


6. Details of Property Owner/s and Occupier/s: Name and Address of the Owner/Occupiers of the land to which 

this application relates (where there are multiple owners or occupiers please list on a separate sheet if required) 

 
Name/s: 

 

 
 

 

 

Property Address/:    
Location 

 
 

 
 

 

 

7. Application Site Details: 
Location and/or Property Street Address of the proposed activity: 

 
Site Address/    
Location: 

 
 

 
 

 

 

Legal Description:  Val Number: _ 
 
Certificate of Title:    

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

 

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

 
 

 

 
 

 

 
 

 

 

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

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 

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

 

9. Would you like to request Public Notification Yes/No

Solid Holdings Limited

1913 State Highway 10, Waipapa 0230

6 - 8 Industrial Way, Waipapa

Lot 5 DP 69740

NA25C/985

Please contact Agent prior to site visit so this can be arranged with landowner. 

Site is an active construction site. 

Establishment of an LPG facility. Please see attached applicaiton for full details. 
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Gas & Tyre Waipapa 

6 - 8 Industrial Way, Waipapa 

 

Gas & Tyre Ltd 

June 2024 
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1  Introduction  

Gas & Tyre Ltd hereby apply for resource consent from Far North District Council (Council) to 
establish an LPG facility at their site at 6 - 8 Industrial Way, Waipapa. 

The site is located within the Rural Production Zone of the Far North District Plan (District Plan) 
and requires resource consent for the reasons outlined in Section 5 of this report. The application 
includes plans of the proposal which are included as Appendix 2.  

2  Site Description and Background  

2.1  Locat ion and description  

The subject site is known as Lot 5 DP 69740, a large 8.941ha parcel of land adjoining State 
Highway 10. The site supports a range of existing land uses including Farm Source Waipapa, Z 
– Waipapa Truck Stop, Bay of Island Gas, Northland Waste Kerikeri Re:Sort Resource Recovery 
Park, NT Engineering, and Waipapa Landscape Supplies. Figures 1 and 2 below illustrate an 
aerial image of the subject site. 

Figure 1: Aerial image of the site (Source: Council Property and Land Maps) 
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Figure 2: Current aerial image of the subject site, and Gas & Tyre Lease Area (orange outline) 
(Source: Google). 

The area of land to which this application specifically relates is known as 6 - 8 Industrial Way, 
Waipapa. This is one of the many lease sites which make up Lot 5 DP 69740 as demonstrated 
in Figure 2 above.  

6 - 8 Industrial Way is leased by Gas & Tyre for the purposes of operating their new workshop 
which is currently under construction in accordance with Building Consent EBC-2024-552/0 
granted on 12 March 2024. This is due for completion in 2025.  

The area of the site which Gas & Tyre have leased is generally flat in contour with the part of 
the ground being built up with engineered fill in accordance with the previously granted resource 
consent RC:2190448. The lease area also includes an existing 209m² stormwater pond to which 
stormwater from the site is to be directed to.  

The subject site also has an existing internal road known as Industrial Way which provides 
controlled access onto State Highway 10. This is a private road, that is not currently vested in 
Council.  

The site is generally flat in contour and due to the established and operational land uses 
generally contains little vegetation. The surrounding environment supports a range of land uses 
such as Waipapa Pine Sawmill to and a remaining rural property immediately north of the site. 
Twin Coast Marine and ATJ Hire Waipapa to the south. Rural land to the east and west. Of note 
is also the Te Puāwaitanga – Bay of Islands Sports Hub which is currently under construction 
and due for completion shortly. This is situated on the eastern side of State Highway 10 slightly 
north-east of the site.  
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The site is held within one Record of Title which has the following details: 

Record of Title Details  

Identifier Legal Description Area Owner 

NA25C/985 Lot 5 DP 69740 8.991ha Solid Holdings Limited 

A copy of the Record of Title is attached as Appendix 1. 

3  Background  

The site holds a number of existing building and resource consents for existing land use activities 
undertaken across it: 

• The construction of buildings on the Gas & Tyre site and the adjoining land area to the 
west were granted under RC2190448 on 30 September 2019.  

• Building Consent for the new Gas & Tyre building was granted under EBC-2024-552 on 
12 March 2024.  

Furthermore, Industrial Way which remains a private road within the subject site has been 
designed and upgraded previously to future proof it for the complete development of the subject 
site, as well as carrying vehicles from the adjoining Waipapa Pine.  

The intersection of Industrial Way with State Highway 10 which relates to this application is 
referred to by NZTA as Crossing Point 76 (CP76). This has been designed with a channelised 
right turn and auxiliary left turn treatment in accordance with the Austroads Guide to Road 
Design Part 4A Section 4.8) as directed by NZTA at the time of upgrading this intersection. This 
design ensure the crossing place can safely accommodate the level of traffic anticipated by the 
complete development of the subject site.  

4  Proposal 

Resource consent is sought to operate an LPG facility as part of the new Gas & Tyre premises.  

The LPG facility is proposed to consist of a large concrete slab which is to be 10m by 20m to be 
located on the eastern side of the lease area. This will then be enclosed by secure fencing and 
access gates. Within the secure cage a mix of 9kg and 45kg cylinders will store both liquid and 
vapour LPG. A maximum quantity of 15 Tonnes of LPG is proposed to be stored on-site at any 
one time.  

A site plan illustrating the proposed site layout and LPG facility are included in Appendix 2.  

The LPG vapour and liquid will be brought to site in the form of multiple 45kg cylinders which 
will be stored on-site for refilling of 9kg bottles and distribution around the district. At the south-
eastern corner of the facility will be where trained staff refill 9kg LPG cylinders utilising the 45kg 
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cylinders. Adjoining this will be a 20ft container which is set up as a refilling station whereby 
multiple 45kg bottles are set up to refill 9kg bottles.  

Hazardous substances signage will be required to be displayed on site in accordance with the 
Health and Safety at Work (Hazardous Substances) Regulations 2017. Examples of this signage 
is illustrated in Appendix 5.  

Gas & Tyre staff and vehicles already on-site will be involved in this activity. No additional staff 
or vehicles are anticipated in relation to this additional component of Gas & Tyre’s operations.  

There are no other works proposed as part of this activity. 

5  Statutory Framework 

5.1  Nat ional Environmental  Standard for  Assessing and Managing 
Contaminants in Soi l  to Project  Human Heal th Regulat ions 2011 
(NESCS) 

The NESCS 2011 applies to land that currently has, or historically had, an activity or industry 
undertaken on it that is included in the Hazardous Activities and Industries List (HAIL).  

The site has been identified on Northland Regional Council’s GIS Maps as a HAIL site. The 
identification classifies the HAIL use as E2 – Asphalt or bitumen manufacture or bulk storage; 
F7 – Service Station; D5 – Engineering workshops with metal fabrication; G6 – Waste recycling 
or waste or wastewater treatment. These all relate to the various activities which are undertaken 
across the different lease areas of the wider site.  

None of these activities have occurred or are undertaken within the piece of land to which this 
application relates. Therefore, in accordance with the definition of ‘land covered’ in clause 5 of 
the NESCS, it is not considered that the NESCS is applicable to this application. Furthermore, 
the proposal does not seek to remove a fuel storage tank, sample the soil, subdivided the land, 
or change the use of the land. While a 200m² of the site will need to be compacted in preparation 
for the concrete pad facility this will not result in material being taken off-site.  

5.2 Resource Management (Nat ional  Environmental  Standards for 
Freshwater)  Regulat ions 2020 (NESFW 2020) 

The NESFW 2020 sets the requirements for any person wanting to carry out activities that pose 
a risk to freshwater and freshwater ecosystems. The site does not contain any existing wetlands, 
nor is the proposed development within proximity to any potential wetlands or waterways on any 
adjoining property. As such, it is not considered that the NESFM is relevant to this application.  

5.3  Far  North District  Plan 

The application site is located within the Rural Production Zone of the Far North District Plan. It 
is not subject to any District Plan notations, overlays or features. 
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Figure 4: Application site zoning as shown on the Far North District Plan (Source: FNDC District 
Plan Maps) 

Under Rule 12.8.6.2.1 the storage and sale of LPG is a controlled activity provided it complies 
with standards (a) – (g). A full assessment of this criteria is provided below. The proposal is 
considered to comply with these standards and therefore resource consent is required as a 
Controlled Activity.  

12.8.6.2.1 Storage & Sale of LPG Assessment Criteria  

a) That part of a site where hazardous substances are stored or used (including underground 
storage tanks) and where a substance is hazardous to land or water shall be sealed with 
impervious materials and protected by suitable systems such as bunds, diversion drains, 
sumps or oil/water interceptors to prevent the discharge of any spills of hazardous 
substances or contaminated stormwater to the stormwater system or natural waterways. 

Assessment: The LPG is stored within industry standard cylinders permanently when on-site. 
These are located on a concrete pad and securely enclosed in a gated area. This is in line with 
industry requirements in accordance with the Health and Safety at Work (Hazardous 
Substances) Regulations 2017. In order to store the gas on-site the Applicant will be required to 
obtain Compliance Certification from a suitably qualified certifier which is required to be renewed 
annually.  
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Should any accidental leak occur during the refilling process then the Emergency Response 
Plan will be followed as required by Worksafe New Zealand. Generally speaking, if a spill did 
occur during the refilling process then the LPG substance would dissipate before having any 
ability to be discharged to land or water. As such, all necessary measures are in place to avoid 
hazardous substances entering waterways or stormwater systems.  

b) All stormwater intake points shall be clearly marked. 

Assessment: The site’s stormwater network remains in accordance with building consent EBC-
2024-552.  

c) Areas of the facility which are used for washing equipment or trucks contaminated with 
hazardous substances shall be sealed or bunded and drained to either a sewerage treatment 
plant or another facility approved by the Council. 

Assessment: There is no washing of equipment or vehicles associated with this activity. As 
such there is no ability for runoff to enter the site’s drainage systems. Compliance is achieved.  

d) All hazardous facilities where flammable hazardous substances are either used or stored 
shall have adequate fire safety equipment in place. 

Assessment: As required by Worksafe New Zealand the site will be equipped with fire safety 
equipment at all times, as well as trained personal who are capable of utilising all emergency 
equipment. Compliance is achieved. 

e) Hazardous substances will be stored on-site in containers that meet the requirements of the 
Hazardous Substances and New Organisms Act 1996 in terms of design and labelling, and 
that are suitable for existing storage conditions. 

Assessment: The hazardous substance, being LPG, will be stored in industrial standard 
cylinders, on a level concrete pad, within a secure caged area on the site. No members of the 
public will have access to this substance or the facilities. The site will also contain the necessary 
hazardous substances identification signage. The site will meet the requirements of the Health 
and Safety at Work (Hazardous Substances) Regulations 2017 requirements at all times. 
Compliance is achieved.  

f) Any part of the facility that generates stormwater potentially contaminated with hazardous 
substances shall be protected by suitable systems to prevent the discharge of contaminated 
stormwater to the stormwater system. 

Assessment: As described above, there is no potentially contaminated stormwater present on 
the site. Compliance is achieved.  

g) Hazardous substances disposal in the District may only be to facilities which are lawfully 
established and operated in terms of the Act and relevant hazardous substances legislation. 

Assessment: There is no hazardous substances disposal proposed as part of this activity. 
Compliance is achieved.  
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Rural Production Zone  

The proposal has also been assessed against the Rural Production Zone provisions. A full 
assessment of the relevant provisions is included in Appendix 3 of this application. This 
assessment finds that the proposal will also result in a further non-compliance with the rule 
8.6.5.1.3 Stormwater Management due to a further increase in total impervious areas beyond 
those which have previously been consented. Resource consent is considered to be required 
as a Discretionary Activity pursuant to 8.6.5.4(c). 

District Wide Rules 

A full assessment of the relevant District Wide provisions is included in Appendix 3 of this 
application. All relevant provisions are considered to be complied with or already consented.  

5.4  Far  North Proposed Distr ict  Plan 

Far North District Council have publicly notified the Proposed Far North District Plan (PFNDP).  

Under the PFNDP the site is proposed to be rezoned to Heavy Industrial Zone. The western 
most part of site is also shown to be shown within the River Flood Hazard (100 year and 10 
year).  

Under PDP as notified it is considered the proposed LPG facility would be classed as a 
‘Significant Hazardous Facility’ given it will involve the storage of more than 6 Tonnes of LPG. 
Such activity is a permitted activity in the Heavy Industrial Zone where it is not located in or near 
a sensitive environment/activity. The adjoining land to the north is also to be rezoned to Heavy 
Industrial however for the time being contains an existing residential dwelling. The proposed 
LPG facility would be separated approximately 75m from this dwelling which is less than the 
required 250m under the PDP. Provided that dwelling remained on-site, resource consent would 
be required as a Discretionary Activity under HS-R2, however these rules do not currently have 
legal effect.  
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Figure 5: Application site zoning as shown in the Proposed Far North District Plan (Source: 
FNDC District Plan Maps) 

5.5  Activity Status  

As demonstrated in Section 5.3 above, the proposal requires resource consent as a 
Discretionary Activity under the Operative District Plan.  

5.6  Scope of  Appl icat ion 

This application seeks to establish an LPG facility which is to store up to 15 Tonnes on-site at 
any one time.  

If Council is of the view that resource consent is required for alternative or additional matters to 
those identified in Sections 5.3 of this report, it has the discretion to grant consent to those 
matters as well as, or in lieu of those identified in this AEE.  

Additionally, if Council is of the view that the activity status of any of the matters requiring 
consent is different to that described in Sections 5.3 of this report, Council has the ability under 
Section 104(5) of the Act to process the application, regardless of the type of activity that the 
application was expressed to be for. 

6  Assessment of Environmental Effects 

In accordance with section 88(2)(b) of the Act and Clause 1(d) of Schedule 4 to the Act, this 
assessment of environmental effects of the proposed activity has been prepared in such detail 
as corresponds with the scale and significance of the effects that it may have on the 
environment.  

Although a Discretionary Activity, it is acknowledged that the District Plan identified assessment 
criteria which Council will have regard to in considering this application. These matters are set 
out in chapter 11 of the District Plan and have been taken into account in assessing the actual 
and potential adverse effects of the proposal below.   

6.1  Permit ted Baseline  

In forming the opinion for the purposes of s95 and s104(1)(a), adverse effects on the 
environment can be disregarded if the Plan permits an activity with that effect.    

Under the Far North District Plan the storage and sale of LPG requires resource consent as a 
Controlled Activity in all cases. As such there is no permitted baseline relevant to the 
consideration of this application.  

6.2  Exist ing Environment  

As described above, although the subject site is zoned Rural Production it contains a number of 
existing land uses which are not rural production activities. These activities are largely industrial 
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and commercial based. Beyond the site the environment continues to support a varied range of 
activities including rural, residential, industrial, commercial and sport and recreation type 
activities. As such it is considered that the existing environment is highly varied in its form and 
character. The site benefits from approved resource consent RC:2190448. This is the existing 
environment to which this application relates.  

6.3  Posi t ive Effects  

In assessing the effects of a proposal, there is a tendency to focus on negative effects however 
it is also important and appropriate to consider positive effects. For this application, the following 
positive effects are considered to result: 

• The addition of the LPG facility in Waipapa enables Gas & Tyre to service the local 
Waipapa, Kerikeri and Bay of Islands communities from a local site instead of relying on 
facilities outside of Waipapa or the District.   

6.3  Storage and Handling of Hazardous Substances 

The proposal involves the storage and handling of LPG which is a hazardous substance. The 
45kg cylinders are brough to the site in bulk where they will then be stored and delivered direct 
to customers or utilised to refill smaller 9kg cylinders on site. All refilling will be undertaken by 
trained and qualified personal, and no members of the public will have any interface with the 
LPG. This material is transported to and from the site by persons and vehicles which are certified 
to do so.  

The storage of the LPG cylinders is undertaken on site in accordance with a Compliance 
Certificate which is obtained from WorkSafe New Zealand under the Health and Safety at Work 
(Hazardous Substances) Regulations 2017. This certificate must be obtained before operation 
of the activity and requires an annual compliance certification.  

In addition to certification, the site and all persons working on-site are required to operate in 
accordance with the Emergency Response Plan of which a copy is included in Appendix 5. This 
plan sets out all the respective emergency response details for any incidents should they occur 
and respective contact details. Again, this is managed and monitored by WorkSafe New Zealand 
and is an on-going requirement for the site.  

As discussed above, the proposed activity involves the storage and handling of LPG by trained 
personal. Any refilling of cyclers is to be undertaken within the dedicated refilling area and must 
be undertaken by trained personal. This area is completely separated from the public realm as 
it is required to be and will be secured through security fences with gated access only. When 
undertaking filling, the trained person will connect the 9kg bottle(s) to the 45kg bottle(s). Bottles 
are designed to be non-spill and extremely robust, so they are not able to be broken easily. 
Should any accidental spill occur then the LPG dissipates as it leaves the bottle as such there 
is no ability for the substance to sit on the ground or be washed into any water ways. If any 
emergency on-site did occur, then Emergency Response Plan would be activated and the 
necessary personnel engaged.  
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As described above, the subject site supports a range of land uses including a large scale 
refilling station adjoining the lease area. In accordance with industry requirements, the LPG 
facility has been located on site in a manner which achieves the required physical setback 
distances from public and protected places. The facility will also be setback 10.4m from the 
northern site boundary.  

The subject site is located in an Industrial environment and surrounded by a range of commercial 
and industrial activities. There is an existing residential dwelling on the adjoining property to the 
north however the proposed facility is appropriately setback from this activity and the common 
site boundary. It is not considered this activity would increase the risk to any person or sensitive 
receiver.  

Overall, for the reasons discussed above it is considered that the storage and handling of 
hazardous substances as proposed will have less than minor effects on the environment.  

6.4  Visual  Amenity Effects  

As identified above the existing site contains a range of existing buildings, structures, storage of 
materials and outdoor yard areas. The proposed LPG facility will consist of a concrete pad, 
security fencing and a 20ft container containing the refilling station. Signage will also be erected 
on site, likely on the security fencing as required by the Worksafe Regulations to ensure it is 
visible to any person on or near the site. This will all sit within the Gas & Tyre site adjacent to 
their new premises which are currently under construction.  

Visually this proposal is considered to be consistent with the existing environment which 
supports a range of existing land uses of various scales and forms. The LPG refilling and 
distribution component is not considered to be visually dominant or alter the existing visual 
amenity of the subject environment.  

For these reasons, it is considered that proposed additional LPG storage will result in visual 
amenity effects which are less than minor on the surrounding environment or any person.   

6.5  Transportat ion Effects 

As outlined in the assessment of the proposal against the relevant transport provisions of the 
District Plan (Appendix 3), the proposal is not anticipated to generate any new or additional 
transport movements. At the time that RC2190448 was obtained, additional vehicle movements 
to and from the site were accounted for to accommodate a future industrial activity on the subject 
lease area to which this application relates.  

The addition of the LPG facility component relies on staff and customers which are already 
accounted for as part of the Gas & Tyre site. The LPG facility will include the distribution of LPG 
cylinders from the site, however these movements was also accounted for as part of the 
overarching Gas & Tyre operation. This proposal therefore does not propose any new or 
additional movements, or changes to the existing transport network. Adverse effects in this 
regard on the environment are considered to be less than minor.  
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6.6 Stormwater  Effects  

As detailed above and in Appendix 3, the subject site has a consented impervious area coverage 
of 48.1% (43,007m²) in accordance with RC:2190448. The addition of the concrete pad (10m x 
20m) and container (6.1m x 2.44m) to which the LPG facility will operate from, will increase this 
by 214.88m² to a total of 43,221.88m² being 48.3%.  

The development of this part of the site was designed with a stormwater basin which is located 
to the east of the proposed facility. This has been designed so that stormwater from the site 
travels toward the open swale drain and then is directed to the stormwater basin. The design of 
this basin was reconsidered and expanded as part of Building Consent EBC-2024-552 to be 
209m². Stormwater from the additional 214.88m² of hardstand area will also be directed to and 
contained within this basin. Assessments provided under Building Consent EBC-2024-552 
confirm that additional capacity exists, which will accommodate the proposed additional 
214.88m2 of runoff. This will prevent stormwater generated from this part of the site being 
dispersed off-site or elsewhere within the subject site.  

As such, the proposed design is considered to appropriately mitigate actual and potential 
adverse stormwater effects from the proposal.  

6.7  Hazard Effects 

The western most part of the wider site is shown to be within a floodplain. The proposed activity 
is substantially separated from this part of the site and therefore it is not considered the proposal 
would have any impact on this flood hazard. Furthermore all stormwater from the site is directed 
to an approved stormwater management area. 

For these reasons, hazard effects on the environment are considered to be less than minor.  

6.8  Ef fects Conclusion  

Based on the above assessment, I consider all actual and potential effects associated with the 
proposal will be less than minor with no persons adversely affected. 

7  Objectives and Policies  

7.1  Object ives and Policies Assessment 

Far North District Plan (operative) 

The following objectives and policies of the Far North District Plan are relevant to this proposal. 
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Objectives and Policies 

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

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

Policy 12.8.4.1 That activities and facilities involving the use of hazardous substances be 

designed, located, constructed and operated so as to avoid adverse effects 

on people and the environment and to minimise risk to people and the 

environment. 

Policy 12.8.4.2 That where the Council deems it necessary, spill response contingency 

plans will be developed and operated on sites where hazardous substances 

are stored, used, transported or disposed of. 

Policy 12.8.4.3 That hazardous substances are disposed of only at specifically designed 

hazardous substance disposal facilities using techniques which avoid 

adverse environmental effects. 

Policy 12.8.4.4 That the cumulative effects of activities involving the use of hazardous 

substances do not pose unacceptable risks to the environment and people.  

Comment: The proposed LPG facility has been designed to ensure compliance under 

the Health and Safety at Work (Hazardous Substances) Regulations 2017 

is achieved and the appropriate certifications can be given. Ensuring the 

facilities uphold compliance with this legislation ensures that the proposed 

use, handling and storage of LPG avoids adverse effects on people and the 

environment. This also ensures any risk to people and the environment is 

sufficiently mitigated.  

The site will operate in accordance with the Emergency Management Plan 

that the site is required to hold under Worksafe New Zealand. This plan 

provides for all possible emergency scenarios and ensure the correct and 

trained personal are available on-site.  

The proposal does not propose any disposal of hazardous substances as 

such no environmental effects are anticipated in this regard.  

It is acknowledged that the wider site already contains a fuel station. Both 

facilities must operate in accordance with the national legislation and their 

own specific site management plans. There is nothing which suggests 

cumulative effects of the two facilities operating from the site would result in 

any adverse effect on people or the environment. 



Application for Resource Consent 

Gas & Tyre Waipapa 

 

17 

 

Objectives and Policies 

Overall, the proposal is consistent with the above objectives and policies.  

  

Objective 8.6.3.1 To promote the sustainable management of natural and physical 
resources in the Rural Production Zone.  

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

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

Objective 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.  

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

Objective 8.6.3.8 To enable the efficient establishment and operation of activities and 
services that have a functional need to be located in a rural 
environment.  

Policy 8.6.4.1 That the Rural Production Zone enables farming and rural production 

activities, as well as a wide range of activities, subject to the need to ensure 

that any adverse effects on the environment, including any reverse 

sensitivity effects, resulting from these activities are avoided, remedied or 

mitigated and are not to the detriment of rural productivity. 

Policy 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. 

Policy 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. 

Policy 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 
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Objectives and Policies 

established existing activities in the Rural Production zone and in 

neighbouring zones.   

Comment: The Rural Production Zone objectives and policies place emphasis on 

ensuring that the characteristic amenity values of a locality are maintained 

and enhanced, with particular reference to ensuring that development is 

consistent with the purpose of the site zoning, and avoids conflicts between 

land uses. The Rural Production Zone also seeks to manage natural and 

physical resources of the rural area are managed sustainably.  

The subject site, surrounding and consented land uses do not represent 

standard rural production land practices, however these form the existing 

and long-established environment to which this proposal relates. Given this 

established environment, the ability to manage the natural and physical 

resources of this land is lost. However, given this established environment 

the proposal is considered to be consistent with the characteristic and 

amenity values of the environment in which it is to locate. Furthermore it is 

not considered that the proposed activity conflicts with those activities which 

are established in this environment, nor will it result in any reserve 

sensitivity effects. Overall, based on the existing environment, on balance 

the proposal is considered to be consistent with these objectives and 

policies.  

Proposed Far North District Plan 

The following objectives and policies of the Proposed Far North District Plan are relevant to this 
proposal.  

Objectives and Policies 

Objective HS-O1 The risks associated with the storage, use or disposal of hazardous 
substances to people, property and the environment are minimised to 
acceptable levels while recognising the benefits of activities that 
store, use and dispose of hazardous substances. 

Objective HS-O2 Significant hazardous facilities and sensitive activities are managed 
through separation distances and other methods to avoid to the 
extent practicable, or otherwise mitigate, reverse sensitivity effects. 

Policy HS-P1 Manage the effects of hazardous substances by: 

a. locating, designing, constructing and managing significant 

hazardous facilities to avoid or mitigate adverse effects and risks to 
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people, property and the environment, particularly sensitive 

environments and sensitive activities; 

b. identifying, assessing and managing risks and adverse effects, 

including cumulative effects, of significant hazardous facilities so 

they do not create unacceptable residual risks to people, property 

and the environment; and  

c. locating land use activities so that the adverse effects and risks 

of  transporting hazardous substances on 

roading infrastructure and other land use activities are minimised.  

Policy HS-P2 Require appropriate separation distance between significant hazardous 

facilities and sensitive activities to avoid where practicable, or otherwise 

mitigate, reverse sensitivity effects and the risk to people and property.  

Policy HS-P3 Manage new or expanded significant hazardous facilities and sensitive 

activities 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. separation distances and other methods to avoid and mitigate risks and 

adverse effects of significant hazardous facilities on sensitive 

activities and sensitive environments; 

b. separation distances and other methods to avoid or mitigate reverse 

sensitivity effects between significant hazardous facilities and sensitive 

activities; 

c. the extent to which adverse effects and risks are adequately managed 

through other legislation and organisations; 

d. the type, scale, intensity, duration and frequency of the risks 

and effects on people, property and the environment; 

e. site design and layout of the activity and the ability to 

internalise effects within the site; 

f. any historical, spiritual or cultural association held by tangata whenua, 

with regards to the matters set out in Policy TW-P6; 

g. avoidance or management of risks associated with natural hazards; 

and 

h. any potential adverse cumulative effects.  

Comment: As discussed above, the proposed LPG facility is designed and will operate in 

accordance with national legislation which is designed to ensure the health and 

safety of the environment and all persons.  
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The activity will be located within proximity to a sensitive land use however as 

apparent by the legislation which manages and regulates these activities, the 

activity is appropriately setback from all public spaces as indicated on the site plan. 

Reverse sensitivity effects are not considered to arise given the land has been 

rezoned for this purpose and such activities are anticipated by the Plan. 

Furthermore, the surrounding environment clearly contains a range of land uses 

and this will not generate any new or additional adverse effects.  

There are no additional measures required to manage the proposed facility above 

and beyond those that are already in place under the appropriate legislation. As 

discussed above, there is no risk to people or the environment. The proposal is 

consistent with these objectives and policies.  

7.2  Weighting Assessment  

As demonstrated in the assessment above, the proposed development is consistent with the 
objectives and policies of the Operative and Proposed District Plans. Therefore, a weighting 
assessment is not required.  

7.3  Object ives and Policies Conclusion  

For those reasons outlined above, it is considered that the proposal is consistent with all relevant 
objectives and policies of the Operative and Proposed Far North District Plan. 

8  Notification Assessment  

8.1  Publ ic Not if icat ion – Section 95A  

The matters to be considered by the consent authority when deciding whether or not to publicly 
notify an application are set out in Section 95A of the RMA. This comprises the following four-
step process to determine whether to publicly notify an application. 

Step 1 – Mandatory public notification in certain circumstances (sections 95A (2) and (3): 

Mandatory public notification is not required as the applicant does not request public notification 
[s95A(3)(a)], and the application has not been made jointly with an application to exchange 
recreation reserve land under section 15AA of the Reserves Act 1977 [s95A(3)(c)]. 

Step 2 – Preclusion to public notification: 

Public notification is not precluded because the activity is not subject to any rule in the District 
Plan or a National Environmental Standard that precludes public notification [s95A(5)(a)] and 
the activity is not for a controlled activity [s95A(5)(b)(i)] or a boundary activity [s95A(5)(b)(iii)].  

Step 3 - Public notification – rule/adverse effects: 
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Public notification is not required as the application does not include an activity that is subject to 
any rule in the District Plan or National Environmental Standard that requires public notification, 
and in accordance with section 95D adverse effects on the environment will not be more than 
minor [s95A(8)(a) and (b)].  

Step 4 – Special circumstances: 

There are no special circumstances that warrant public notification under section 95A(9) 
because none of the circumstances of the application are exceptional or unusual. 

Accordingly, it is considered that this application should be processed without public 
notification. 

8.2  Limited Not if icat ion – Section 95B 

Section 95B relates to limited notification of consent applications and (in summary) directs that, 
where notification of an application for resource consent is not required under Section 95A, the 
consent authority must give limited notification of the application to any affected person. Section 
95B is also a four-step process to determine whether to limited notify an application. 

Step 1 – Customary rights and marine title groups, and statutory acknowledgements: 

There are no protected customary rights groups or customary marine title groups that will be 
affected by the proposal, and the proposal is not on, adjacent to, or likely to affect land subject 
to a statutory acknowledgement [s95B(2)(a) and (b) and s95B(3)]. 

Step 2 - Preclusions to limited notification: 

There is no preclusion to limited notification as there is no rule in the District Plan or National 
Environmental Standard that precludes limited notification of the application [s95B(6)(a) and (b)] 
and the application is not for a district land use consent with controlled activity status 
[s95B(6)(b)]. 

Step 3 – Limited notification – affected persons: 

Limited notification is not required as the effects on any person will be less than minor [s95B(8)]. 
Refer to the assessment of effects and conclusions in Section 6 of this report.  

Step 4 – Special circumstances: 

There are no special circumstances that exist relating to the application that warrant limited 
notification to any persons who have not been excluded as affected persons by the assessment 
above. There are no special circumstances that warrant limited notification under section 
95B(10) because none of the circumstances of the application are exceptional or unusual. 

Accordingly, it is considered that this application should be processed without limited 
notification. 
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8.3  Not i f ication Conclusion  

Section 95 of the Act sets out the requirements for the Council to consider when determining 
whether an application for resource consent should be notified.  

Section 6 of this report confirms that any effects on specific parties and the wider environment 
will be less than minor. Therefore, in accordance with the steps outlined above, notification of 
the proposal is not required. 

9  Statutory Assessment  

9.1  Sect ion 104 of the RMA 

Section 104 

In considering an application for land use consent, the consent authority must have regard 
to Part 2 (Purposes and Principles) of the RMA, and to the matters to be considered as 
set out in section 104(1).  Section 104(1) states that, subject to the provisions of Part 2, a 
consent authority must have regard to: 

(a) any actual and potential effects on the environment of allowing the activity; and 

(b) any relevant provisions of – 

(i). a national environmental standard: 
(ii). other regulations: 
(iii). a national policy statement: 
(iv). a New Zealand coastal policy statement: 
(v). a regional policy statement or proposed regional policy statement: 
(vi). a plan or proposed plan; and 

(c) any other matter the consent authority considers relevant and reasonably 
necessary to determine the application. 

In respect of section 104(1)(a), an assessment of any actual or potential effects has been 
included in Section 6 of this report. This assessment is also relevant to section 104(1)(a) and I 
therefore determine that effects of the actual and potential effects of the proposal will be 
acceptable. 

I have considered the higher order planning documents specified at section 104(1)(b)(i) – (vi) of 
the Act and consider that the following documents are relevant to this proposal: 

National Environmental Standards for Freshwater 2020 

The proposed activity is not located within or in proximity to any freshwater environment to which 
the provisions of the NES Freshwater relate. Therefore no further consideration is required.  
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National Policy Statement for Freshwater Management 

The proposed activity is not located within or in proximity to any freshwater environment to which 
the provisions of the NPS Freshwater Management relate. Therefore no further consideration is 
required.  

National Policy Statement for Highly Productive Land 

The NPS-HPL provides direction under the RMA to improve the way that highly productive land 
is managed.  

The NPS-HPL directs that territorial authorities avoid the inappropriate use or development of 
highly productive land that is not land based primary production. Section 3.9 provides further 
clarification on what is considered inappropriate use or development.  

Highly Productive Land means: 

• Land that has been mapped in accordance with clause 3.4 of the NPS-HPL and is 
included in an operative regional policy statement as required by clause 3.5; or, 

• Until a regional policy statement containing maps of highly productive land in the 
region is operative, is land that at the commencement date zoned general rural or 
rural production; and contains land mapped by the New Zealand Land Resource 
Inventory as Land Use Capability Class 1, 2, or 3;  

Land is not classified as Highly Productive Land where it is identified for future urban 
development; or 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 application site is zoned Rural Production Zone and comprises LUC 3 soil. However, the 
subject land as also subject to a Council initiated Plan Change, being the Proposed Far North 
District Plan, and as notified is proposed to be rezoned to Heavy Industrial Zone. The site is 
considered to benefit from this as the plan change was notified on 27 July 2022, being prior to 
the critical cut-off date of 17 October 2022. As such the subject land is no longer classified as 
Highly Productive Land under the NPS-HPL.  

Northland Regional Policy Statement  

The Northland Regional Policy Statement (RPS) defines how the natural and physical 
resources, including air, land, water and the coastal marine area, will be sustainably managed. 
Part 2 identifies the significant resource management issues for Northland.  

Part 3 identifies the objectives of the RPS, with supporting policies included in Parts 4 -8. While 
it is not considered that any of the objectives and policies are overly relevant to the proposal, it 
is considered that objective 3.5 which pertains to the economic well-being of Northland is of 
overarching relevance to this application as this development enables the ongoing support and 
contribution to the local economy and businesses of the Far North and Northland more broadly.  
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For these it is considered that the proposal is consistent with the relevant objective of the 
Regional Policy Statement. 

Northland Regional Plan 

The Proposed Regional Plan for Northland – Appeals Version 2023, is a combined regional air, 
land, water and coastal plan.  

Given the nature of this proposal, the objectives and policies of the Regional Plan are considered 
to have limited relevance to the consideration of this application.  

Other Matters 

There are no other matters that the consent authority should consider in the determination of 
this application.  

9.2  Resource Management Act  1991 – Part  2 Assessment 

In accordance with recent case law, decision makers can no longer refer to matters under Part 
2 of the RMA 1991 when considering resource consent applications unless the relevant district 
plan is considered to be invalid, has incomplete coverage or is uncertain. This includes sections 
5 (Purpose), 6 (Matters of National Importance), 7 (Other Matters), and 8 (Treaty of Waitangi).   

The Far North District Plan is a valid planning document, has complete coverage over the 
proposed activities and anticipated effects, and is therefore of sufficient certainty to not require 
an assessment against Part 2 Matters.  

10  Conclusion  

The application is being made by Gas & Tyre for resource consent from Far North District 
Council to establish an LPG facility at 6 – 8 Industrial Way, Waipapa. The application requires 
resource consent as a Controlled Activity in regard to the LPG facility, as well as Discretionary 
Activity consent in regard to impervious area coverage, under the Far North Operative District 
Plan.  

Section 5 details an assessment of effects and Section 9 outlines the key planning 
considerations for this assessment. These assessments conclude that the proposal will result in 
less than minor effects and no persons will be adversely affected. The proposal is also not 
contrary to the objectives and policies of the Operative District Plan or the Proposed District 
Plan.  

On this basis, it is considered that the proposal can be granted on a non-notified basis in 
accordance with Sections 104 and 104B. 

We request the opportunity to review the draft conditions prior to the decision being issued. 

We look forward to working with you and your team further during this resource consent 
process.
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Appendix 1 - Record of Title



Register Only
Search Copy Dated 05/06/24 2:17 pm, Page  of 1 2 Transaction ID 3227160

 Client Reference 719658

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier NA25C/985
 Land Registration District North Auckland
 Date Issued 13 August 1973

Prior References
NA494/299

 Estate Fee Simple
 Area 8.9410 hectares more or less
 Legal Description Lot    5 Deposited Plan 69740

Registered Owners
Solid  Holdings Limited

Interests

573901.1                  Gazette Notice declaring the adjoining State Highway to be a limited access road - 31.1.1979 at 10.51 am
Land          Covenant in Easement Instrument 9571379.1 - 19.8.2016 at 4:16 pm
Land          Covenant in Easement Instrument 9571379.2 - 19.8.2016 at 4:16 pm
Subject                     to a right of way over part marked A on DP 469893 created by Easement Instrument 9571379.3 - 19.8.2016 at 4:16
 pm



 Identifier NA25C/985

Register Only
Search Copy Dated 05/06/24 2:17 pm, Page  of 2 2 Transaction ID 3227160

 Client Reference 719658
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Appendix 2 – Proposed Site Plans 
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Appendix 3 – District Plan Rules Assessment  

  



 

Appendix 1A – Supporting District Plan Assessment 

Rural  Product ion Zone 
Rule Description Compliance 

8.6.5.1.1 Residential 
Intensity 

Residential development is limited 
to one unit per 12ha of land.  

N/A  

No residential development is 
proposed.  

8.6.5.1.2 Sunlight Buildings must be contained within 
a building recession plane 
envelope. 

Complies. 

8.6.5.1.3 Stormwater 
Management 

Maximum of 15% of gross site area 
can be covered in buildings and 
other impervious surfaces. 

Does not comply. 

Site has a consented 
impervious area coverage of 
48.1% (43,007m²) in 
accordance with RC:2190448). 
The addition of the concrete 
pad (10m x 20m) and container 
(6.1m x 2.44m) will increase 
this by 214.88m² to a total of 
43,221.88m² being 48.3%.  

8.6.5.1.4 Setback  Buildings shall be setback 10m from 
a site boundary. 

Complies. 

The additional LPG facility is 
setback at least 10m from all 
boundaries.  

8.6.5.1.5 Transportation Refer chapter 15 Complies.  

See below.  

8.6.5.1.6 Keeping of 
Animals 

Applies to the keeping of animals. N/A 

8.6.5.1.7 Noise All activities must comply with the 
following noise limits at the notional 
boundary of a dwelling in any other 
rural zone: 

0700 to 2200 – 65dBA L10 

2200 to 0700 – 45dBA L10 and 
75dBA Lmax 

Complies. 

The proposed LPG facility is not 
anticipated to generate or result 
in any new or additional noise 
sources. The facility will only 
operate during day-time hours 
given it can only be operated by 
trained staff.  



1 

8.6.5.1.8 Building Height The maximum building height is 
12m 

Complies. 

All buildings will be less than 
12m in height.  

8.6.5.1.9 Helicopter 
Landing Area 

Applies to helicopter landings N/A 

8.6.5.1.10 Building 
Coverage 

Maximum building coverage is 
12.5% of the gross site area 

Complies. 

A total site building coverage of 
5,066m² being 5.7% was 
accounted for under 
RC2190448, with 920m² of 
building coverage at the subject 
lease area. The addition of the 
container will bring the building 
coverage of this lease area to 
914.88m² which is less than 
anticipated for the subject lease 
area.  

8.6.5.1.11 Scale of 
Activities 

The maximum number of persons 
on site which do not reside on site is 
48 persons across each site. (being 
2 persons per ha, per site) 

Complies. 

The scale of activities was 
accounted for under 
RC2190488. This proposal will 
not alter the maximum number 
of persons on-site approved by 
this consent.  

Transport  

Rule Description Compliance 

15.1.6A.1 Traffic 
Movements 

30 daily one way traffic movements 
are permitted to a state highway.  

Complies. 

Traffic movements were 
accounted for under 
RC2190488. This proposal will 
not generate any additional 
traffic movements that have not 
already been accounted for.  

15.1.6A.2 Traffic Intensity The Industrial Activity Traffic 
Intensity Threshold is 10 per 100m² 
of Gross Business Area. 

Complies. 

Traffic intensity has been 
accounted for under 
RC2190488. This proposal will 
not generate any additional 
traffic movements that have not 
already been accounted for. 



2 

15.1.6B.1.1 Parking On-site car parking is required at a 
rate of 1 per 100m² Gross Business 
Area as an Industrial Activity.  

Complies. 

The lease area has ample room 
on-site to accommodate the 
required 12 on-site car parking 
spaces.  

Signage 

Rule Description Compliance 

16.6.1.4 Signage Excluded 
from Minimum Area per Site 
Thresholds 

Directional and Health and Safety 
Signage 

Complies 

All signage will be less than 1m² 
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Appendix 4 – Emergency Response Plan 
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Appendix 5 – Hazardous Substances Signage 
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