 
have been included in the flood scenarios. You can read more about the Climate Change forecasts included in 
each flood model in the technical reports on the NRC website.  
Mean high water spring (MHWS) - describes the highest level that spring �des reach, on average. 

Coastal Flood Hazard Zones (CFHZ) 

Coastal flood hazard zones are derived using a range of data including �de gauge analysis, wind and wave data 
and models, and use empirical calcula�ons to es�mate extreme water levels around the coastline.  The 
calcula�ons include projected sea level rise scenarios based on the latest Ministry for the Environment 
guidance. 

CFHZ 0 Coastal Flood Hazard Zone 0 - area currently suscep�ble to coastal inunda�on (flooding by the sea) in a 
1-in-100 year storm event
CFHZ 1 Coastal Flood Hazard Zone 1 - an area suscep�ble to coastal inunda�on (flooding by the sea) in a 1-in-50
year storm event, taking into account a projected sea-level rise of 0.6m over the next 50 years
CFHZ 2 Coastal Flood Hazard Zone 2 - an area suscep�ble to coastal inunda�on (flooding by the sea) in a 1-
in-100 year storm event, taking into account a projected sea-level rise of 1.2m over the next 100 years
CFHZ 3 Coastal Flood Hazard Zone 3 - an area suscep�ble to coastal inunda�on (flooding by the sea) in a 1-
in-100 year storm event, taking into account a projected sea-level rise of 1.5m over the next 100 years (rapid
sea level rise scenario)
_________________________________________________________________________________

REGIONWIDE and PRIORITY - RIVER FLOOD HAZARD ZONES (RFHZ) 

River flood hazard zones are created to raise awareness of where flood hazard areas are iden�fied, inform 
decision-making and to support the minimisa�on of the impacts of flooding in our region. The river flood hazard 
zones have been created using an assessment of best current available informa�on, engaging na�onal and 
interna�onal experts in the field, using na�onal standards and guidelines and has been peer reviewed. This will 
provide a good indica�on of the areas at poten�al risk of flooding from a regional perspec�ve. However, flood 
mapping is a complex process which involves some approxima�on of the natural features and processes 
associated with flooding. 

River Flood Hazard Zone 1 – 10% AEP flood extent: an area with a 10% chance of flooding annually 
River Flood Hazard Zone 2 – 2% AEP flood extent: an area with a 2% chance of flooding annually 
River Flood Hazard Zone 3 – 1% AEP flood extent: an area with a 1% chance of flooding annually with the 
inclusion of poten�al Climate Change (CC) impact  
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1 Introduction 

Vision Consulting Engineers Limited (VISION) was commissioned by Edward Lock to provide a 
feasibility stormwater report to accompany land use and subdivision Resource Consent applications 
to the Far North District Council (FNDC) for a proposed subdivision at Stanners Road, Waipapa, Far 
North District, Lot 2 Deposited Plan 201987.  

It is proposed to subdivide Lot 2 DP 201987 into three allotments  with Lot 3 remaining a farm as 
shown on the Thomson surveyors scheme plan titled “Proposed subdivision of Lot 2 DP 201987, 
Stanners Road, Waipapa” dated 20/08/2019, ref. 9593, included in Figure 2 and Appendix A.  

 

2 Scope of Work 

The scope of work for this report is to assess stormwater management at the site including primary 
and secondary flows for the proposed development as defined on the Thomson surveyors scheme 
plan titled “Proposed subdivision of Lot 2 DP 201987, Stanners Road, Waipapa” included in Appendix 
A. 

The stormwater management report is based on published and unpublished information about the 
site, including: 

 Desk Study: Review published and unpublished information about the site 

 Site walkover assessment 

 Assess stormwater management 

– Measure 4 site specific cross sections with tape and abney level 

– Site specific flood depth and extent calculations 

– Mapping flood extents 

 Preparation of factual report addressing subdivision feasibility in relation to stormwater 

 

3 Site Description & Details 

The site is located on the western side of Stanners Road, Waipapa. The property is bounded by rural 
lots to the northeast and southeast, Stanners Road to the east and rural properties in all other 
directions.  

The access is provided from the southern boundary and provides access to all 3 proposed Lots. 

Proposed Lot 1 is an undeveloped section, covered in grass. The site generally gently slopes towards 
the southwestern boundary. An open drain runs along the north-western boundary and along 
Stanners Road. 

Proposed Lot 2 is an undeveloped section, covered in grass. The site generally gently slopes towards 
the northeastern boundary. An overland flow path is present near the proposed eastern property 
boundary that flows in a general north to south direction. 

Proposed Lot 3 is going to remain as farm land and is excluded from this assessment.  Three open 
drains are present on the lot that generally flow from the northwest towards southeast. 

The locality of the site is shown in Figure 1 and general site details are provided in Table 1: 

  



 

Table 1. Site Details 
Specific details about the site. 

Item Description 

Property Owner Edward Martin Wilberforce Lock, Robin Wilberforce Lock 

Site Address Stanners Road, Waipapa, Far North District 

Legal Description Lot 2 Deposited Plan 201987 

Certificate of Title NA 130C/107 

Site Area 386,945 m2 

Territorial Authority Far North District 

Zoning Rural Production 

Permitted 
Impermeable Cover 

8.6.5.1.3 -The maximum proportion of the gross site area covered by buildings and other 
impermeable surfaces shall be 15%. 

 

 

Figure 1. Locality Plan 
Site location is highlighted yellow in the image, north is up the page. 

 

4 Geology 

The 1:250,000 geological map, Geology of the Whangarei Area (Edbrooke et al 2009) indicates that 
the site is generally underlain by the Waipapa Group, with the Kerikeri Volcanic Group present in the 
eastern and southwestern portion of the property. Proposed Lots 1 and 2 are mapped as being 
underlain by the Kerikeri Volcanic Group. 

The soils have been mapped by Landcare Research which describes soils under the New Zealand 
Revised Soil Classification.  The soil mapped at the proposed Lot 1 and Lot 2 is as Otaha gravelly clay 
loam being soils of the rolling and hilly land, imperfectly to very poorly drained. 

 

  



 

5 Downstream Flooding 

This title land does not intersect with any flood layers published by the Northland Regional Council 
or Far North District Council. However, this area has not been modeled by Northland Regional 
Council, so flood levels for the 100-year flood are not readily available.  

Downstream flooding is known to occur in the vicinity of the site, however this does not directly 
impact the subject property. 

 

6 Attenuation Requirements 

6.1 Far North District Plan 

The Far North District Plan (DP) provides rules relating to stormwater management at a site. The DP 
provides thresholds for permitted activities on a site which are deemed to have a no more than 
minor effect on the receiving environment. The permitted requirement for this site is defined in rule 
8.6.5.1.3 of the DP as follows:  
 

8.6.5.1.3 STORMWATER MANAGEMENT (Rural Production Zone) 

“The maximum proportion of the gross site area covered by buildings and other impermeable 
surfaces shall be 15%.” 

Table 2 shows the permitted impermeable surface area for proposed Lots 1 and 2: 

Table 2. Permitted Impermeable Surfaces 
Allowable impermeable surfaces per each proposed lot 

Proposed Lot Area 

(m
2
) 

Permitted impermeable surfaces (15%) 

(m
2
) 

  

Lot 1 4010 601.5   

Lot 2 4010 601.5   

 

Where impermeable surfaces exceed 15% of the gross site area, stormwater management and 
attenuation will be required as a controlled or restricted discretionary activity under the DP. 

 

6.2 Far North District Council Engineering Standards & Guidelines 

The FNDC Engineering Standards & Guidelines (ESG) provide guidance on the requirements of 
FNDC's infrastructure department. Section 4.2.4 is relevant for subdivisions relating to stormwater 
catchment management and off-site effects as follows: 

4.2.4   Catchment management planning and Off-Site Effects  

The developer must to take into account catchment-wide issues at the concept 
design stage. The implications of future development upstream of the site and the 
cumulative effects of land development on water quality and flooding downstream 
are important considerations. The larger the scale of the development the more 
significant catchment management planning issues are likely to be. The developer 
must show how these issues are to be addressed and the effects dealt with. Where 
the discharge is to be into council’s system and/or is to be incorporated into council’s 
existing or future discharge consent, then the developer must demonstrate that 
consent conditions, including quality requirements, will be met. 



 

All stormwater systems shall provide for the collection and controlled disposal of 
stormwater from within the land being developed together with any runoff from 
upstream catchments. In designing downstream facilities the upstream catchment 
shall be considered as being fully developed to the extent defined in the current 
District Plan. For all land development works (including projects involving changes in 
land use or coverage) the design of the stormwater disposal system shall include the 
evaluation of stormwater runoff changes on upstream and downstream properties. 

Upstream flood levels shall not be increased by any downstream development unless 
any increase is small and can be shown to have no detrimental effects on the 
upstream properties. Downstream impacts investigated shall include (but are not 
limited to) changes in flow peaks and patterns, flood water levels, contamination 
levels and erosion or silting effects, and effects on the existing stormwater drainage 
system. Where such impacts are considered detrimental mitigation measures (e.g. 
Peak flow attenuation, velocity control, contamination reduction facilities) on or 
around the development site, or the upgrading of downstream stormwater disposal 
systems at the developers expense are likely to be required. 

 

7 Stormwater Management  

Stormwater management at the site can be broken into three components; primary flows, 
secondary flows, and attenuation. 

Primary and secondary flows have been assessed generally following the methodology set out in the 
New Zealand Building Code Acceptable Solutions section E1/VM1 Surface Water.  

A drawing set is attached in Appendix A showing the plans and details forming the basis of this 
assessment and calculations are shown in Appendix C. The following sections provide a summary of 
the findings of this work.  

 

7.1 Existing Situation 

The existing situation for Proposed Lots 1 and 2 in regard to stormwater flows is as follows: 

 Minor sheet flows enter proposed Lot 1 from the north-east and exit the proposed lot to the 
south-west.  An existing open drain along Stanners Road acts as a cut off drain. 

 Minor sheet flows enter proposed Lot 2 from the north-west and flow towards the open 
drain/overland flow path that is present in the eastern portion of the proposed lot. 

 An open drain/overland flow path is present in the eastern portion of proposed Lot 2. 

 To the south of the proposed lots, a new access for the neighbouring subdivision has been 
constructed. Four culverts are present to convey stormwater flows from the open 
drain/overland flow path beneath the access way. 

 

  



 

7.2 Existing Overland Flow Path Assessment 

7.2.1 Hydrology Assessment 

VISION previously completed a stormwater management report for the subdivision of the land 
immediately to the south of the site, reference J13510, dated 09/11/2018 included in Appendix D. 
The report included a detailed flood assessment that provided recommendations for the installation 
of four culverts below the access way immediately to the south of the subject site.  The installation 
of the culverts resulted in a minor increase in water levels upstream of the culverts, land within the  
subject site of this report.  

The estimated peak flow rate at the inlet to the four culverts, located near the southern boundary of 
subject property was calculated to be 2.49m3/s.  This peak value has been used, within this report, to 
estimate flood parameters and extent on the subject site. This is a conservative approach, as it is 
likely to over-predict flood levels.  

7.2.2 Hydraulic Assessment 

Manning’s Equation has been used as part of the hydraulic assessment. This work was undertaken in 
general accordance with the methods outlined in E1/VM1 of the New Zealand Building Code.  

Based on the prior report, the water surface elevation for a 100 year event was calculated to be 
97.69m One Tree Point Datum (OTPD). This was to allow for the headwater effect and subsequent 
ponding at the culverts' inlet. 

Several cross sections have been modeled using Manning’s Equation to determine the predicted 
extent of flooding in the overland flow path during a 100 year storm event.  The results of the 
assessment are summarised in Table 3 below.  The predicted extent of flooding is presented on the 
stormwater management drawings included in Appendix B. 

Table 3. Hydraulic Design Output   

Outputs: Drain flow depth Cross Section 1 0.47 m 

  Cross Section 2 0.58 m 

  Cross Section 3 1.052 m 

  Cross Section 4 0.57 m 

 

7.2.3 Discussion 

Based on the hydraulic assessment carried out, flood water is anticipated within all proposed lots. It 
should be appreciated that proposed lot 3 makes up some 437 hectares and has been excluded from 
this investigation. Detailed analysis of the extend of flooding within proposed lots 1 & 2 has been 
undertaken using flows calculated for a prior assessment. These flows were used to estimate the 
depth and extent of flooding at four measured cross sections. The extent of the 100-year flood is 
then interpolated between sections to show the flood extent, see sheet 4 in Appendix B. The area 
available on lots 1 & 2 which lies outside the predicted flood extent is summarised in Table 4. It is 
recommended that the floodway is protected to prevent obstructions from altering the flood levels. 

Table 4. Summary of predicted 1 in 100 year flood extent   

Proposed Lot Total Lot Size (m
2
) Area affected by 1 in 100 yr 

event (m
2
) 

Unaffected Area Available 
(m

2
) 

1 4010 272 3738 

2 4010 949 3091 

 

  



 

7.3 On-site Attenuation 

Due to the presence of the open drain and downstream flooding in the vicinity of the proposed lots, 
it is recommended that at the time of the Building Consent, onsite attenuation is designed by a 
Chartered Professional Engineer to reduce post development runoff back to pre-development 
(greenfield) rates for the 10% AEP storm event with an RCP of 6.0 to allow for the potential effects of 
climate change. 

 

8 Conclusion & Recommendations 

Opinions and recommendations given in this report are based on a desktop study and site visit on 5 
November 2019. Provided that the recommendations within this report are adopted, it is anticipated 
that the proposed development is unlikely to have a negative effect on the downstream receiving 
environment. 

 

 

 

 
 



 

 

 

Appendix A 
 Supplied Drawings  





 

 

Appendix B 
 VISION Stormwater Feasibility Plan 
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