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1.0 INTRODUCTION  

1.1 The Proposal 

The applicant proposes to carry out a subdivision of their property at 139, 141 & 149 State 

Highway 10, Kaeo, to create two residential allotments around existing residential 

development, plus a larger balance Lot 3 supporting an existing light industrial use. All land 

use on the site is existing, with no vacant lot being proposed. Three property addresses are 

assigned to the three different land use activities on the site – 139 & 141 being residential 

homes, and 149 being the light industrial use. The property is zoned Industrial under the 

Operative District Plan (ODP) and is a sewered site.  

 

Lots 1 & 2, each containing existing residential development, are proposed to be 580m2 and 

630m2 respectively.  The larger Lot 3 is proposed to be 6850m2 in area. Scheme plans are 

attached in Appendix 1. With reference to Scheme Plan(s), there are two tiny triangular 

shaped pieces of land identified as Lots 4 & 5. These are only 115m2 and 165m2 respectively. 

They already exist and it is proposed to amalgamate them with Lot 3 as one title. 

 

Approval will be needed for the following Amalgamation Condition wording: 

 

“That Lots 3, 4 and 5 are to be held in the same certificate of title”. 

 

Lots 1-3 have existing frontage and access directly to State Highway 10, with no need for any 

shared entranceways or access easements. All three lots have existing connection to a 

Council reticulated sewage system (Kaeo).   

 

A location map is attached in Appendix 2. 
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1.2 Scope of this Report 

This assessment and report accompanies the Resource Consent Application and is provided 

in accordance with Section 88 and Schedule 4 of the Resource Management Act 1991. The 

application seeks consent under the District Plan for a subdivision as a discretionary activity – 

refer to section 5.0 Activity Status. The name and address of the owner of the property is 

contained in the Form 9 Application form. 

2.0 PROPERTY DETAILS 

Subdivision property 

Location:     139, 141 & 149 State Highway 10, Kaeo   

Legal description:  Pt Pakonga 305N Block  

  

Record of Title:  NA596/97 (copy of title attached in Appendix 3).  

 

3.0 SITE DESCRIPTION  

3.1 Site characteristics. 

The site is on the south western side of the State Highway, approximately 610m northwest of 

the SH 10 / Omaunu Road intersection. The site is nestled between the highway and the 

Kaeo River. The site is long and narrow, with a gross area of approximately 8353m2. It is almost 

entirely covered by built development with only small grassed lawn areas around the 

dwellings and riparian vegetation along the river bank behind the development.  

 

The current use is described earlier. The light industrial use on proposed Lot 3 is best described 

as a scrap yard (automotive dismantling and wrecking yard). The site has connections to the 

Council’s Kaeo wastewater system but not to any Council reticulated water or stormwater 

reticulation network/system.  

 

The site is level with a lengthy frontage and wide berm to the state highway. The two 

residential dwellings, both old, appear to encroach into the state highway road reserve to a 

minor degree (refer to section 6.8 for further discussion on this aspect).   

 

The site is zoned Industrial in the ODP and proposed to be zoned Light Industrial in the PDP. 

Land on all boundaries (including across state highway and across the river) is zoned Rural 

Production in the ODP and the Council proposes to carry that zoning over in the PDP. 

 

The entire site is mapped as River Flood Hazard Zone (10 year ARI Event), with the north 

western third also mapped as Coastal Flood (Zone 3: 100 year + Rapid Sea Level Rise 

Scenario).  

 

The site, specifically proposed Lot 3, is an identified HAIL site and a Preliminary Site 

Investigation has been commissioned accordingly. This is attached to the application as 

Appendix 5.   
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3.2 Legal Interests 

 

The principal application site has no legal interests of relevance to the application other than 

the gazette notice taking parts for road (State Highway) in 1972.  

 

3.3 Consent History 

The Far North District Council’s Property File for the application site, lists the following consent 

history: 

Reference Date 

issued 

Description & Applicant / Owner 

BP58672 1966 Garage (Bay of Islands Transport Co) 

BP2047658 1969 Carport (Bay of Islands Co-op Dairy Co Ltd) 

BP3025194 1971 Carport (Bay of Islands Co-op Dairy Co Ltd) 

RCWROAJ4 1974 Application only – no record on the property file of any 

consent issued – to use property as a plant for the purchase, 

processing and distribution of fish and the manufacture of 

ice. Applicant – Jaybel Nichimo Ltd 

BP884489 1977 Workshop and storeshed for Kaeo Transport vehicles(Bay of 

Islands Co-op Dairy Co Ltd) 

BP66901 1988 Canopy (43m2) (Sanford Ltd) 

BC-1996-1220 1996 Building Statement of Fitness – Commercial Fish Packing 

House (Hikurangi Fisheries Ltd) 

BC-1999-189 1998 Ice Plant (Hikurangi Fisheries Ltd) 

BC-1999-2644 2000 Upgrade & Extend Oyster Processing Plant (Sanford Ltd) 

BC-2002-165 2001 New shed (Hikurangi Fisheries Ltd) 

   

RC-2000261-

RMALUC 

1999 Resource consent issued for extensions to existing factory 

building, provision of a new parking area and access, 

erection of security fencing and landscaping – associated 

with BC-1999-2644 above (Sanford Ltd) 

 

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 above 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 
owner or occupier of the site: 
 

This information is contained in the Form 9 attached to the 
application. 
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(d) a description of any other activities 
that are part of the proposal to which 
the application relates: 
 

Refer to Sections 3 and 5 of this Planning Report for existing 
activities within the site. The application is for subdivision 
pursuant to the Operative District Plan.   

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

No other consents are required other than that being applied 
for pursuant to the Far North Operative District Plan.  

(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 & 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 
planning document (for the purposes 
of section 104(2B)). 

 

Refer sections 3 and 5. The site supports two existing 
residential dwellings. These are both less than 3m from road 
boundary and in fact one encroaches over the road boundary 
(and possibly the other). However, this is an existing situation, 
with both dwellings having been in place for some 
considerable time. Both dwellings are also less than 30m from 
the river, however again this is an existing situation. The 
existing buildings comply with the required setback distance 
from proposed new boundaries between lots.   
 
The application is not affected by section 124 or 165ZH(1)(c).  
 
 
 
 
 
 
 
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
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
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Clause 4: Additional information required in application for subdivision consent 

(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 5: Additional information required for application for reclamation – not applicable. 

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: 
 

The site contains an existing HAIL site (scrap yard). There is 
no proposed change to this use or to the boundaries of this 
use. The existing dwellings on site are not within the piece of 
land regarded as a HAIL site. 

(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. 

(e) a description of the mitigation Refer to Section 6 of this planning report.  

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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measures (including safeguards and 
contingency plans where relevant) to 
be undertaken to help prevent or 
reduce the actual or potential effect: 

 

(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.  

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 
effects does not warrant any. 

(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 proposed activity will have no adverse 
effects on the physical environment and landscape and visual 
amenity 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 proposal will result in no adverse effects 
in regard to habitat and ecosystems.   

(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, and above comments 

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

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

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

The subdivision site is subject to natural hazards (flooding), 
however all lots are already developed and the proposed 
subdivision will not exacerbate any flooding hazard in regard to 
the adjacent properties or the environment. The HAIL activity is 



  Thomson Survey Limited 
Proposed Subdivision  Dec-24 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 7 

Planning Report and Assessment of Environmental Effects Job #10596 

   

existing and the subdivision does not introduce any new 
hazardous installation.  

 

5.0 ACTIVITY STATUS  

  

5.1 Operative District Plan   

The property is zoned Industrial and is a sewered site. No Resource features apply. The 

controlled activity minimum lot size in the Industrial Zone for a sewered site is 500m2. All three 

lots are in excess of 500m2. The activity is therefore a controlled subdivision activity in terms of 

minimum lot sizes.  

 

Relevant Zone Rules: 

 

7.8.5.1.2 Visual Amenity and Environmental Protection – The rule applies along boundaries 

adjoining any zone other than the Commercial & Industrial Zone. It will therefore not apply 

between lots. However, Lot 1 will share a boundary with a small parcel zoned Rural 

Production and Lot 3’s north western boundary is also with land zoned Rural Production. The 

rule is therefore applicable on these boundaries. It is not applicable on road or river 

boundary because the Industrial zoning would extend to at least the mid way point of these 

features.  

 

The existing dwelling to be in Lot 1 does not include any non residential activities and so 

complies with part (a) of the rule. Parts (b) and (c) do not apply for the reasons outlined 

above. The existing scrap yard activity has an existing use right and should not therefore be 

required to meet the requirements of part (a) of Rule 7.8.5.1.2. Having said that, however, 

there is already vegetative screening on the north western boundary of the property.  

 

7.8.5.1.3 Noise Mitigation for Residential Activities – the existing residential activities to be 

within Lots 1 & 2 have existing use rights and have no need to comply with the requirements 

of Rule 7.8.5.1.3. The rule clearly states that it applies to any “new” residential activity, not 

existing.   

 

7.8.5.1.6 Noise – activities are existing. Residential uses within the site are highly unlikely to 

breach an Industrial Zone noise threshold and the scrap yard enjoys existing use rights in any 

event. 

 

7.8.5.1.7 Setback from Boundaries – The rule requires a minimum building setback from State 

Highways and arterial roads of 2m. This is not achieved for either residential dwelling, nor for a 

portion of the building associated with the scrap yard activity. However, this is an existing 

scenario with no new boundary proposed. The Council has, in the past, not regarded such a 

situation as a breach of zone rule. NZTA has been advised of the existing situation and has 

provided its approval. 

 

7.8.5.1.9 Stormwater - This rule reads: 

“The disposal of collected stormwater from the roof of all new buildings and new impervious surfaces 

provided that the activity is within an existing consented urban stormwater management plan or 

discharge consent.” 
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I am not aware that the site is within an area covered by an existing consented urban 

stormwater management plan or discharge consent, as required by Rule 7.8.5.2.3. But neither 

is there any additional impermeable surface proposed as part of this proposal. The rule refers 

to “new” buildings and “new” impervious surfaces. The rule is therefore not relevant.  

 

Relevant District Wide Rules: 

 

No consent is required under any of the following sections of Chapter 12: 

12.1 (outstanding landscape);  

12.2 (clearance of indigenous vegetation);  

12.4 (coastal hazards as mapped in the ODP); or  

12.5 (heritage and cultural values).  

 

12.3.6.1.3 Excavation and/or Filling – Zone provides for up to 200m3 in any 12 month period. 

This will not be exceeded by any site works. There will be no cut/fill face higher than 1.5m.  

 

Rule 12.7.6.1.1 requires a setback of 20m from a river for any building or impermeable 

surface. This is not achieved by existing buildings and impermeable surfaces. However, the 

activities are existing and have existed for some considerable time and I believe can rely on 

existing use rights to be where they are without requiring additional consent.  

 

Because the site is connected to a reticulated sewage network, rule 12.7.6.1.4 relating to 

human sewage effluent discharge is complied with (refer to part (a) of the rule). 

 

Rule 14.6.1 Esplanade Areas – part (a) (i) of this rule requires an esplanade reserve or strip 

where lots less than 4ha are created along the bank of a river. It is not physically possible to 

provide an esplanade reserve or strip along the entire river bank behind the property 

because of the existing built development and stop bank, particularly within the larger Lot 3. 

Neither would it be practical to provide for esplanade within an Industrial zoned site 

supporting a scrap yard. Consent is sought to breach 14.6.1 (a) (i) and not provide for 

esplanade reserve at all in this instance.  

 

Rules in Chapter 15.1 Traffic, Parking and Access: 

 

There will be no change to existing access off State Highway for any lot. NZTA had provided 

its written approval for existing crossings to remain in place. These are existing crossings and 

NZTA has required no upgrading. I have not identified any breaches of rules in Chapter 15.1 

as a result of the subdivision. 

 

Summary of land use consent requirements: 

 

Due to the breach of Rule 14.6.1(a)(i) the application becomes a discretionary activity. 

 

5.2 Proposed District Plan (PDP) Assessment   

Under the PDP, the property is proposed to be part of the Light Industrial Zone. I have 

examined the Light Industrial Zone rules and none have legal effect. 
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In regard to district wide considerations in the PDP, the only rules in the Subdivision chapter 

that are marked as having immediate legal effect are those pertaining to Environmental 

Benefit Subdivisions (not applicable in this instance); Subdivision of a site within a heritage 

area overlay (again not applicable); Subdivision of a site that contains a scheduled heritage 

resource (again not applicable); Subdivision of a site containing a scheduled site and area 

of significance to Maori (not applicable); and Subdivision of a site containing a scheduled 

SNA (not applicable). 

 

There are two earthworks rules and associated standards relating to observance of the ADP, 

and G05 Erosion and Sediment Control standards. The subdivision requires nil earthworks.  

 

Other district wide rules in the PDP with immediate legal effect are those related to 

indigenous vegetation clearance (none proposed) and heritage (none present).  

 

In summary, I have not identified any rules in the PDP that have immediate legal effect and 

must therefore be considered in determining activity status for this proposal. 

 

5.3 National Environmental Standard for Assessing and Managing Contaminants 

in Soil to Protect Human Health (NES CS)  

As a confirmed HAIL site, the NES CS is a relevant planning instrument under which to assess 

this subdivision application. A Preliminary Site Investigation (PSI) and Report was 

commissioned and this is attached in Appendix 5 of this application. The PSI concludes that 

based on the available information “it is highly unlikely that there will be risk to human health 

or the environment if the activity (i.e. subdivision and change of use) is done to the piece of 

land”. No consent is therefore required under the NES CS. 

 

The report does also refer to the requirements under the NES CS should there be any future 

soil disturbance activities (if any) on the piece of land (in this case Lot 3 only). The PSI does 

not address soil disturbance because there is none required as part of this subdivision.   

 

6.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS 

6.1 Allotment Sizes and Dimensions 

All lots are developed and the site is connected to a Council reticulated sewerage system. 

With reference to Scheme Plan in Appendix 1, there are two tiny triangular shaped pieces of 

land identified as Lots 4 & 5. These are only 115m2 and 165m2 respectively. They already exist 

and it is proposed to amalgamate them with Lot 3 as one title. Lots 4 & 5 are unusable / 

unable to be ‘occupied’. 

6.2 Natural and Other Hazards 

The site is mapped as being subject to both coastal flooding and river flooding hazard. The 

Subdivision Site Suitability Report (SS report) provided with the application as Appendix 6, 

assesses flood hazard in its section 3.2. 

 

The site is recorded as being susceptible to aostal an river flood inundation under all 

modelled scenarios (10%, 2% and 1% AEP). Summary of flood hazard potential is contained in 
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Table 2 of the SS Report, with finished level assessment in section 3.4 of that report. It should 

be noted that any recommendations in the SS report apply solely to future development or 

redevelopment on the lots. The proposed subdivision comprises existing buildings and 

dwellings with no new construction or earthworks proposed. As such the subdivision will not 

adversely cause any extra flooding for any neighbouring properties upstream or 

downstream. 

 

Section 8 of the SS Report assesses the flood and other hazards in the more generic sense as 

might be required under s106 of the Act.  Table 6 within Section 8 provides a summary, 

identifying only the two types of hazard that might be applicable – flooding/ inundation and 

sea level rise. It considers the latter to be a minor hazard with less than minor effect on 

surrounding property. It refers the reader back to the report’s section 3 in regard to flooding 

and inundation risk. 

 

6.3 Water Supply 

Refer to SS Report in Appendix 6. It is recommended that roof runoff water tanks are 

adopted for potable water supply. This will require the installation of tanks for the two existing 

dwellings as these currently rely on roof water collection off Lot 3. There is existing 

conveyance of water supply achieved via a private piped system from Lot 3 to Lots 1 & 2.  

It is proposed that each of the dwellings on Lots 1 & 2 install a 25,000l tank apiece. It is 

intended to retain the existing conveyance from Lot 3 to Lots 1 & 2 as well as a 

secondary/emergency supply. A condition at s223 stage could be the inclusion of any 

necessary easement for water supply conveyance. 

In the absence of any public water supply or fire hydrants within the State Highway 10, on lot 

roof water supply tanks will be used for fire fighting purposes. Supply should be in 

accordance with SNZ PAS4509:2008. 

6.4 Energy Supply & Telecommunications 

All existing activities are serviced. 

6.5 Stormwater Management and Disposal  

The SS Report contains a stormwater assessment in its Section 5. As there is no proposed 

overall increase in impervious surface area, there will be no increased stormwater runoff. No 

additional or modified stormwater management system is proposed or required. Future 

impermeable surface should be attenuated to pre-development peak run-off conditions for 

the design storm event which has been designated as the 10% AEP event. 

6.6 Sanitary Sewage Disposal 

The SS Report contains a wastewater assessment in its Section 4. No additional connections 

are proposed, with all three existing uses already connected. There is an existing 150mm dia. 

public pipe running in a south easterly direction towards a public pump station, before 

connecting to a 40mm dia. rising main. A capacity assessment has not been carried out 

given that no additional connections are proposed. 
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6.7 Easements for any purpose 

Refer to Scheme Plan(s) in Appendix 1. This does not show any easements however, should 

the existing situation continue where water is conveyed from Lot 3 to Lots 1 & 2, an 

appropriate water conveyance easement will need to be added.  

6.8 Property Access 

Access is off State Highway. Consultation has been carried out with NZTA and approval 

obtained – refer to correspondence contained in Appendix 4. This approval notes the 

existing activities and their crossings and requires no access upgrades due to there being no 

increased traffic generation. The correspondence notes that any change to land use will 

likely require upgrades to the existing vehicle accesses.  

The historical encroachment of existing buildings is also noted. NZTA see no adverse risk as a 

result of that encroachment, but has advised of the need to obtain an encroachment 

licence in order to establish a formal record. 

NZTA’s approval also requires that any vehicles within the state highway corridor will need to 

be removed and placed within the private property boundary line. 

6.9 Effects of Earthworks  

No earthworks is required to give effect to the subdivision.  

6.10 Building Locations  

Buildings are existing on all lots. Should any lot be re-developed, then any new buildings will 

need to be carefully planned. New structure/buildings should be elevated above ground 

level in a way that allows flood water to flow freely underneath and maintains the 

floodplain’s storage capacity. The SS Report recommends minimum finished floor levels for 

such future development.  

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

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

purposes 

The site being subdivided is zoned Industrial in the ODP with no resource feature overlays. It 

contains no features mapped in the Regional Policy Statement as having any high or 

outstanding landscape or natural values and no mapped biodiversity wetlands. There is no 

land set aside for conservation purposes within the application site.  

Vegetation/habitat 

The application site contains no areas of significant indigenous vegetation or habitat. The site 

is industrial and urban. Riparian margins immediately adjacent to the river are outside the 

property boundaries and control of the applicant and it is not possible, because of the 

existing development within Lot 3, to provide for any additional riparian plantings.  
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Fauna 

The site is urban with no restrictions on cats or dogs on any titles in the area that I am aware 

of. No restriction on the keeping of cats or dogs on the lots is considered necessary.  

Heritage/Cultural 

There are no listed or mapped Sites of Significance to Maori on the application site, nor any 

historic buildings, sites, notable trees or archaeological sites as mapped and/or listed in the 

District Plan or Far North Maps.  

 

6.12 Soil 

 

The site is urban with no expectation to be utilised for productive use.  

 

6.13 Access to, and protection of, waterbodies 

The site is adjacent to the Kaeo River with no intervening marginal strip or esplanade reserve 

in place. The proposal does not include any Esplanade Reserve as there is simply no room to 

accommodate it due to the existing development within the lots. Neither would it be 

practical or advisable to encourage pedestrian access along this stretch of the Kaeo River 

behind an existing industrial zoned site.  

There is currently no scope for public access along the river adjacent to the application site 

and the subdivision therefore does not adversely affect public access. Whilst it is appreciated 

that the consent authority has the ability to seek public access to and along the banks of a 

river, this needs to be assessed as to whether such access is practicable, safe, justified, or 

reasonable. In this instance I do not believe public access to be a desirable outcome.  

The proposal will not adversely affect water quality because all lots are already developed 

(no additional impermeable surfaces proposed as part of the subdivision) and the site has 

connection to the Council’s reticulated wastewater system. 

6.14 Land use compatibility (reverse sensitivity) 

The site is zoned Industrial to reflect its historic usage for industrial activities. This has been long 

standing since the site’s early days (in the 1960’s) when it was utilised as the BOI Transport Co 

and then BOI Co-op Dairy Co garage and workshop areas. In the 1990’s its use changed to 

fish packing; oyster processing and ice plant before changing to its current use. As far as I 

can ascertain the two residential houses were also established very early on in the site’s use. 

The subdivision around existing uses does not create any additional land use incompatibility 

issues.  

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. 
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6.17 Effects on Character and Amenity 

The character and amenity of the area is an industrial site set amongst rural land with some 

nearby residences. This does not change as a result of the subdivision which simply separates 

existing uses. The site has ‘character’ but very little ‘amenity’ values exist because of the 

zoning and use. The subdivision around existing uses creates no effect on existing character 

and amenity values.  

6.18 Other Matters 

Cumulative Effect: 

There will be no cumulative effect because the subdivision does not create any additional 

vacant lot on which additional development might be established.  

Precedent Effect: 

The proposal is a discretionary activity and precedent effects are generally only a 

consideration when assessing non complying activities.  

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 

Chapters 13 (Subdivision); and 7.6 (Residential Zone) of the Operative District Plan (ODP).  

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 Industrial Zone is described as including existing areas of 

industrial activity, and that is the case in this instance. The presence of two residential 

dwellings adjacent to a light industrial use is an existing long standing situation. To enable the 

subdivision around those existing activities is, I believe, promoting sustainable management.  

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 technical reports conclude that the 

proposed subdivision is appropriate for the site and that any actual or potential adverse 

effects can be avoided, remedied or mitigated.  No reverse sensitivity effects will result from 

the subdivision. The subdivision itself does not create or accelerate natural hazards.  
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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. By proposing 

development on land that is none of these things, the proposal is consistent with these 

objectives as the proposal will not create any adverse effects on the values and character 

outlined in the two objectives. 

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.  

The existing activities will continue to provide for their on-site water storage needs. No new or 

changed impervious surfaces are proposed.  

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 

site adjoins the Kaeo River but the subdivision is around existing development and 

impermeable surfaces, with no new or additional activities proposed. The site is a sewered 

site and zoned for light industrial use.  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. 

Power supply is existing. 

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. 

Objective 13.3.9 is not overly relevant given that development is existing on all lots. 
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The subdivision is around existing activities and as such promotes the efficient provison of 

infrastructure (13.3.10).  

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;  

(c) landscape values;  

(d) amenity values;  

(e) cultural values;  

(f) heritage values; and  

(g) existing land uses.  

 

The values outlined above have been discussed earlier in this report. Of most relevance is the 

acknowledgement of existing land uses on all three proposed lots.  

 

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 the site is off an existing public road (sealed state highway), with approval 

received from NZTA. No physical works are required.  

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

subdivision. 

The site is subject to flood hazard and this has been taken into account to the degree 

required, noting that all development on the site is existing.  

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. 

No additional connections are required.  

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 contains some riparian vegetation, restricted primarily to Lots 1 & 2.      

13.4.7 That the need for a financial contribution be considered only where the subdivision would:  

(a) result in increased demands on car parking associated with non-residential activities; or  

(b) result in increased demand for esplanade areas; or  

(c) involve adverse effects on riparian areas; or  
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(d) depend on the assimilative capacity of the environment external to the site. 

 

The subdivision is around existing development with no new vacant lots created and 

therefore no increased demands and no increased effects on riparian areas.  

 

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

This is discussed earlier.  

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 is to subdivide an industrial zoned site around three separate activities 

within the site and does not create any additional vacant lot(s); 

(b) The proposal has little impact on natural character, indigenous vegetation, landforms 

or wetlands; 

(c) Because the site is  already developed and no new impermeable surface is 

proposed, and the site is sewered, I do not believe the subdivision will adversely 

affect the nearby river ecosystem;   
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(d) The site is not in the coastal environment.     

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

their culture. 

(f) There is no existing significant habitat or areas of significant indigenous vegetation. 

(g) There are no identified heritage values. 

(h) Whilst the site is subject to natural hazards, no new development is proposed as part 

of the subdivision. Recommendations have been made in regard to future 

development or re-development. 

 

I consider the proposal to be consistent with Policy 13.4.13. 

 

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 above policy is not overly applicable given that development is existing. 

 

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

 

In summary, I believe the proposal to be consistent with the above Objectives and Policies. 

 

Residential Zone Objectives and Policies 

Objective: 

7.8.3.1 To avoid, remedy or mitigate adverse effects of new industrial activities on existing activities in 

the Industrial zone, and on activities on adjoining land, and on the natural and physical resources of 

the District. 

The proposal does not involve any “new industrial activity”. 

And policies 

7.8.4.1 That the Industrial Zone be applied to those areas in which industry is a significant activity and 

where expansion or intensification of the industrial character can be accomplished without damage to 

the environment.  

7.8.4.2 That the range of activities provided for in the Industrial zone be limited only by the acceptability 

of the effects generated by the particular activity in relation to other activities in the zone.  

7.8.4.3 That standards be applied that protect visual and environmental amenity within the Industrial 

zone, and the amenity of adjacent zones.  
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The above policies are of limited relevance because (a) it is the Council that applies a zone, 

not a land owner (7.8.4.1); (b) the proposal does not involve any new activity (7.8.4.2); and 

(c) it is the council that applies standards to protect visual and environmental amenity, not a 

land owner (7.8.4.3). Be that as it may, in regard to 7.8.4.3, the only non residential activity 

within the site with a boundary with a zone other than commercial or industrial, is the storage 

area within the larger Lot 3 and this is already screened from the adjacent rural production 

zoned land by vegetation. 

7.8.4.4 All activities should provide for a stormwater disposal system incorporating Low Impact Design 

principles, particularly for car park and landscaped areas.  

7.8.4.5 That stormwater disposal systems do not result in suspended solids, industrial by-products, oil, or 

other contaminated substance or waste entering the stormwater collection system in concentrations 

that are likely to pose an immediate or long term hazard to human health or the environment. 

No new impervious surfaces are required or proposed. 

7.2 Proposed District Plan Objectives and Policies 

PDP Subdivision Objectives: 

 

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.    

 

The proposed subdivision is consistent with all parts of SUB-O1.  
 

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.    

 

None of the features listed in a) or b) above are present on the application site. 
 

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  

given to connections with the wider infrastructure network.    

 

The subdivision is around existing activities reliant on existing services. 
 

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. 

 



  Thomson Survey Limited 
Proposed Subdivision  Dec-24 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 19 

Planning Report and Assessment of Environmental Effects Job #10596 

   

The subdivision does not provide for esplanade where the land adjoins the Kaeo River. The 

reasons for this have been given earlier in this report.  

 

SUB-P1 Enable boundary adjustments ............ 

   

N/A. 
 

SUB-P2 Enable subdivision for the purpose of public works, infrastructure, reserves or access.  

 

N/A. 
 

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 is consistent with all parts of SUB-P3.  

 

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  

 

No new or vacant lots are created in this instance. All development is existing within the lots. 

 

SUB-P5 

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

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

 

N/A.   

 
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.   

 

No new infrastructure is required. 
 

SUB- P7 

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

 qualifying water bodies.   

 

The proposal cannot consistent with this policies for the reasons outlined earlier in this report. 
 

SUB-P8  Avoid rural lifestyle subdivision in the Rural Production zone unless the subdivision: .... 

 

N/A. 
     

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.   

 

N/A. 

 

SUB-P10 

To protect amenity and character by avoiding the subdivision of minor residential units from 
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 principalresidential units where resultant allotments do not comply with minimum allotment size and resi

dential density.  

 

N/A.  

 

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. 

 

As the proposal does not require consent under the PDP, this policy is of limited relevance. In 

any event, I believe the proposal has adequately taken into account all of the matters listed 

above that are relevant. 

 

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

policies in regard to subdivision with the exception of objectives and policies relating to the 

provision of esplanade areas.  

 

The site is zoned Light Industrial in the PDP. The overview for this zone describes the zone as 

one that “facilitates a range of activities which contribute to the district’s economic well 

being” and one that “provides for a range of industrial activities that are unlikely to produce 

offensive or objectionable environmental effects but may generate some adverse effects, 

including those associated with odour, dust or noise.” 

Activities within this zone may include light manufacturing, contractor depots, automotive an

d marine repair, service industries, and some compatible commercial activities. 

 

The existing light industrial use within the site is consistent with the above.   

 

Light Industrial Zone Objectives: 

 

LIZ-O1 

The Light Industrial zone is utilised for the efficient operation of light industrial activities and is managed  

to ensure its long-term protection, including from:  

a.  land fragmentation;  

b.  land sterilisation; and  

c.  reverse sensitivity effects 

 

LIZ-O2  

The Light Industrial zone accommodates a range of light industrial activities that:  

a.  efficiently use the physical resources of the zone;  

b.are characterised largely by light manufacturing, contractor depots, automotive and marine repair a

nd service industries;  

 c.  are not unreasonably constrained by surrounding activities, and  

d.  avoid compromising the operation of future light industrial activities within the zone.  
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LIZ-O3  

Enable land use and subdivision in the Light Industrial zone where there is adequacy and capacity of 

available or programmed development infrastructure to support it.  

 

LIZ-O4  

The adverse environmental effects generated by light industrial activities are managed, in particular at 

zone boundaries.  

 

LIZ-O5  

The Light Industrial zone accommodates a limited range of commercial activities which either support  

light industrial activities or are not anticipated in the Mixed Use zone.  

 

It is beyond doubt that the existing light industrial use on the site is consistent with the above 

objectives. Whilst the residential activities on the site may not be, these are existing activities 

and will not constrain the ability of Lot 3 to continue to be used for light industrial purposes. 

 

Light Industrial Zone Policies: 

 

LIZ-P1  

Enable development and operation of light industrial activities in the Light Industrial zone 

 

Not relevant to the subdivision noting existing development. 
 

LIZ-P2  

Require all subdivision in the Light Industrial zone to provide the following reticulated services to the 

boundary of each lot:  

a.  telecommunications:  

i.  fibre where it is available;  

ii.  copper where fibre is not available;  

iii.  copper where the area is identified for future fibre deployment.  

b.  local electricity distribution network; and   

c.  wastewater, potable water supply and stormwater where they are available. 

 

Site already developed and serviced with 3 waters where available. 
 

LIZ-P3  

Avoid the establishment of activities that do not support the function of the Light Industrial zone,  

including:  

a.  heavy industrial activities;  

b.  residential activities;  

c.  community facilities;  

d.  retirement villages;  

e.  education facilities; and   

f.  sport and recreation facilities. . 

 

Whilst residential activities are listed as not supporting the function of the light industrial zone, 

these are existing activities within the site. The subdivision will actually separate them from the 

light industrial activity rather than being within the same site. 

 

LIZ-P4  

Allow commercial activities in the Light Industrial zone that:  

a.  are complementary to and support light industrial activities; or  

b.  require larger sites and may not accommodate amenity values anticipated in the Mixed Use zone. 

 

N/A. 
 

LIZ-P5  

Ensure that built form is of a scale and design that is: 
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 a.  consistent with the amenity of the Light Industrial zone; and  

b.  complementary to the character and amenity of adjoining zones. 

 

N/A. 
 

LIZ-P6  

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.  consistency with the scale, density, design and character of the light industrial environment and 

purpose of the zone;  

b.  the location, scale and design of buildings or structures, outdoor storage areas, parking and internal 

roading;  

c.  for non-industrial activities:  

i.  scale and compatibility with industrial activities;  

ii.  potential reverse sensitivity effects on industrial activities.  

d.  at zone interfaces:  

i.  any setbacks, fencing, screening or landscaping required to address potential conflicts;  

ii.  any adverse effects on the character and amenity of adjacent zones.  

e.   the adequacy and capacity of available or programmed development infrastructure to  

accommodate the proposed activity; including: 

 i.  opportunities for low impact design principles; 

 ii.  management of three waters infrastructure and trade waste such as industrial by-products.  

f.  managing natural hazards;   

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

h.  any adverse effects on historic heritage and cultural values, natural features and landscapes or 

indigenous biodiversity; and  

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

out in Policy TW-P6.   

 

The proposal does not require resource consent under the PDP. LIZ-P6 deals primarily with 

land use activities, which in this instance are existing, rather than subdivision.  

 

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.   

 

6 Matters of national importance 
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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: 

(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 relevant parts of Section 6 are (a) (rivers and their margins); (d) (public access) and (h) 

management of significant risks from natural hazards. The natural character of the Kaeo River 

in this location is somewhat compromised by the presence of existing built development and 

by the State Highway following the river’s course. This subdivision around existing uses, is 

considered entirely appropriate. There is no existing public access along the near bank of the 

Kaeo River, and no space to accommodate any. In regard to the hazard risk, this is 

considered to be adequately managed in terms of the proposed subdivision.    

 

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”. The 

subdivision is around existing development and is an efficient use and development of 

natural and physical resources.  
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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. 

 

7.4 National Environmental Standards 

The NES CS is addressed earlier in this report (section 5.3). No consent is required pursuant to 

this NES. No consent is required under the NES Freshwater either due to the presence of 

existing development on the lots and no need for additional impermeable surfaces; 

vegetation clearance or earthworks. 

7.5 National and Regional Policy Statements  

I have not identified any national policy statements relevant to this proposal. In regard to the 

NPS on Urban Development 2020 – Updated May 2022 (NPS UD), the Far North District 

Council is neither a Tier 1 nor Tier 2 local authority. Notwithstanding this, the NPS UD’s 

objectives and policies focus on improving housing affordability and enabling more people 

to live close to amenities in urban centres, in a variety of homes, along with the necessary 

infrastructure planning to be carried out. Creating separate titles around two existing 

residential sites would be consistent with this intent.   

The site being subdivided is not subject to the NPS for Highly Productive Land because it is 

not zoned general rural or rural production. 

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. 

The SS Report in Appendix 6 to this planning report, makes reference to the NRC’s hazard 

mapping and assessments. The RPS for Northland contains objectives and policies in regard 

to the management and mitigation of risk from natural hazards, with a focus on finished floor 

levels and ensuring earthworks on sites do not adversely affect adjacent sites. No earthworks 

is proposed. No new development is proposed as part of the subdivision. In the event of re-

development of lots in the future, the SS Report recommends finished floor levels and further 

flood hazard assessment. I consider the recommendations to be consistent with the RPS’ 

objectives and policies. 

  

http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM435834
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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. None of these circumstances exist and public 

notification is not mandatory. Step 2 of s95A specifies the circumstances that preclude public 

notification. None of these exist, and public notification is therefore not precluded. Step 3 of 

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

circumstances. These include: 

 

(a) the application is for a resource consent for 1 or more activities, and any of those activities is 

subject to a rule or national environmental standard that requires public notification: 

(b) the consent authority decides, in accordance with section 95D, that the activity will have or is 

likely to have adverse effects on the environment that are more than minor. 

 

The 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. 

 

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. No 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. No such groups or persons exist in this instance. Step 2 of s95B specifies the 

circumstances that preclude limited notification. No such circumstances exist and therefore 

limited notification is not precluded.  

 

Step 3 of s95B must be considered. This specifies that certain other affected persons must be 

notified, specifically:  

 

(7) In the case of a boundary activity, determine in accordance with section 95E whether an 

owner of an allotment with an infringed boundary is an affected person. 

(8) In the case of any other activity, determine whether a person is an affected person in 

accordance with section 95E. 

 

The application is not for a boundary activity. Refer to the s95E assessment below in regard to 

the determination of affected persons.    

 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2416412#DLM2416412
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2416413#DLM2416413
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2416413#DLM2416413
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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. No 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. As such public notification is not required. 

 

8.4 S95E Affected Persons & Consultation 

 

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 subdivision does not create any new vacant lot, and as such no additional 

development. The subdivision is around existing development, in this case two homes and a 

light industrial land use. It is a case of ‘no change’ in terms of effects, for all adjacent 

properties. I have not identified any affected persons.  

 

Due to State Highway frontage and access, consultation has been carried out with NZTA, 

and their approval letter is attached in Appendix 4. 

 

The site does not contain any heritage or cultural sites or values, nor any areas of significant 

indigenous vegetation or habitat. As such, no pre lodgement consultation has been 

considered necessary with tangata whenua, Heritage NZ, or Department of Conservation.  

 

9.0 CONCLUSION 

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

are, I believe, capable of remedy and mitigation through conditions of consent, such that 

they will be no more than minor. The proposal is considered consistent with the relevant 

objectives and policies of the Operative and Proposed District Plans, and relevant objectives 

and policies of the National and Regional Policy Statements, and consistent with Part 2 of the 

Resource Management. There is no District Plan rule or national environmental standard that 

requires the proposal to be publicly notified.  

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

consent. 

 

Lynley Newport     Date  6th December 2024 

Senior Planner 

THOMSON SURVEY LTD 
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10.0 LIST OF APPENDICES 

 

Appendix 1  Scheme Plan(s) 

Appendix 2  Locality Plan 

Appendix 3  Record of Title & Relevant Instruments 

Appendix 4  Consultation with NZTA 

Appendix 5  Preliminary Site Investigation Report  

Appendix 6  Subdivision Site Suitability Report 
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1 INTRODUCTION AND PURPOSE 

This Preliminary Site Investigation (PSI) has been prepared by Geologix Consulting Engineers 
Ltd (Geologix) for Gavin Hoult as our Client in accordance with our standard short form 
agreement and general terms and conditions of engagement. 

This investigation was to assist with Resource Consent application in relation to the proposed 
subdivision and change of use of an industrial site, currently a mixed-use property (i.e., 
commercial/ industrial and residential land use) located at 149 State Highway 10, Kaeo 
(herein, referred to as the ‘site’, Figure 1, Section 2.1). 

1.1 Background and Objectives  

A proposed scheme plan was provided to Geologix at the time of writing, prepared by 
Thomson Survey and is presented within Appendix A. It is understood that the Client 
proposes to subdivide the site (Part Pakonga Block) into five separate lots including two 
residential lots (proposed Lots 1 and 2) and three commercial/ industrial lots (proposed 
Lots 3-5) as outlined in Table 1 (Section 2.1). 

In addition, the proposed scheme plan indicates an amalgamation condition being that 
Lots 3, 4 and 5 are to be held in the same Certificate of Title (CT). It should be noted that 
proposed Lots 4 and 5 are currently existing unutilised commercial/ industrial land (empty 
lots). 

It is understood that the current site use is not anticipated to change following the proposed 
subdivision, i.e., proposed Lot 3 will remain as commercial/ industrial use and Lots 1 and 2 as 
rural residential. Proposed future development activities are currently unknown as no future 
development plans were supplied to Geologix at the time of writing. 

The Ministry for the Environment (MfE) Resource Management Regulations 2011 (NES:CS) 
applies to all site activities which trigger the NES:CS which are defined by Regulation 5 
Subclauses (2) to (6). When one or more of these activities occur within a piece of land for 
which an activity or industry described by the Hazardous Activities and Industries List (HAIL) 
is either being undertaken, has previously been undertaken or is more likely than not to have 
occurred, the NES:CS is enacted. 

The objective of this investigation was to: 

• Identify potentially contaminating (HAIL) activities or potential sources of contamination 
that might have occurred or exist at the site. 

• Determine the applicability of the NES:CS to the site. 

• Determine suitability of the site for proposed subdivision.  

1.2 Scope of Works  

The following scope of works was undertaken in accordance with the staged process defined 
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by the MfE Contaminated Land Management Guidelines (CLMG) No. 1 – Reporting on 
Contaminated Site in New Zealand. Ministry for the Environment, Wellington, New Zealand, 
Revised in 2021 (MfE 2011b). 

• Desktop review of:  

o Far North District Council (FNDC) and Northland Regional Council (NRC) property 
information. 

o Historical aerial photography available on the Local Government Geospatial 
Alliance’s (LGGA’s) Retrolens webpage as well as the NRC. 

• Preparation of this report in general accordance with current contaminated land 
guideline documents by a Suitably Qualified and Experienced Practitioner (SQEP) as 
defined by the NES:CS. 

2 SITE INFORMATION/ DESCRIPTION 

2.1 Site Identification 

The site is located at 149 SH 10, Kaeo, on the southwestern side of SH 10, approximately 
610 m northwest of the SH 10 and Omaunu Road intersection. The site is listed as a light 
industrial zone under the proposed district plan. Details of the site are listed in Table 1 
below.  

Table 1: Site details and summary of proposed scheme 

Legal Description Area (m2) Purpose 

Existing lots 

Part Pakonga Block 

Parcel: 4705026 

8,353 m2 Existing commercial/ industrial and residential 

land use   

Proposed new lots 

Proposed new Lot 1  580 m2 Existing residential land use   

Proposed new Lot 2 630 m2 Existing residential land use   

Proposed new Lot 3 6,850 m2 Existing commercial/ industrial land use 

Proposed new Lot 4 115 m2 Existing unutilised land  

Proposed new Lot 5 165 m2 Existing unutilised land 

The site is irregular in shape with a gross site area of approximately 8,353m2. The property is 
presented schematically below with the centre of the site approximately at geographical 
position NZTM (NZGD200): E 1670241, N 6116339 
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Figure 1: Site location. 

 

2.2 Current Land Use  

The site is listed as light industrial zone under the proposed and operative district plans; 
however, the current site use is a mix of commercial/ industrial and residential land use.  

The future use of the site is not anticipated to change following the proposed subdivision and 
change of use, just separating the existing commercial/ industrial use land area (proposed 
Lots 3-5) from the existing residential land use area (proposed Lots 1 and 2). 

2.3 Surrounding Land Uses 

This site is surrounded by rural production land. A natural open space zone is located 
approximately 160 m to the northwest of proposed Lot 5 and a mixed-use zone 
approximately 590 m to the southeast of proposed Lot 1 associated with the Kaeo Township. 

2.4 Environmental Setting/ Ecological Receptors 

Environmental and ecological receptors either within or within close proximity to the site 
boundaries are as follows: 

• Available GIS information shows the Kaeo River flowing along the southern boundary of 
the site with a southeast to northwest flow direction. 

• The site is located within the River Flood zone and as indicated, the Kaeo River is subject 
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to flood hazards under all modelled scenarios (refer to Figure 3).  

• Our desktop review indicates there are no further potential ecological receptors within 
an influencing distance of the site. 

In relation to this consent application i.e., subdivision only, environmental receptors would 
not be impacted.  

Figure 2: Mapped flood hazard and environmental receptors. 

 

2.5 Geology 

Available geological mapping (GNS Science, 2022) indicates the site to be underlain by river 
deposits of the Tauranga Group. This group is characterised by Unconsolidated to poorly 
consolidated mud, sand, gravel and peat deposits of alluvial, colluvial and lacustrine origins. 

3 HISTORICAL SITE USE 

3.1 Council Information 

A summary of relevant property information available from the FNDC and NRC (supplied by 
Thomson Survey Limited) is provided below, and relevant property information is provided in 
Appendix B. 

3.1.1 Far North District Council Property File 

The property file contained a series of permits, plans and consenting information. A 
summary of the relevant consent history includes: 

• 1966, Bay of Islands Transport Co: Construct a garage. 

• 1969 and 1971, Bay of Islands Co-op Dairy Co Ltd: Construct a carport. 

Site 
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• 1974, Jaybel Nichimo Ltd: use property as a plant for the purchase, processing and 
distribution of fish and the manufacture of ice. 

o Application only, no consent noted. 

• 1977, Bay of Islands Co-op Dairy Co Ltd: workshop and store shed for Kaeo Transport 
vehicles. 

• 1988, Sanford Ltd: Erect a canopy. 

• 1996 and 1998. Hikurangi Fisheries Ltd: Commercial fish packing house and ice plant 
respectively. 

• 2000, Sanford Ltd: Upgrade and extend oyster processing plant. 

• 2001, Hikurangi Fisheries Ltd: New shed. 

No information regarding NRC consents were available within the FNDC property 
information. 

3.1.2 Northland Regional Council 

A review of the NRC’s selected land-use register (SLUR) was undertaken in May 2024. The 
following verified HAIL activities were identified: 

• HAIL category A4: Corrosives including formulation or bulk storage, 

• HAIL category F7: Service stations including retail or commercial refuelling facilities, and 

• HAIL category G4: Scrap yards including automotive dismantling, wrecking or scrap metal 
yards. 

An email request by Thomson Survey Limited (Thomson) to NRC requesting any Information 
regarding the sites HAIL activities was received from NRC via email on 11 March 2024. 
Additional information not provided above included: 

• This is the site of an automotive dismantling, wrecking yard. Historically the site has been 
occupied by Sanford Fisheries and possibly the Kaeo Co-operative Dairy Company Ltd. 
Two underground diesel tanks were removed from the site in 2000. 

• Site has since the 1970s been a seafood processing plant operated by Sanfords. Oyster 
processing has been carried out for at least the last 10 years. The only chemicals involved 
in the process are used for sanitation purposes. Wastewater from the cleaning operation 
is discharged into the stream. Also on site is a BP truck stop supplying diesel via an 
underground tank. The site is soon to undergo major expansion and the truckstop will 
have the tanks removed. Ammonia will be carried on site for use as a refrigerant. 

The two 9000L tanks were removed in September 2000, a report was received from URS 
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detailing the tank pull and associated soil tests. A letter was sent by Jerry Nelson 
confirming that the land met Tier 1 Soil Criteria.” 

• Site is now a specialist 4X4 wrecking yard supplying parts for a variety of makes and 
models of 4X4's.  

• HAIL activity A17 removed and F7 added to reflect that the fuel tanks were part of a truck 
stop. 

• There are 12 environmental incidents recorded on the property: 

o 2000: Burning and smoke nuisance (burning of waste building products) and 
Hazardous substances spills and refuse (small oil spill). 

o 2003: Grey coloured discharge coming from a pipeline near the oyster processing 
factory. 

o 2005: Hazardous substances spills and refuse (oil spill from seafood processing 
plant). 

o 2006: Hazardous substances spills and refuse (oil spill). 

o 2016: Two hazardous substances spills and refuse (concerns regarding car wrecking 
close to River) 

o 2019: Two burning and smoke nuisance. 

o 2020: Possible contaminant runoff. 

o 2023: Two coastal discharges (Discharge of contaminants to waterway.) 

• There are no active resource consents recorded on the property. 

The email from NRC indicated that a copy of the URS report as well as several aerial images 
(1993, 2000, 2007 and 2015) and was available on request. This information as well as the 
consent history was requested by Geologix on 9 and 10 May 2024 respectively. The response 
from NRC received on 15 May 2024 indicated the following: 

• The consent history relates to water take and water discharge only. 

• The URS tank pull report indicates the removal of the tanks and that “results for soil 
remaining on site comply with the applicable Oil Industry Guidelines Tier 1 Soil 
Acceptance Criteria for commercial/ industrial land use”. 

o Laboratory results confirm soil remaining on site comply with commercial/ industrial 
land use criteria. 

o Photos, within the report confirm removal of tanks. 
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• A summary of the provided 1993, 2000, 2007 and 2015 aerial photographs from NRC 
have been provided in Section 3.2 below. 

3.2 Historical Aerial Photographs 

Historical aerial photographs of the site and the surrounding area taken between 1944 and 
2021 were sourced from the LGGAs Retrolens and the NRC. However, it should be noted that 
the majority of available historical aerial photographs are of poor resolution/ quality.  

Our review comprises visually evident land-use activities within the site boundaries or upon 
adjacent land within a conservative influencing distance of the site which may pose a risk to 
human or environmental receptor health. Land-use history activities relevant to the site are 
summarised as follows: 

LGGAs Retrolens 

• 1944: The site appears to be a mix of commercial/ industrial and residential use, larger 
potential commercial/ industrial buildings are observed on the north-western side of the 
site (proposed Lot 3) and smaller, potential residential buildings on the south-eastern 
portion (proposed Lots 1 and 2).  

The surrounding land use includes dense bush to the north-east, north-eastern side of 
SH 10. Pasture/ grazing land adjacent to the north-west boundary, south-east of the site 
and on the south-western side of the Kaeo River, adjacent to the south-western site 
boundary.  

• 1950: No significant changes are observed within or surrounding the site since the 
previous historical aerial photograph. 

• 1966: Although the quality/ resolution is poor, it appears that additional commercial/ 
industrial buildings have been constructed within the commercial industrial portion of 
the site (proposed Lot 3). No change to the residential portion of the site (south-eastern 
portion - proposed Lots 1 and 2) is observed. 

• 1970: Due to the poor quality/ resolution, no additional observations can be made. 

• 1977: Although the quality/ resolution is poor, the site appears similar to the 1966 aerial 
image. 

• 1981: Due to the poor quality/ resolution, no additional observations can be made. 

The review of the 

NRC Supplied Images 

It should be noted as observed on these provided aerial photographs, the site use occurs 
beyond the established north-eastern site boundary. 
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• 1993: Commercial/ industrial buildings are present within the central portion of the site 
(proposed Lot 3). A shed type of structure (proposed Lot 3) and two residential dwellings 
(proposed Lots 1 and 2) are observed on the south-eastern portion of the site. 

• 2000: Additional alterations have occurred (within proposed Lot 3) on the commercial/ 
industrial buildings present within the central portion of the site, and additional 
commercial/ industrial buildings are observed on the north-western portion of the site. 

• 2007: Additional alterations have occurred on the commercial/ industrial buildings 
present within the central portion and north-western portion of the site. The shed type 
structure has been removed with this area now in use for parking (proposed Lot 3). Site 
use appears to have been officially defined by way of the NRC’s SLUR; the commercial/ 
industrial use on the majority of the site (proposed Lot 3) appears to have been 
separated out from the residential land use (proposed Lots 1 and 2) located on the 
south-eastern portion of the site. 

• 2015: The site (commercial/ industrial portion – proposed Lot 3) appears to be in use for 
vehicle wrecking and or vehicle sales yard. The buildings/ layout appears similar to the 
previous aerial photograph.  

• 2017 and 2023: No significant changes are observed since the previous 2015 historical 
aerial photograph. 

Historical aerial photographs are available on request.  

In summary, the site may have been in use for commercial/ industrial and residential land 
use since prior to 1944. The available aerial photographs suggest that the commercial/ 
industrial land use (proposed Lot 3) has been kept separate from the residential land use 
(proposed Lots 1 and 2) located on the south-eastern portion of the site since prior to 1944 
to date.  

3.3 Actual/ Potential HAIL Activities 

Based on the historical review of the site, it is considered that the site (commercial/ 
industrial land use portion) has potentially been impacted by the following actual and or 
potential HAIL categories: 

• HAIL category A4: Corrosives including formulation or bulk storage, 

• HAIL category A17: Storage tanks or drums for fuel, chemicals or liquid waste, 

• HAIL category F7: Service stations including retail or commercial refuelling facilities, and 

• HAIL category G4: Scrap yards including automotive dismantling, wrecking or scrap metal 
yards. 

Due to the above HAIL activities identified; a portion of the site (proposed Lot 3, 
approximately 6,850 m2) can be determined as a ‘piece of land’ according to the definitions 



 

 

C0501-E-01 149 State Highway 10, Kaeo 13 

 

of the NES:CS. The piece of land (HAIL area) is provided on Figure 3 below and Drawing 700 in 
Appendix C. 

It should be noted that the HAIL area is approximately 7,850 m2, which considers associated 
site activities beyond the defined/ legal site boundary. 

Figure 3: Piece of land as determined from actual and potential HAIL activities. 

 

3.4 Potential Contaminants of Concern 

Based on the above information and from our experience, it is expected that contaminants of 
concern (CoC) would include a wide range of contaminants including heavy metals, total 
petroleum hydrocarbons (TPH) and polycyclic aromatic hydrocarbons (PAHs) resulting from 
the historic and current commercial/ industrial activities.  

4 RISK ASSESSMENT 

Based on the information presented in this report, a quantitative risk assessment of 
contamination potential to cause an effect upon human and/ or ecological receptors has 
been made. This is further developed into a regulatory assessment for Consent. 

4.1 Conceptual Site Model 

This Conceptual Site Model (CSM) has been developed based on the following assumptions: 
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• The desktop study has confirmed that part of the site is defined as a piece of land under 
the NES:CS Regulations as follows: 

o The piece of land is approximately 6,850 m2 in area (proposed Lot 3) comprising 
commercial/ industrial land use, historically, from approximately 1944 to date, this 
area has/ is subject to commercial/ industrial activities such as seafood processing 
and packaging plant, BP truck stop and automotive sales and dismantling/ wrecking 
yard. The piece of land is clearly shown on Figure 3 (Section 3.3) and Drawing 700 in 
Appendix C. 

• The existing house sites (proposed Lots 1 and 2) are located outside (southeast) of the 
piece of land. 

• No commercial/ industrial activities have occurred on proposed Lots 4 and 5. 

• The Kaeo River at the south-western boundary is an ecological receptor which is 
potentially susceptible to activities outlined on the HAIL.   

• No analytical testing has been commissioned within this investigation. 

The following Conceptual Site Model (CSM) has been developed for the potentially complete 
contaminant pathways at the site. 

Table 2: Conceptual site model 

Source Pathway Receptor 

Heavy metals, TPH and 

PAHs associated within 

proposed Lot 3 only 

• Incidental soil ingestion 

• Inhalation of dusts 

• Dermal absorption 

• Leaching to groundwater/ 

surface water 

• Earthworks contractors during 

any future redevelopment 

• Future site users – only in any 

soft landscaped areas 

• Kaeo River 

For an exposure pathway to be complete and subsequently cause a risk, there must be a 
contamination source, a contaminant transport mechanism (pathway) and a receptor, 
typically human or ecological. 

4.2 Quantification of Risk and Discussion 

The actual and potential HAIL activities undertaken (refer to Section 3.3) on site and the 
developed CSM detailed above identifies a potential low risk to human health (depending on 
the activity) on the majority of the site (proposed Lot 3 only) from heavy metals and 
hydrocarbons in soils which has been determined from a desk top review.  

As such, and due to contaminant concentrations on site complying with the applicable Oil 
Industry Guidelines Tier 1 Soil Acceptance Criteria for commercial/ industrial land use (as 
indicated in the URS tank pull report), a low risk is applied to long-term human health 
exposure to the continued use for commercial/ industrial purposes (proposed Lot 3) if these 
soils are to remain on site. 



 

 

C0501-E-01 149 State Highway 10, Kaeo 15 

 

In addition, as the actual and potential HAIL activities have been identified within proposed 
Lot 3 only (the piece of land), it is highly unlikely that there is a risk to human health 
associated with proposed Lots 1 and 2 historically and currently in use for residential 
purposes should the proposed activity (i.e., subdivision) be undertaken. 

5 REGULATORY CONSIDERATIONS (CONTAMINATED LAND) 

Based on the findings of this investigation, the NES:CS regulations apply only to a 6,850 m2 
area (within the defined/ legal site boundary, proposed Lot 3), as shown on Figure 3 (Section 
3.3) and Drawing 700 in Appendix C. This section provides clarification of consent conditions 
against national, regional and local standards and regulations in regard to subdivision only. 

5.1 National Environmental Standards 

The NES:CS regulation applies to activities of subdivision where HAIL activity is being / has 
been / more likely than not to have been undertaken. The results of the historical review 
indicated that, under subclause (7) the NES:CS applies to the site due to the following HAIL 
Categories:  

• HAIL category A4: Corrosives including formulation or bulk storage, 

• HAIL category A17: Storage tanks or drums for fuel, chemicals or liquid waste, 

• HAIL category F7: Service stations including retail or commercial refuelling facilities, and 

• HAIL category G4: Scrap yards including automotive dismantling, wrecking or scrap metal 
yards. 

The land is located within a light industry zone and has been used for commercial/ industrial 
(proposed Lot 3) and residential activities outside of the piece of land (proposed Lots 1 and 
2), however, in relation to the proposed subdivision, it is highly unlikely that there will be a 
risk to human health if the activity is done to the site. Therefore, the activity of subdivision is 
considered to be a permitted activity. 

5.2 Northland Regional Plan 

In accordance with the definitions of the proposed regional plan, the area of proposed Lot 3 
will be considered as ‘potentially contaminated land’ based on the existing HAIL activities. 
However, it is our professional opinion that in relation to the proposed northland regional 
plan, the site is suitable for the proposed subdivision.  

5.3 FNDC District Plan  

The FNDC Operative District Plan defines a contaminated site as a site which contains 
contaminants at concentrations above background levels, and where assessment indicates 
an immediate or long-term hazard to human health or to the environment. Based on the 
available information, a portion of the site (proposed Lot 3) does meet the definition of a 
contaminated site. 
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The FNDC Operative District Plan Rule 13.7.3.2(viii) defines contaminated land as a natural or 
other hazard. Provided the recommendations of this report are adhered to and the 
assumptions made remain true, the soil contamination hazard is suitably mitigated in 
relation to the subdivisions due to the residential area located outside of the piece of land 
However, until a point when analytical testing confirms otherwise, a potential for soil 
contamination will exist within the defined piece of land area (proposed Lot 3) outlined on 
Figure 3 above and in Drawing 700 in Appendix C. 

6 CONCLUSIONS 

This PSI report has been prepared in support of the Resource Consent application for 
proposed subdivision and change of use of the site from one lot (Part Pakonga Block) into 
five separate lots including two residential lots (proposed Lots 1 and 2) and three 
commercial/ industrial lots (proposed Lots 3-5), as outlined in Table 1 (Section 2.1) and the 
proposed scheme plan (Appendix A). 

The proposed scheme plan indicates an amalgamation condition being that Lots 3, 4 and 5 
are to be held in the same Certificate of Title (CT) and as previously mentioned, proposed 
Lots 4 and 5 are currently existing unutilised commercial land (empty lots). 

A review of available background information confirms that historically and currently, a 
portion of the site has been subject to commercial/ Industrial land-use since potentially prior 
to 1944. Commercial/ Industrial activities detailed by the HAIL activities under categories A4, 
A17, F7 and G4 were more likely than not performed across a portion of the site area 
(proposed Lot 3 only).  

The proposed subdivision area equates to approximately 8,353 m2, however, a portion 
(approximately 6,850 m2) of the site area (proposed Lot 3) used for commercial/ industrial 
land use to be classed as a piece of land under the NES:CS. Refer to Drawing 700 in 
Appendix C.   

Based on the available information, it is highly unlikely that there will be a risk to human 
health or the environment if the activity (i.e., subdivision and change of use) is done to the 
piece of land. Therefore, provided that the assumptions of this report remain relevant, the 
proposed activity of subdivision and change of use has been assessed as a Permitted Activity 
in relation to the NES:CS. 

However, prior to any future soil disturbance activities (if any), a detail site investigation 
should be undertaken to confirm contaminant levels that may be present within the site and 
to inform management and/ or disposal requirements.  

It should be noted that this investigation was undertaken to support the proposed 
subdivision only, therefore, any proposed future redevelopment and/ or change of use will 
require further investigation. 
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7 LIMITATIONS 

This report has been prepared for Gavin Hoult as our Client. It may be relied upon by our 
Client and their appointed Consultants, Contractors and for the purpose of Consent as 
outlined by the specific objectives in this report. This report and associated 
recommendations, conclusions or intellectual property is not to be relied upon by any other 
party for any purpose unless agreed in writing by Geologix Consulting Engineers Ltd and our 
Client. In any case the reliance by any other party for any other purpose shall be at such 
parties’ sole risk and no reliability is provide by Geologix Consulting Engineers Ltd. 

The opinions and recommendations of this report are based on plans, specifications and 
reports provided to us at the time of writing, as referenced. Any changes, additions or 
amendments to the project scope and referenced documents may require an amendment to 
this report and Geologix Consulting Engineers should be consulted. Geologix Consulting 
Engineers Ltd reserve the right to review this report. 
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Proposed scheme plan 
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Part of the property that you have enquired about is listed on the NRC Selected Land-use Register (SLR) for any 
current or historical Hazardous Activities and Industries List (HAIL) activities as follows. 
Site ID: SLU.802817 
Site Name: Industrial site - State Highway 10, Kaeo 
Site Description: 149 State Highway 10, Kaeo. This is the site of an automotive dismantling, wrecking yard. 
Historically the site has been occupied by Sanford Fisheries and possibly the Kaeo Co-operative Dairy Company Ltd. 
Two underground diesel tanks were removed from the site in 2000. 
Site Classification: Verified HAIL: Risk not quantified 
HAIL Activities: A4. Corrosives including formulation or bulk storage; F7. Service stations including retail or 
commercial refuelling facilities; G4. Scrap yards including automotive dismantling, wrecking or scrap metal yards;  
Filenotes: 
19/05/2023 
“Site has since the 1970s been a seafood processing plant operated by Sanfords . Oyster processing has been carried 
out for at least the last 10 years. The only chemicals involved in the process are used for sanitation purposes They are 
Iodophors HC62 (An alkaline based cleaner), XY12 chlorine and Stirbak. Waste water from the cleaning operation is 
discharged into the stream. Also on site is a BP truck stop supplying diesel via an under ground tank. The site is soon 
to under go major expansion and the truckstop will have the tanks removed. Ammonia will be carried on site for use 
as a refrigerant.(Data entry 10/12/99)  
The two 9000L tanks were removed in September 2000, a report was received from URS detailing the tank pull and 
associated soil tests. A letter was sent by Jerry Nelson confirming that the land met Tier 1 Soil Criteria. (last data 
entry 1/12/00)  Category A site. Category V site. Last data entry 6 June 2008.” 
08/08/2012  
“URS decommissioning report dated 26 September 2000 in docs.” 
16/06/2016  
“Site is now a specialist 4X4 wrecking yard supplying parts for a variety of makes and models of 4X4's. See docs for 
image.” 
03/11/2020  
“Record reviewed and updated as part of National Data Consistency Project. Previous site name: Northpart 4X4 
parts. Previous description: Previously Kaeo Co-Operative Dairy Company / Sanford Fisheries Kaeo Co-Operative 
Dairy Company and before that, Sanford Fisheries (09) 405 0088. Previous legal description: LOTS 8 9 DP 58772 BLK 
VII WHANGAROA SD” 
11/03/2024  
“HAIL activity A17 removed and F7 added to reflect that the fuel tanks were part of a truck stop.” 
 
A copy of the URS UPSS Decommissioning report from September 2000 is available if required. 
 
There are 12 environmental incidents recorded on the property – please refer to attached spreadsheet for summary 
details. Further information is available if requested, please quote the IRIS ID. 
 
There are no active resource consents recorded on the property. 
 
NRC has aerial images of the site for the following years that can be provided upon request: 1993, 2000, 2007 and 
2015. 
 
As per Rule C.6.8.1 of the Proposed Regional Plan for Northland, copies of site investigation reports, where land 
disturbance has occurred, must be provided to the regional council within three months of completion of the 
investigation. Reports can be sent to contamination@nrc.govt.nz 
 
Kind regards, 
Heather 
 
Ngā mihi 
 
Heather Giles 
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Environmental Monitoring Officer – Waste Management 
Northland Regional Council  »  Te Kaunihera ā rohe o Te Taitokerau 
 

P 09 470 1210 ext 9212 
M 027 615 3952 

 
 
P 0800 002 004  »  W www.nrc.govt.nz 

       

Disclaimer 
Unless specifically included in the response above, council warns that information is not available about building materials that can cause land contamination at any property, 
including, but not limited to, wood that has been chemically treated, lead-based paint and asbestos containing materials. Caution is advised with regard to these materials, including 
undertaking a comprehensive due diligence investigation to establish whether these materials are or have been present at any time, past and present.  
 
The information provided in this email is information from the Selected Land Use Register and Northland Regional Council Incident Records only, unless otherwise specified.  Council 
may hold information about the site in other registers or databases. A full search of council records will need to be undertaken to determine if this is the case, and which the requestor 
must specifically request this, and cover council’s reasonable costs. The information supplied in this email should not be solely relied upon for determining whether there is 
contamination at a site, for remediation of the site or any other purpose. Compliance with R6.2 of the Resource Management (National Environmental Standard for Assessing and 
Managing Contaminants in Soil to Protect Human Health) Regulations 2011 (‘NES’) requires that territorial authority records are searched, and any information supplied in this e-mail 
is required to form part of that search. If contamination is confirmed, there may be contaminant guideline values that apply to the land, in addition to the NES soil contamination 
guidelines. We cannot accept any liability arising from the absence of information from our registers. We advise clients to engage the services of a suitably qualified and experienced 
contaminated land specialist where uncertainty exists. 

 

From: Clark Ehlers <clarke@nrc.govt.nz>  
Sent: Wednesday, February 28, 2024 4:03 PM 
To: Contaminated Land Management Team <contamination@nrc.govt.nz> 
Cc: lynley <lynley@tsurvey.co.nz> 
Subject: FW: SLU.802817; 149 SH 10, Kaeo 
 
Please see request for information regarding 149 State Highway 10, Kaeo, below. 
 
Ngā mihi 
 
Clark Ehlers 
Compliance Monitoring Manager – Coast and Land use 
 
M 027 208 1351 

 

 
Disclaimer 
Users are reminded that Northland Regional Council data is provided in good faith and is valid at the date of publication. However, data may change as additional information becomes 
available. For this reason, information provided here is intended for short-term use only. Users are advised  
to check figures are still valid for any future projects and should carefully consider the accuracy/quality of information provided before using it for decisions that concern personal or 
public safety. Similar caution should be applied for the conduct of business that involves monetary or opera- 
tional consequences. The Northland Regional Council, its employees and external suppliers of data, while providing this information in good faith, accept no responsibility for any loss, 
damage, injury in value to any person, service or otherwise resulting from its use. All data provided is in NZ  
Standard Time. During daylight saving, data is one hour behind NZ Daylight Time. 

 

From: Lynley Newport <lynley@tsurvey.co.nz>  
Sent: Wednesday, February 28, 2024 12:51 PM 
To: Clark Ehlers <clarke@nrc.govt.nz> 
Subject: FW: SLU.802817; 149 SH 10, Kaeo 
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APPENDIX C 

Drawing 700 
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STATEMENT OF QUALIFICATION 

I Edward John Collings of Geologix Consulting Engineers Ltd certify that: 

1. This Preliminary Site Investigation with limited sample meets the requirements of the 
Resource Management (National Environmental Standard for Assessing and Managing 
Contaminants in Soil to Protect Human Health) Regulations 2011 (the NES:CS) because it 
has been: 

a. Prepared and certified by a suitably qualified and experienced practitioner 
registered under the Certified Environmental Practitioner Scheme (Registration 
Number 0861) and Engineering New Zealand Chartered Professional Engineer 
(Registration Number 1033153). 

b. The Consultant has over 16 years post graduate experiencing practicing as an 
environmental consultant with a tertiary education qualification equivalent to a 
Master of Science with supporting evidence from Engineering New Zealand that 
the Consultant has equivalent knowledge to Washington Accord equivalence. 

c. Reported on in accordance with the current edition of Contaminated Land 
Management Guidelines No. 1 – Reporting on contaminated sites in New 
Zealand, 2021. 

2. This preliminary site investigation concludes that: 

a. For activities under Regulation 8(4) of the NES:CS, this preliminary site 
investigation concludes it is highly unlikely that there will be a risk to human 
health if the activity is done to the piece of land. 

b. The activity to be undertaken as defined in Regulation 5(5) and Regulation 5(6) of 
the NES:CS is described on page 5, Section 1.1 of this preliminary site 
investigation. 

Evidence of the qualification and experience of the suitably qualified and experienced 
practitioner is available upon request. 

Signed:   

 

 

Dated:  26 June 2024 
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1 INTRODUCTION 

This Site Suitability Engineering Report has been prepared by Geologix Consulting Engineers 

Ltd (Geologix) for Gavin Hoult as our Client in accordance with our standard short form 

agreement and general terms and conditions of engagement. 

The purpose of this report is to assist with Resource Consent application in relation to the 

proposed subdivision of an industrial lot at 149 State Highway 10, Kaeo, the ‘site’ to separate 

two existing dwellings from the industrial site. Specifically, this assessment addresses 

engineering elements of natural hazards, wastewater, stormwater and water supply. 

1.1 Proposal 

A proposed scheme plan was presented to Geologix at the time of writing, prepared by 

Thomson Survey1 and has been reproduced within Appendix A as Drawing No. 100. It is 

understood that the Client proposes to subdivide the site into five lots.  

Lots 1 and 2 will be formed around two existing dwellings located at the eastern end of the 

site, Lot 3 will encompass the industrial operations present on the site while Lots 4 and 5 will 

encompass two small strips of land alongside State Highway 10 to the west of the main body 

of the site. This is summarised in Table 1.  

It is noted from the scheme plan that Lots 3, 4 and 5 will be held in the same Certificate of 

Title. Any amendments to the referenced scheme plan may require an update to the 

recommendations of this report. 

Table 1: Summary of Proposed Scheme 

Proposed Lot No. Size Purpose 

1 580 m2 Existing dwelling 

2 630 m2 Existing dwelling 

3 6,850 m2 Existing industrial 

4 115 m2 Roadside strip 

5 165 m2 Roadside strip 

 

New or upgraded vehicle crossings provided from State Highway 10 to proposed lots are not 

required as discussed further in Section 9.1 of this report. 

2 DESKTOP APPRAISAL 

The site is presented within an industrial zone situated alongside State Highway 10 on the 

bank of the Kaeo River. The property is legally described with the appellation Part Pakonga 

305N Block. The site setting is presented schematically as Figure 1 below. 

Topographically the site area is generally flat and level The CMA is approximately 2.5 km to 

the north-west of the site. 

 

1 Thomson Survey, Scheme Plan Ref. 10596, dated 2 February 2024. 
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Most of the site area is currently impervious with a large building situated in the middle of 

the site, surrounded by gravel hardstand. At the eastern end of the site are two existing 

houses surrounded with lawns. 

The site is subject to coastal and river flooding hazard due to its close proximity to the Kaeo 

River and Whangaroa Harbour inlet. 

A detailed review of existing watercourses and overland flow paths is presented as Section 3.  

In brief, the site is generally level with an elevation of approximately 3 -4 m AMSL 

(NZVD2016). The Kaeo River flows from southeast to northwest, along the southwestern 

boundary of the site, discharging into the CMA a short distance north-west. 

Figure 1: Site Setting2 

 

 

2.1 Existing Reticulated Networks 

Far North District Council (FNDC) GIS mapping indicates that an existing wastewater 

reticulated network exists in the area with the proposed industrial/ residential site within a 

benefit area. Stormwater reticulation network servicing the area is minimal and mainly 

catchpits on the roadway discharging into unlined open channels, therefore on-site 

management is proposed where it is additionally required. However, reticulated potable 

water is not available to the specific site.  

This report has been prepared with the goal of the subdivision being self-sufficient for the 

purpose of stormwater, and potable water management. 

 

2 Source: https://app.grip.co.nz/ 
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2.2 Geological Setting 

Available geological mapping3 indicates the site is underlain by Holocene river and swamp 

deposits of Tauranga Group. Beyond the northwestern boundary across the State Highway, is 

mainly underlain by Permian to Jurassic sandstone and siltstone deposits of Waipapa Group.  

Geological units underlain by Holocene river deposits are described as unconsolidated to 

poorly consolidated mud, sand, gravel and peat deposits of alluvial, colluvial and lacustrine 

origins. 

The alluvial geology extends away from the site in the western direction around and beyond 

the sandstone geology directly bordering north of the site, with the mudstone Northland 

Allochthon Group then extending to the north towards the Coastal Marine Area (CMA). 

2.3 Existing Geotechnical Information 

Existing subdivision and/ or Building Consent ground investigations were not made available 

to Geologix at the time of writing.  Additionally, a review of available GIS databases, including 

the New Zealand Geotechnical Database4 did not indicate borehole records within 500 m of 

the site. To improve the NZGD, exploratory records from our ground investigation were 

uploaded to the system. 

3 SURFACE WATER FEATURES AND FLOOD HAZARD 

During our desktop appraisal which included review of available LINZ LiDAR data, Geologix 

have developed an understanding of the surface water features and overland flow paths 

influencing the site. The developed understanding summarised in the following sections is 

shown schematically on Drawing No. 100. 

It is expected that surface water will flow as sheet flow from the steep ridge on the opposite 

side of State Highway 10, towards the Kaeo River. This flow will be intercepted by the 

highway’s eastern edge swale, which acts as a cut-off drain from the slope above, and 

conveys runoff to the Kaeo River either side of the site.  

There are constructed stop banks on the south side of the site that offer some buffer to 

coastal and river flooding. These are raised approximately 1m above the existing ground level 

and were constructed by the current owner after 2013. 

3.1 Overland Flow Paths 

No clearly defined overland flow paths are observed within the site boundaries and 

surrounds, though the site is also bounded by State Highway 10 on its north-east which 

comprises swale drains to manage overland flow. 

 

3 Geological & Nuclear Science, 1:250,000 scale Geological Map, Sheet 1, Kaitaia, 1996. 
4 https://www.nzgd.org.nz/  

https://www.nzgd.org.nz/
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3.2 Flood Hazard Assessment 

The site is recorded by the NRC natural hazard GIS database5 as susceptible to coastal and 

river flood hazard inundation under all modelled scenarios (10%, 2% and 1% AEP). A desktop 

assessment of the mapped flood hazard and recommended mitigation measures for the 

potential future building site are included below. 

The GIS database has recorded that in historic major storm events such as January 2011 and 

July 2014, flooding across the site was experienced. The Kaeo River and much of the Kaeo 

CBD were inundated in these events too. 

Due to the site’s susceptibility to flooding, the owner has constructed stop banks 

(approximately 1m high) positioned on the Kaeo River bank along the southwest site 

boundary to provide some protection from flooding. Indeed, these structures may offer 

some buffer to the site for higher frequency events. However, these flood protection 

measures are not included in our assessment because their precise location is uncertain and 

given the relatively low height of these embankments, they would likely be overtopped 

during lower frequency events such as a 1% Annual Exceedance Probability (AEP) flood 

event. 

The NRC has provided a flood level report that details the specific levels and velocities of the 

floods for 1% AEP and 10% AEP scenarios. This is included within Appendix C for reference. 

A summary of flood potential to the site and the surrounding environment is presented as 

Table 2 below. 

Table 2: Summary of Flood Hazard Potential 

Event Location/ Source Prediction at Site 

River Flood, 10 % 
AEP+CC 

The site is situated 
within the extensive 
floodplain created by 
the Kaeo River flowing 
from the east to west 
into Whangaroa 
Harbour. 

Based on the GIS web database6, the whole site 
is covered by the floodplain. 
However, based on the flood level report7 from 
NRC, the flood level is limited to 3.15-3.44mRL 
NZVD elevation and the site is only partly 
covered by the flood, ingress and egress can be 
achieved.  
The resultant depths are limited to < 0.3m 

River Flood, 2 % 
AEP+CC 

Based on the GIS web database6, the whole site 
is covered by the floodplain. The flood level is 
around 4.8mRL NZVD elevation, ingress and 
egress cannot be achieved. (The NRC Report 
provided no further insight) 
The resultant depths are limited to < 1.8m 

River Flood, 1 % 
AEP+CC* 

Based on the flood level report7 from NRC, the 
whole site will be covered by the floodplain 

 

5 https://nrcgis.maps.arcgis.com/apps/webappviewer/index.html 
6 https://nrcgis.maps.arcgis.com/apps/webappviewer/index.html?id=81b958563a2c40ec89f2f60efc99b13b 
7 Flood Level Report prepared by Northland Regional Council with the reference No. of 20240918_100608 – Refer 

Appendix C 
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with the flood level up to 5.03-5.43mRL NZVD 
elevation, ingress and egress cannot be achieved. 
The resultant depths are limited to < 2.4m 

Coastal Flood, 
current 

Inundating from west to 
east from Whangaroa 
Harbour backing up 
drainage and 
watercourse 
network(Karo River). 

The site is not impacted. 
Ingress and egress can be achieved. 

Coastal Flood, 1 % 
AEP 

Inundation of lower area of site up to 2.8 m 
NZVD elevation. 
The resultant depths are negligible and outside 
of building footprints. 
Ingress and egress can be achieved. 

Coastal Flood, 1 % 
AEP  
& Rapid Sea Level 
Rise 

Inundation of lower area of site up to 3.1 m 
NZVD elevation. 
The resultant depths are <0.2m and outside of 
building footprints. 
Ingress and egress can be achieved. 

 

The estimated coastal inundation levels presented within Table 2 were derived from 

available data in the NRC GIS database.  A specific coastal inundation hazard model has not 

been prepared by Geologix within the scope of this work. 

3.3 Finished Level Requirements 

As the site is subject to coastal and river inundation, deemed to be a natural hazard, specific 

level requirements of the future residential development within proposed lots will need to 

be adhered to.   

To mitigate against a Section 72 notice under the Building Act 2004, the following 

requirements must be met. 

• Habitable dwellings constructed with a minimum Finished Floor Level (FFL) freeboard 

of 500 mm above the predicted 1 % AEP event inundation level. 

• Non-habitable dwellings and outbuildings/ standalone garages constructed with a 

minimum FFL freeboard of 200 mm above the predicted 1 % AEP event inundation 

level. 

• Flood waters must not be allowed to enter the building footprints. 

3.4 Finished Level Assessment 

In order to accommodate the anticipated coastal and river inundation hazard, based upon 

the available NRC GIS data and reporting, the following minimum finished levels for any 

future structures within proposed lots are recommended to suit the Building Act as described 

in Section 3.3. 

Table 3: Summary of Minimum Finished Levels 

Site Habitable Dwelling 
FFL (min.) 

Non-habitable 
Structure FFL (min.) 

Proposed Lot 1 5.930 m NZVD 5.63 m NZVD 
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It is recommended that a notice is applied to the title to ensure that the above levels are 

verified during construction by a registered Surveyor for all the future building. 

3.5 Assessment and Mitigation 

The proposed subdivision comprises the existing buildings/dwellings, with no new 

construction or earthworks proposed. Therefore, this subdivision will not adversely cause 

any extra flooding for neighbouring properties upstream or downstream. 

However, any future development on these subdivided lots must be carefully planned. New 

structures/buildings should be elevated above ground level in a way that allows flood water 

to flow freely underneath and maintains the floodplain's storage capacity. Any potential 

future development will require specific flood impact assessment during the consent stage. 

4 WASTEWATER ASSESSMENT 

The scope of this wastewater assessment comprised an assessment of existing wastewater 

infrastructure from proposed industrial lots 1, 2 and 3. No additional connections to the 

existing reticulation network are proposed. Relevant design guideline documents adopted 

include: 

• FNDC Operative Plan 2009. 

• Watercare, Water and Wastewater Code of Practice for Land Development and 

Subdivision, Version 1.5, dated May 2015. 

• FNDC Engineering Standards & Guidelines, 2023 – Revised May 2023. 

The District Plan provides for 500 m2 sewered sites within the industrial zone as a controlled 

activity. 

4.1 Existing On-site Wastewater Systems 

According to the current site condition, there is no evidence of any existing on-site 

wastewater treatment systems. 

4.2 Existing Wastewater Reticulated Network 

As described on the Far North Maps 3 Waters map and shown in Figure 2 below, there is an 

existing 150mm dia. public pipe (ID: SL2982_2937) running in a south-easterly direction 

towards a public Pump Station (ID: SP2784), before connecting to a 40mm dia. Rising Main 

(ID 20180531115208_us). 

With only three industrial lots on the existing network and with no additional connections 

proposed as a result of this subdivision application, a capacity assessment is not required. It 

is reasonably assumed that there is sufficient capacity in the existing network to continue 

servicing the current dwellings/developments within the proposed lots. 
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Figure 2: FNDC 3Waters Maps GIS Image of Existing Services 

 

Table 4: Existing Wastewater Infrastructure Summary 

Feature Construction Specification Depth to 
Invert 

Lid Level Location 

Manhole  Concrete N/A 
 

0.0 m 3.25 m 149 State Highway 
10 Ref. SP2785 

WW Gravity 
Main 

Concrete 150 mm dia. 
 

N/A N/A From 149 State 
Highway 10 Ref. 
SL2982_2937 

WW Pump 
Station 

N/A N/A 3.92 m 5.79 m Southern corner of 
site Ref. SP2784 

1. DTI measurements taken from FNDC Maps 

These assumptions and recommendations are indicated schematically as Drawing No. 100 

within Appendix A. 

5 STORMWATER ASSESSMENT 

Considering the nature of subdivision and land development, increased storm water runoff 

occurs as pervious surfaces such as pasture are converted to impervious features such as 

roads or future on-lot buildings and driveways. 

With no proposed overall increase in impervious area as a result of this subdivision 

application, an increased storm water runoff will not occur. However, for the purposes of 

evidencing the activity status associated with this Resource Consent application and the 

proposal of smaller Lot sizes, an assessment of existing impervious surfaces and activity 

status has been completed. 

5.1 Impervious Surfaces and Activity Status 

A summary of the impervious areas of the proposed lots is provided as Table 5 below which 

has been developed from our observations and the provided Scheme Plan for the three 

proposed developed lots 1, 2 and 3. Refer Section 5.2. 

Within proposed Lot 1 with an impervious area of 430 m², existing parking area/ driveway 

and buildings, it is calculated that the total impervious area under post-development 
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conditions will remain the same given the RoW access to Lot 1 is in currently in impervious 

condition. Thereby this activity remains and also falls under the category of Permitted 

Activity, according to FNDC Operative District Plan Rule 7.6.5.1.6. 

The activity status reflected in Table 5 is with respect to Operative FNDC Plan Section 

7.6.5.1.6 only. Furthermore, the subdivision stormwater proposal has been assessed in 

accordance with the Operative FNDC Plan Section 13.7.3.4 on the basis that the overall 

subdivision is determined to be a Controlled Activity. 

Table 5: Summary of Impervious Surfaces 

Surface Proposed Lot 1 Proposed Lot 2 Proposed Lot 3 Proposed 
Lot 4 

Proposed 
Lot 5 

Existing 
Condition 

N/A N/A (8,340 m2) N/A N/A 

Roof     1,939 m2 23.2 %   

Concrete 
pavement 
(yard) 

    3,803 m2 45.6 %   

Driveways     15 m2 0.2 %   

Total 
impervious 

    5,757 m2 69.0 %   

Proposed 
Condition 

(580 m2) (630 m2) (6,850 m2) (115 m2) (165 m2) 

Roof 155 m2 26.7 % 139 m2 22.1 % 1,645 m2 24.0 % 0 m2 0 m2 

Concrete 
pavement 
(yard) 

0 m2 0 % 0 m2 0 % 3,803 m2 55.5 % 0 m2 0 m2 

Driveway  0 m2 0 % 15 m2 2.3 % 0 m2 0 % 0 m2 0 m2 

Total 
impervious 

155 m2 26.7 % 154 m2 24.4 % 5,448 m2 79.5 % 0 m2 0 m2 

Activity 
Status 

Permitted Permitted N/A Permitted Permitted 

 

5.2 Stormwater Management Concept 

The stormwater management concept considered in this report has been prepared to meet 

the requirements of the local and regional consent authorities considering the design storm 

event as follows: 

• Probable Future Development.  The proposed application includes subdivision 

formation only. All existing development within the delineated new lots will remain as 

they currently present. 

To comply with the NRC Proposed Regional Plan Rule C6.4.2(2), it is recommended 

future impermeable surfaces are attenuated to pre-development peak run-off 
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conditions for the design storm event which has been designated as the 10 % Annual 

Exceedance Probability (AEP) event. 

• Existing Development, Proposed Lot 1.  Existing residential building comprising of 155 

m2 roof area and no existing driveway within the lot boundary. There is no new 

impervious area proposed. As such, no improvements or specific attenuation is 

proposed as part of this application. 

• Existing Development, Proposed Lot 2.  Existing residential building comprising of 139 

m2 roof area and 15m² of driveway (Consented). There is no new impervious area 

proposed. As such, no improvements or specific attenuation is proposed as part of this 

application. 

• Existing Development, Proposed Lot 3.  Existing industrial primary building/ business 

with two additional sheds comprising of 1,645 m2 roof area and 3,803 m2 area of 

associated concrete courtyard and driveway (Consented). There is no new impervious 

area proposed. As such, no improvements or specific attenuation is proposed as part of 

this application. 

This is considered appropriate as the existing development will not worsen or increase 

peak stormwater runoff as a result of the application. 

6 POTABLE WATER & FIRE FIGHTING 

In the absence of public potable water infrastructure within State Highway 10 or within the 

site it is recommended that roof runoff water tanks are adopted for potable water supply 

with appropriate filtration and UV disinfection at point of use. In the existing condition, a 

means of roof water collection is only provided in proposed Lot 3. There is an existing 

conveyance of water supply to lots 1 and 2 achieved via a private piped system from the 

neighbouring commercial Lot 3.  

With the intention for Lot 1 and 2 to be self-sustained, it is proposed to provide a new 

25,000l tank for each dwelling along with a suitable gutter system. It is recommended that 

the water tanks are suitably anchored to the ground to prevent uplift during a flood event. 

However, the existing conveyance is proposed to be maintained as a secondary/ emergency 

supply to the lots, by way of a formalised conveyance easement to be incorporated with 

lodgement of survey plan. 

The absence of public potable water infrastructure and fire hydrants within State Highway 10 

requires provision of the on-lot roof water supply tanks to be used for firefighting purposes. 

Specific analysis and calculation for firefighting is outside the scope of this report and may 

require specialist input.  Supply for firefighting should be made in accordance with SNZ 

PAS4509:2008. 
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7 EARTHWORKS 

There is no proposed development requiring earthworks as a result of the subdivision 

formation. 

8 NATURAL HAZARD ASSESSMENT 

To satisfy the Resource Management Act, 1991 the proposed subdivision must plan for and 

manage the risk from natural hazards to reduce the potential adverse effects to less than 

minor.  Regulatory assessment of natural hazards at the site location are managed under the 

jurisdiction of the FNDC District Plan8, Northland Regional Council (NRC) Proposed Regional 

Plan for Northland9 and Regional Water and Soil Plan for Northland.  Following our ground 

investigation and considering the measures presented in this report, a summary of the 

proposed activities against defined natural hazards is presented as Table 6. 

Table 6: Summary of Natural Hazards 

Natural Hazard Applicability Mitigation & Effect on Environment 

Erosion NA No mitigation required, less than minor. 

Overland flow paths, flooding, 
inundation 

Yes Existing stop banks provide some 
marginal protection from flooding, refer 
Section 3. Recommended habitable floor 
levels and non-habitable structure floor 
levels are determined – Refer Table 3 

Landslip NA No mitigation required, less than minor. 

Rockfall NA No mitigation required, less than minor. 

Alluvion NA No mitigation required, less than minor. 

Avulsion NA No mitigation required, less than minor. 

Unconsolidated fill NA No mitigation required, less than minor. 

Soil contamination NA No mitigation required, less than minor. 

Subsidence NA No mitigation required, less than minor. 

Fire hazard NA No mitigation required, less than minor. 

Sea level rise Yes Minor hazard to the site. Existing stop 
banks provide some protection from 
flooding and cause less than minor effect 
on surrounding property, refer Section 3. 

NA – Not Applicable. 

9 INTERNAL ROADING AND VEHICLE CROSSINGS 

It should be noted that we are not traffic engineers, and no specific Traffic Impact 

Assessment is included within the scope of these works.   

 

8 Operative District Plan Rule 13.7.3.2. 
9 Proposed Regional Plan for Northland, Appeals Version, July 2021, Chapter D.6. 



 

 

C0501-S-02-R01 149 State Highway 10, Kaeo 15 

 

9.1 Vehicle Crossings 

The crossings to proposed Lot 1 and 2 has been the subject of consultation with NZTA, with a 

conditional approval issued. NZTA document, reference: 2024-0356 enclosed in Appendix B 

of this report. 

NZTA note that no access upgrades are required as there will be no increased traffic 

generation. Any change to land use at the subject lots will likely require upgrades to the 

existing vehicle accesses. 

Table 7: Summary of Proposed Vehicle Crossings 

Location Type Detail Formation 

Lot 1 Vehicle crossing 
– Residential 

Existing crossing not to FNDC Engineering 
Standards. However, upgrade not required. 

N/A 

Lot 2 Vehicle crossing 
– Residential 

Existing crossing not to FNDC Engineering 
Standards. However, upgrade not required. 

N/A 

Lot 3 Vehicle crossing 
– Industrial 

Existing crossing, assessment not required. N/A 

RCP – Reinforced Concrete Pipe 

10 LIMITATIONS 

This report has been prepared for Gavin Hoult as our Client.  It may be relied upon by our 

Client and their appointed Consultants, Contractors and for the purpose of Consent as 

outlined by the specific objectives in this report.  This report and associated 

recommendations, conclusions or intellectual property is not to be relied upon by any other 

party for any purpose unless agreed in writing by Geologix Consulting Engineers Ltd and our 

Client.  In any case the reliance by any other party for any other purpose shall be at such 

parties’ sole risk and no reliability is provided by Geologix Consulting Engineers Ltd. 

The opinions and recommendations of this report are based on plans, specifications and 

reports provided to us at the time of writing, as referenced.  Any changes, additions or 

amendments to the project scope and referenced documents may require an amendment to 

this report and Geologix Consulting Engineers should be consulted.  Geologix Consulting 

Engineers Ltd reserve the right to review this report and accompanying plans.  

The recommendations and opinions in this report are based on arisings extracted from 

exploratory boreholes at discrete locations and any available existing borehole records.  The 

nature and continuity of subsurface conditions, interpretation of ground condition and 

models away from these specific ground investigation locations are inferred.  It must be 

appreciated that the actual conditions may vary from the assumed ground model.  

Differences from the encountered ground conditions during subdivision construction may 

require an amendment to the recommendations of this report.
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Drawings 
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APPENDIX B 

NZTA Approval Letter 

  



   
44 Bowen Street 

Pipitea, Wellington 6011 
Private Bag 6995 
Wellington 6141 

New Zealand 
T 0800 699 000 

www.nzta.govt.nz 
 

NZ Transport Agency Waka Kotahi Reference: 2024-0356 

 
 
 
 
NZ Transport Agency Waka Kotahi Reference: 2023-0356 

 

16th May 2024 

 

Lynley Newport 

C/- Thomson Survey Ltd 

315 Kerikeri Road,  

Kerikeri 0320 

 

Sent via Email: lynley@tsurvey.co.nz  

 
Dear Lynley, 

 

Subdivision separating dwellings from business activity – 149 State Highway 10, Kaeo, Northland – G. Hoult 

 

Thank you for your request for written approval from NZ Transport Agency Waka Kotahi (NZTA) under section 95E of the 

Resource Management Act 1991.  Your proposal has been considered as follows: 

 

Proposal 

Resource consent is sought for the following activities: 

• Subdivision of lot title ‘Part Pakonga 305N Block’ held under Record of Title NA596/97 (as seen in Attachment 1). 

• The proposed results in three additional lots (two additional): 

o Lot 1 – 580m2 – will contain the existing house and shed.  

o Lot 2 – 630m2 – will contain the existing house and shed.  

o Lot 3 – 6850m2 – will contain the existing building/ light industrial activity  

 

Assessment 

In assessing the proposed activity, NZTA notes the following: 

• The proposal results in no new land use and is intended to separate existing dwellings from the existing business 

activity on site.  

• The proposed lots are accessed via: 

o Lot 1 – Access via vehicle crossing located at 1670302.71, 6116309.94 NZTM  

o Lot 2 – Access via vehicle crossing located at 1670291.92, 6116316.5 NZTM 

o Lot 3 – Access via vehicle crossings located at: 

▪ 1670188.09, 6116402.53 NZTM 

▪ 1670216.03, 6116379.8 NZTM 

▪ 1670239.53, 6116362.7 NZTM 

• NZTA note that no access upgrades are required as there will be no increased traffic generation.  Any change to 

land use at the subject lots will likely require upgrades to the existing vehicle accesses. 

• A historical corridor encroachment issue has been identified in the review of this application (see attachment 2). 

The existing buildings breach the boundary line as do a number of vehicles associated with the onsite business. 

NZTA see no adverse risk to the state highway in regard to the buildings, however, an encroachment licence will 

need to be obtained via NZTA Property Team. NZTA require the vehicles outside the private property boundary to 

be moved to within the boundary line and out of the state highway corridor. 

 

Conditions 

In discussion with NZTA your client has agreed to include the following conditions as part of your client’s resource consent 

application.  The legal name of NZTA is the New Zealand Transport Agency; therefore, our full legal name is referred to 

in the conditions and approval. 

 

1. The applicant shall obtain an Encroachment Licence from NZTA Property Manager to establish formal record of 

building encroachment within the state highway corridor. To do so please contact Property@nzta.govt.nz.  

 

mailto:lynley@tsurvey.co.nz
mailto:Property@nzta.govt.nz


NZ Transport Agency Waka Kotahi Reference: 2024-0356  2 

2. Any vehicles within the state highway corridor shall be removed and placed within the private boundary line and to the 

satisfaction of the New Zealand Transport Agency Network Manager.   

 

3. Prior to the issuing of a certificate pursuant to Section 224(c) of the Resource Management Act 1991, the consent 

holder shall provide to Council, correspondence from the New Zealand Transport Agency confirming that all cars 

associated with onsite business, have been removed from the state highway corridor.  

 

Determination 

On the basis of the above assessment of the proposed activity, and the conditions volunteered by the applicant, the New 

Zealand Transport Agency provides written approval under section 95E of the Resource Management Act 1991. 

 

We are happy for you to provide this letter to the territory authority as evidence of our s95E RMA and s93 GRPA 

approvals. 

 

Expiry of this approval 

Unless resource consent has been obtained this approval will expire two years from the date of this approval letter. This 

approval will lapse at that date unless prior agreement has been obtained from the New Zealand Transport Agency.  

 

If you have any queries regarding the above or wish to discuss matters further, please feel free to contact the 

Environmental Planning team at environmentalplanning@nzta.govt.nz.  

 

Yours sincerely 

 

 
 

Vonnie Veen-Grimes 

Planner 

Poutiaki Taiao / Environmental Planning, System Design, on behalf of NZ Transport Agency Waka Kotahi. 

 

 

 

cc: Property@nzta.govt.nz 

 

Enclosed:  

➢ Attachment 1: Proposed Scheme Plan 

➢ Attachment 2: Aerial Showing Encroachment  
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ATTACHMENT 1: Proposed Scheme Plan 

 

 
 

ATTACHMENT 2: Aerial Showing Encroachment 
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APPENDIX C 

NRC Flood Level Report 



Flood Level Report

Date Exported: 19/09/2024

Catchment Name(s)

Kaeo

Report Reference: 20240918_100608

Parcel ID: 4705026

Appellation: Part Pakonga Block

Title: NA596/97

Survey Area:  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  



River Flooding
Maximum Minimum

3.44 m 3.15 m
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Crown Copyright Reserved
Projection NZTM. Vertical Datum NZVD2016.
DISCLAIMER:
The Northland Regional Council cannot guarantee that the information shown is accurate
and should not be reused in any manner without proper consultation with its owner.

Max Min flood levels are for the raster extent shown on the map

Report Reference: 20240919_083150

0 75 150 22537.5

m

10 Year

10 Year
m NZVD

3.15 - 3.35

3.35 - 3.55

Parcel



River Flooding
Maximum Minimum

5.4 m 5.03 m
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Crown Copyright Reserved
Projection NZTM. Vertical Datum NZVD2016.
DISCLAIMER:
The Northland Regional Council cannot guarantee that the information shown is accurate
and should not be reused in any manner without proper consultation with its owner.

Max Min flood levels are for raster extent shown on the map

Report Reference: 20240919_083150
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Disclaimers  
Our modelling disclaimers are linked below: 
https://www.nrc.govt.nz/media/ko2dkgxn/coastal-hazard-maps-disclaimer-june-2017.pdf
https://www.nrc.govt.nz/media/cqnnw12y/flood-map-disclaimer-2021.pdf 

Our regionwide modelling reports are linked below: 
https://www.nrc.govt.nz/environment/river-flooding-and-coastal-hazards/river-flooding/river-
flood-hazard-maps/regionwide-river-catchments-analysis-technical-reports  

Know your risk 

Check what potential flood risks and other hazards that may impact your 

property.  

The Natural Hazards Portal is a great place to start. It's a ‘one-stop-shop’ of 

information related to natural hazards within our region: 

www.nrc.govt.nz/environment/natural-hazards-portal  

The Environmental Data Hub provides river level and flow data, as well as 

warning levels, rainfall data, water quality, and more: 

www.nrc.govt.nz/environment/environmental-data/environmental-data-

hub

Have a plan 

Make sure you have an evacuation plan, emergency kit and important 

phone numbers ready. Check out: https://getready.govt.nz/en/prepared/ 

for tips on how to get ready.  

Stay up to date 

In a civil defence emergency situation, follow the updates on the 

Northland CDEM Group's Facebook page: 

www.facebook.com/civildefencenorthland  

Or follow updates from the embedded feed on the regional council 

website: www.nrc.govt.nz/civildefence  

In an emergency 

Remember, if life is threatened dial 111 to contact emergency services. 

https://www.nrc.govt.nz/environment/river-flooding-and-coastal-hazards/river-flooding/river-flood-hazard-maps/regionwide-river-catchments-analysis-technical-reports
http://www.nrc.govt.nz/environment/natural-hazards-portal
http://www.nrc.govt.nz/environment/environmental-data/environmental-data-hub
https://getready.govt.nz/en/prepared/
http://www.facebook.com/civildefencenorthland
http://www.nrc.govt.nz/civildefence
https://www.nrc.govt.nz/media/cqnnw12y/flood-map-disclaimer-2021.pdf
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