
 

 
 
Cable Bay Consulting Ltd 
 

 Cable Bay Consulting Ltd 

11 Bush Point Road 

Cable Bay 0420 

Phone 021 2929226 

 

17 December 2025 

 

 
 
Resource Consents Department 
Far North District Council 
Memorial Avenue 
Private Bag 752 
Kaikohe 0440 
 
 
By Email Only 

 

Dear Sir / Madam,  

Re: RESOURCE CONSENT APPLICATION : 22 MAHOE LANE, COOPERS BEACH 

1.0 Bridget Thorp (“the Applicant”)  has instructed us to lodge a resource consent application 

for the captioned property.   

1.1 A full AEE in accordance with the requirements of the RMA 1991 is attached.   The 

requisite FNDC Application form is included in the appendices. 

1.2 If you could kindly advice a reference number, we will arrange for the Client to make the 

necessary deposit payment to the FNDC by bank transfer. 

 

Yours sincerely, 

 

 

Neil Mumby 

Director 

Cable Bay Consulting
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INTRODUCTION AND PROPOSAL 

 

1.1 Bridget Thorp “(the Applicant”) seeks resource consent under the Resource 

Management Act 1991, and the Far North District Council District (“FNDC”) Operative 

District Plan (“ODP”) for a two lot subdivision in the Residential Zone. 

 

DOCUMENTATION 

 

1.2 This application is accompanied by the following documents;    

 

i. Register of Title & Instruments (Attachment 1)  
ii. Adjacent Land Analysis (Attachment 2) 
iii. FNDC Concept Development Meeting Minutes & File Record (Attachment 3) 
iv. Scheme Plan  (Attachment 4) 
v. Engineering Report (Attachment 5) 
vi. Section 86B of the RMA 1991 Check (Attachment 6) 
vii. Operative District Plan Development Control Check (Attachment 7) 
viii. Relevant ODP Assessment Criteria (Attachment 8) 
ix. Fourth Schedule Compliance Assessment  (Attachment 9) 
x. NRPS : Relevant Objectives & Policies (Attachment 10) 
xi. ODP : Relevant Objectives & Policies (Attachment 11) 
xii. PDP : Relevant Objectives & Policies (Attachment 12) 
xiii. Service Provider Correspondence (Attachment 13) 
xiv. Application Form & Checklist (Attachment 14). 

 
DESCRIPTION OF SITE AND SURROUNDS 

 

1.3 The land is as legally described in Table 1 with a total land area of approximately 

1009m2.  The current Register of Title is appended in Attachment 1 for ease of 

reference and summarised in Table 1 below; 

 

Existing Title Existing Area 
Lot 11 Deposited Plan 50666, with Building Line Restriction 

 

1009m2 

Table 1 :        Register of Title Information 

 

1.4 The site is vacant and covered in regenerating native and exotic vegetation.  The 

topography of the site falls steeply from east to west, with the site having a natural fall 

towards Coopers Beach itself.   A scarp also runs relatively centrally through the site in 

the vicinity of proposed Lot 1.   The site has two road frontages, with the western 

frontage facing onto Kotare Drive and the eastern frontage onto Mahoe Lane.   

 

1.5 The Building Line Restriction (“BLR”)  referenced on the Register of Title is located on 

both of these road frontages with the requisite setback distances illustrated on the plan 

of subdivision to assist.  There are no other notable features present.  The main site 

features can be seen in the aerial image in Figure 1 below. 
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Figure 1 : Aerial Imagery     Source FNDC GIS as at 21/03/25. 

 

1.6 In general terms, the site is located on the boundary between the Coopers Beach 

settlement and Mangonui village, north of State Highway 10, and on elevated land with 

views out over Doubtless Bay.  When viewed from the coast, the site appears within the 

upper reaches of the Coopers Beach settlement.  Adjacent land uses are all residential 

in nature, with tourist accommodation facilities being a feature of the broader local area.  

Adjacent land analysis for the purposes of later assessment under s95D of the Act is 

contained in Attachment 2.  

 

1.7 The subject site is zoned Residential under the Operative District Plan (“ODP”), with no 

limitations listed in the Resource Maps on the subject site, as illustrated in Figures 2 & 

3 & 3A below.  The nearest sensitive areas (outstanding natural features and 

outstanding landscape for example) are all in the vicinity of the Rangikapiti Pa surrounds 

to the north and east. The site is also located outside of the Coastal Hazard 1 & 2 zones 

contained within the ODP Hazard maps. 
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 Figure 2 :  FNDC ODP Zoning Map    Source FNDC GIS 2/12/25 

  

Figure 3 : FNDC Resource  Maps     Source FNDC ODP Map 15 
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Figure 3A FNDC Coastal Hazard Maps     Source FNDC CH Map 10 

 

 

1.8 The site is located within 500 metres of reserve land (being the surrounds of the 

Rangikapiti Pa as well as the Esplanade reserves along Coopers Beach) and as shown 

in figure 4 below. 

 

 

Figure 4 : Reserve Land within 500 metres   Source FNDC GIS as at 2/12/25. 

 

1.9 No HAIL sites are present as per the screenshot below; 
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Figure 5 : HAIL Map       Source NRC GIS 2/12/25 

 

1.10 No recorded NZAA Archaeological sites are shown on the site in Councils GIS.   The 

site does not contain any District Plan Historic Sites, District Plan Archaeological Sites, 

or District Plan sites of Significance to Māori.  There are historic sites to the north and 

east in the Rangikapiti Pa reserve area as shown in Figure 6 below, but these are at 

least 200 metres away from the boundaries of the subject site. 

 

 
Figure 6:  NZAA Archaeological Sites     Source FNDC GIS 2/12/25 

 

 

 

 



Cable Bay Consulting Ltd, 11 Bush Point 

Road, Cable Bay 0420 

 

7 

 
 

 
 

 

1.11 The site is not located within a Kiwi Present area as per the screenshot below. 

 

 
 

Figure 7:  Kiwi Present Area – Not Present    Source FNDC GIS 2/12/25 

 

1.12 The site as a whole is zoned “General Residential” under the Proposed District Plan 

(“PDP”).  The site is also notated as falling within the “Coastal Environment” and also is 

located within the Zone 2 and Zone 3 Coastal Erosion Zones (orange and brown lines, 

respectively) within the PDP.  This can be seen in Figure 8 below. 

 

Figure 8 : FNDC PDP Zoning Maps     Source FNDC GIS 2/12/25 

 

1.13 No heritage matters, notable trees, Sites and Areas of Significance to Māori, 
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Outstanding Natural Landscapes,  Outstanding Natural Features, or Statutory 

Acknowledgment Areas are notated on the PDP maps on the subject site. Heritage 

areas and Heritage sites are all located north and eastward of the subject property. 

 

Site History 

1.14 A review of the FNDC  property files shows that Council has no records for prior 

applications on the subject site itself.  The property file does contain reference to the 

subject site and general local area potentially falling within an area of broader land 

instability and FNDC records to this effect are contained in Attachment 3 with the FNDC 

Concept Development Meeting minutes.   
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Subdivision Concept Design 

2.1 The proposed subdivision layout is shown below,  with a further full detailed plan set in 

Attachment 4 for ease of reference.  

 

 

Figure 9 : Scheme Plan     Source Sapphire Surveyors December 2025 

2.2 The Applicant has taken a collaborative approach with engineering and surveying inputs 

informing the proposed design, as well as an initial concept development plan meeting 

with the FNDC in January 2025.  Please refer to the meeting minutes in Attachment 3. 

 

 
Engineering Design Considerations 

 

2.3 The proposed subdivision has been assessed by the Applicants engineers, Hawthorn 

Geddes.   This engineering assessment has confirmed that adequate wastewater, 

stormwater, water supply and access can be provided.  A copy of the engineering report 

is contained in Attachment 5 for ease of reference.  

 

 Landform & Stability 

2.4 The subject site is steeply sloping and is bisected by a scarp that predominantly runs 

through proposed Lot 1.  However, the engineering report advises that the scarp shows 

no evidence of active / on-going global deep-seated movement.  It is a requirement of 

the engineering report that retaining walls be provided to support future residential 

building and excavations. These will be contained within each of the individual lot 

boundaries.  Pile or concrete slab foundations are identified as suitable options within 

the report, with detailed design required at the time of building consent. 
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Figure 10 :  Key Landform and Features   Source page 12 of Hawthorn Geddes Report 

 

Stormwater 

2.5 The proposed subdivision will discharge stormwater from both lots into the existing 

network via Manhole: Asset ID: 20150903072333, which drains directly to Coopers 

Beach.   Lot 2 will connect through a reticulated easement across Lot 1.  No attenuation 

is provided as the site is located at the bottom of the catchment with immediate 

discharge to a tidal environment. 
 

Water Supply and Firefighting 

2.6 Potable water is proposed to be supplied by the Doubtless Bay Water Supply’s 

Reticulated network. To meet the firefighting water requirement, two 25m3 above-

ground tank swill be installed, one in each lot. The tanks will be reticulated with 

Doubtless Bay Water Supply’s reticulated network.  The New Zealand Fire Service have 

confirmed their acceptance to this arrangement (see Appendix D of the Hawthorn 

Geddes engineering report) 
 

Waste Water 

2.7 The supplied engineering report confirms that the proposed development can be 

connected to the  Wastewater network.  The existing 100 mm diameter wastewater pipe 

is to be upgraded to a 150 mm diameter gravity sewer. Lot 2 is to connect via a 

reticulation easement through Lot 1. 

 

Traffic 

2.8 Access to Lot 1 will be from Kotare Drive, with sight distances to the north and south 

significantly exceeding the required sight distances.  Minor earthworks will be required 

for the private driveway to meet the required width and gradient.   Access to Lot 2 will 

be from Mahoe Lane, with sight distances also meeting or exceeding the sight distance 

requirement. However this access will share an existing vehicle crossing at 24 Mahoe 

Lane, and will require a retained or suspended car parking platform to provide suitable 

access and parking. 
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Recommended Conditions 

3.0 It is anticipated that given the minor nature of the subdivision, that the FNDC decision 

will include standard conditions only and utilise the building consent stage as the 

catalyst for consent condition fulfilment with respect to earthworks and foundation 

design, firefighting water supply etc.  The Applicant is agnostic about the presence of 

the BLR on the site and does not foresee an issue if it remains on the Title, but will be 

guided by FNDC in this respect.  It is noted that the site to the north at 24 Mahoe Lane 

cancelled the BLR present on that site under FNDC Ref 2130005-RMAOTH in 2012. 

 
 

DISTRICT PLANNING FRAMEWORK  
 

4.0 At the present time, the principal district planning instruments relevant to this subdivision 

are the ODP, PDP and Variation 1 to the PDP.  There are no other plan changes relevant 

to this proposal. 

 
Proposed District Plan 
 

4.1 The FNDC publicly notified its PDP on 27th July 2022.  Whilst hearings on the PDP 

have commenced, no decisions have yet been issued by the Hearings Commissioners.  

It is understood that decisions will be issued by Council in May 2026. 

 

4.2 Under s86B of the Resource Management Act 1991 a rule in a Proposed District Plan 

has legal effect only once a decision on submissions have been made, unless the 

criteria under s.86B(3)(a) to (e) apply.  

 

4.3 In terms of s.86B(3) of the Act, a review of the PDP shows that there are no provisions 

that relate to water, air or soil, significant indigenous vegetation, significant indigenous 

habitats of fauna, historic heritage or aquaculture activities that require resource 

consent in this intervening period.   

 

4.4 Tabulated analysis of the PDP provisions are  contained in Attachment 6.   As there 

are no relevant rules within the PDP with immediate legal effect that affect the proposed 

activity status, the activity status of this application is prescribed by the current FNDC 

ODP.  The objectives and policies of the PDP are however relevant for the s.104 

assessment undertaken later in this report.  This matter is discussed further in 

paragraph 7.11 to 8.6 of this report.  

 

Operative District Plan 
 

4.5 As already stated, the ODP is the dominant planning document in considering this 

proposal.  Tabulated analysis of the ODP provisions is contained in Attachment 7.  The 

analysis confirms that consent is required under the following rules of the ODP; 
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• Discretionary Activity subdivision consent under Rule 13.7.2.1 (v) as the proposal 

will not meet the minimum lot size of 600m2 for sewered sites pursuant to Rule 

13.9 (a) and (b). 

• Discretionary Activity consent under Rule 13.7.2.2 as Proposed Lot 2 will not be 

able to accommodate the dimensions of a 14 metre by 14 metre shape factor 

pursuant to Rule 13.9 (a) and (b). 

4.6 Overall this subdivision application is considered a discretionary activity. 
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STATUTORY REQUIREMENTS 
 

 Section 104 & 106 – Consideration of Subdivision Consent Applications 

 
5.0 Section 104 of the Resource Management Act 1991 sets out those matters that must 

be considered when assessing an application for resource consent.  Subject to Part II 

of the Act,  Section 104B requires a consent authority to have regard to the following 

matters: 

“s. 104B Determination of applications for discretionary or non-complying activities 

After considering an application for a resource consent for a discretionary activity or non-

complying activity, a consent authority— 

(a) may grant or refuse the application; and 

(b) if it grants the application, may impose conditions under section 108.” 

 
5.1 As a discretionary activity subdivision, and in addition to s.106 matters,  Council has the 

ability to approve of decline the application.  The ODP provides a range of assessment 

criteria for discretionary subdivision in Rule 13.10 of the ODP that may be considered 

by the FNDC in making that determination.  These are set out in Attachment 8.   

 

5.2 With respect to these subdivision assessment criteria, the proposal results in lots that 

are of sufficient size to accommodate dwellings clear of natural hazards, and adequate 

water supply, stormwater and wastewater disposal is able to be provided as set out in 

the attached engineering report.  Moreover service providers have been consulted, 

whom have confirmed that adequate power and telecommunications can be provided.  

Appropriate provision for easements can be made.  There are no listed heritage matters 

or sensitive ecological areas present on the site that will be affected by the proposal.  

The form of development is envisaged by the plan provisions in the zone and lot sizes 

are consistent with others present in the local area.  The proposal is in accordance with 

these assessment criteria. 

 

5.3 The supporting engineering report elaborates on the matters relevant to these 

assessment criteria as well as s.106 of the Act, and recommends conditions for adoption 

by Council at the time of building consent to mitigate effects.    

 
5.4 The Fourth Schedule of the Act outlines the matters that must be included in an 

assessment of effects.  A  compliance schedule demonstrating how this AEE meets the 

requirements of the Fourth Schedule contained in Attachment 9.   

 

5.5 The subsequent sections of this AEE address the requirements of s.5, s.104 and the 

Fourth Schedule of the Act as appropriate to the scale of the activity, and as necessary 

to provide an informed assessment of this proposal. 

 
  

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234810#DLM234810


Cable Bay Consulting Ltd, 11 Bush Point 

Road, Cable Bay 0420 

 

14 

 
 

 
 

 

ASSESSMENT OF EFFECTS 
 

6.0 The Council must decide whether the activity will have, or is likely to have, adverse 

effects on the environment that are more than minor.  

 

Permitted Baseline 

6.1 The permitted baseline may be taken into account and the Council has the discretion 

to disregard those effects.  Whilst there is no permitted subdivision in the zone, it is 

noted that under the ODP, residential units on a sewered site can be constructed at the 

rate of one unit per 600m2 of site area and up to 200m3 of earthworks with cut / fill faces 

of 1.5 metres in height in a 12 month period can be undertaken on the site as a permitted 

activity (see Rule 7.6.5.1.2 and Rule 12.3.6.1.3).  A reasonably foreseeable density of 

development for this site would be one residential unit.   

 

Receiving Environment 

6.2 The receiving environment beyond the subject site includes permitted activities under 

the relevant plans, lawfully established activities (via existing use rights or resource 

consent), and any unimplemented resource consents that are likely to be implemented. 

The effects of any unimplemented consents on the subject site that are likely to be 

implemented (and which are not being replaced by the current proposal) also form part 

of this reasonably foreseeable receiving environment. This is the environment within 

which the adverse effects of this application must be assessed. There are no known 

consents in the area that have been recently applied for on adjacent sites that impact 

this proposal.  However if the FNDC is aware of any relevant applications, this AEE can 

be updated as required to reflect any change in circumstances.   

 

Section 106 Matters 

6.3 The engineering report in Attachment 5 contains an assessment on engineering 

matters, including stability.  Moreover, the proposed subdivision appropriately provides 

for legal access to each of the proposed lots.  Accordingly, there are no adverse effects 

of the nature identified in s.106 of the Act that preclude this subdivision from proceeding. 

  

Subdivision and Consequential Land Use Effects 

6.4 The effects arising from the proposal have been assessed using the objectives and 

policies and the relevant assessment criteria within the ODP as a guide, as well as the 

supporting engineering report which confirms that no adverse effects in terms of stability 

or servicing will result.    
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6.5 Of further note is the presence of multiple similar sized sites or densities of development 

as that proposed within this application existing within the immediate surrounding area.  

This is illustrated in Table 1 below. 

 

Address Legal Description Area Comment 

9 Kotare Drive Lot 1 DP 130275 500m2 Created in 1990. 

4 San Marino Lot 2 DP 81280 565m2 Created in 1977. 

1 & 3 Kotare 
Drive 

Lot 25 DP 44837 810m2 Cross Leased in 2006 
around two existing 
dwellings. 

23 Kotare 
Drive  

Lot 1 DP 121882 601m2 Site to north created in 
1988. 

24 Kotare 
Drive 

Lot 2 DP 121882 649m2 Site to north created in 
1988. 

2A Braemar  Lot 2 DP 575398 428m2 Created in 2022. 

12 & 14 Kupe 
Road 

Lot 19 DP 42607 845m2 Cross Leased in 1991 
around two existing 
dwellings. 

 

Table 1 : Cadastral Analysis of Surrounding Area    Source LINZ Data 

 

6.6 This analysis demonstrates that this development will not appear out of character with 

the surrounding area, or otherwise adversely affect local amenity values.   The density 

of development proposed in this application is consistent with that which has existed in 

the local area for some time. 
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PROVISIONS OF ANY RELEVANT PLAN, POLICY STATEMENT, OR OTHER 
REGULATION 

National Environmental Standards for Assessing and Managing Contaminated in Soils to Protect 
Human Health (2011) (NES :CS) 

7.0 With respect to the NES:CS specifically, the site has not been used for cropping 

purposes and the Applicants have advised that they are not aware of any HAIL activities 

present.    In addition, the HAIL GIS Maps on Councils website have been reviewed and 

this also does not indicate any HAIL sites on the property. 

National Policy Statement for Freshwater Management(2022) (“NPS:FW) 

7.1 The NPS : FW sets out objectives and policies that direct local government to manage 

water in an integrated and sustainable way, while providing for economic growth within 

set water quantity and quality limits. It is considered that the proposal is not inconsistent 

with the objectives of the NPS FW in that the nature of development is specifically 

envisaged by the zone provisions.   

NPS Indigenous Biodiversity 

7.2 The site contains no significant natural area or other indigenous vegetation of note. 

New Zealand Coastal Policy Statement 

7.3 The site is visible from the coast, but as already stated, the proposed building platform 

will appear as part of the existing Coopers Beach settlement when viewed from the 

coast.  As a consequence no adverse effects on the coasts natural character, intrinsic 

values or water quality that will arise.  

The Northland Regional Policy Statement  

7.4 The Northland Regional Policy Statement (“NRPS”) was made operative in May 2016.  

The site is located outside of any outstanding natural landscape, outstanding natural 

features, natural character areas, but is within the coastal environment.  This can be 

seen in Figure 11 below. 

 

 

Figure 11:  Regional Policy Statement Map   Source NRC GIS 2/12/25 
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7.5 The NRPS contains objectives and policies related to infrastructure, natural hazards  

and the coastal environment.  The objectives and policies considered relevant to this 

proposed subdivision are contained in Attachment 10.    

 

7.6 As outlined earlier in this report,  the hazard risk has been addressed in the supplied 

engineering report and found to be acceptable.  This proposal does not detract from 

the qualities and characteristics that make up the natural character of the coastal 

environment.  The proposal is considered consistent with the relevant NRPS objectives 

and policies.    

 

FNDC ODP Objectives and Policies 
 

7.7 As already stated, the proposal constitutes a discretionary activity overall under the 

ODP.  The pertinent objectives and policies are contained in Attachment 11.   

 

 Commentary – Subdivision Objectives and Policies 

 

7.8 The proposed subdivision is of a nature envisaged by the zone provisions (13.3.1).  

The lot sizes, dimensions and location of the allotments have been designed to accord 

with the ODP standards to the greatest possible extent.  There are no scheduled 

heritage resources present on the site (13.3.4) , and stormwater management will be 

in place for the proposed development (13.3.5)  Particular consideration has been 

given to ensuring adverse effects are appropriately avoided, remedied or mitigated and 

this is set out in the attached engineering report.  The proposal is in accordance with 

these objectives and policies. 

 

Commentary – Residential Zone Objectives and Policies 

 
7.9 The proposed subdivision is appropriate for a residential zoned site in an urban area.  

The proposal will appropriately avoid, remedy or mitigate effects on amenity values 

(7.3.3) The proposal contains a set of suggested resource consent conditions to 

address environmental effects arising from the proposal, including water supply  

(7.3.6).  The proposal will adequately maintain the amenity values of the local area 

(7.4.1)  and the supporting infrastructure will be appropriately designed (7.4.8).  The 

proposal is consistent with the density of development in the immediate surrounding 

area (7.6.3.1).  The proposal is in accordance with these objectives.   

 

Summary 

 
7.10 In summary, for the reasons detailed above, the proposal can be considered consistent 

with the relevant objectives and policies contained within the ODP. 
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PDP Objectives and Policies 
 

7.11 The pertinent objectives and policies are contained in Attachment 12.  As the 

objectives and policies of the General Residential zone are consistent with the ODP, 

this proposal sits comfortably with these as the proposed development will achieve the 

objectives of the zone as it will cater for development in an area identified to 

accommodate growth (GRZ-01 and GRZ-04) and with appropriate infrastructure being 

in place (GRZ-P8 (f)). 

 

7.12 The proposal is also consistent with the objectives and policies of the coastal 

environment overlay as the proposal will result in a subdivision that is consistent with 

the intent of the zone and overlay with appropriate infrastructure being able to be 

provided ( CE-01 & CE03 and CE-P5). 

 
7.13 As with the General Residential zone objectives and policies, the associated 

subdivision objectives and policies sit comfortably alongside this proposal as the 

proposal will achieve the objectives of the zone SUB-01 (a), contribute to local 

character and sense of place (SUB01 ( b)) and SUB-P3 (a) to (d) and does not increase 

risk from natural hazards (SUB 01 (e) and SUB-P11 (d).   Moreover appropriate 

infrastructure is able to be provided (SUB-03(a)  and SUB-P6 (a) and (b).  

 

7.14 With respect to natural hazards, the hazard risk has been assessed in the supporting 

engineering report and the recommended conditions will ensure that the proposal is 

consistent with policies regarding natural hazards (NH-01 & NH-02, NH-P2, NH-P5, 

NH-P7, NH-P8). 

 
 
Variation 1 to the PDP 
 

7.15 The Far North District Council has notified Proposed Plan Variation 1 (Minor 

Corrections and Other Matters) to the Proposed District Plan. Proposed Plan Variation 

1 makes minor amendments to correct minor errors, amend provisions that are having 

unintended consequences, remove ambiguity and improve clarity and workability of 

provisions. There are multiple zones and provisions of the PDP that are affected by 

this variation.  Examples of this include changes to the wording of both rural, urban and 

special purpose zones.  The variation does not seek changes to the subdivision 

provisions in the General Residential Zone. Submissions for this variation closed in 

December 2024 so the provision have no effect on activity classification and little if any 

weight in the decision making process for this application at the current time. 
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ANY OTHER RELEVANT AND REASONABLY NECESSARY MATTER 
 

Weighting of District Planning Documents 
 

8.0 In general terms the weight afforded to the objectives and policies of a PDP are 

determined by the extent to which the PDP provisions have been tested in the statutory 

process.  Typically, a PDP  notified by a consent authority will garner greater weighting 

in the process a few years after notification as decisions are issued and appeals are 

resolved in accordance with the time frames prescribed in the RMA 1991. 

 

8.1 However this is not the case with FNDC PDP.  Whilst the statutory process for the PDP 

substantively commenced on 27 July 2022 with the public notification of the PDP, 

according to the FNDC website, the PDP received “…a high number of submissions 

with 580 original submissions (with over 8,500 original submission points), and 549 

further submissions (with 26,174 further submission points) covering a broad range of 

issues…”   

 
8.2 As a consequence of that significant number of submissions, as well as staffing issues, 

Council wrote to the Minister for Environment on 15 July 2024 seeking an extension of 

time until 27 May 2026 for the issue of Council decisions on the PDP.  This extension 

of time was granted by the Minister for the Environment on 17 September 2024.   

 
8.3 All of this means that despite being in the public realm  for a number of years, the PDP 

has not yet had any decisions issued on submissions by either the Hearings Panel or 

Council.   

 
8.4 As a consequence, the PDP carries less weighting in the decision making process at 

the present time, than would otherwise be expected.  This is setting aside the fact that 

the Council will still need to make a decision as to whether or not they will accept the 

recommendations of the Hearings Panel.  The Council decisions will then be subject 

to potential challenge via appeal. 

 
8.5 We also note that in parallel with this Council has recently notified a plan variation to 

correct errors, including corrections to zoning and other amendments to the PDP.   

Submissions for this variation closed in December 2024. 

 
8.6 In our opinion all of this means that the Operative District Plan is the dominant 

document in the weighing up of the objectives and policies of the district planning 

documents. 
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PART 2 OF THE RMA 

 
9.0 The purpose of the RMA under s5 is to promote the sustainable management of natural 

and physical resources. This means managing the use of natural and physical 

resources in a way or at a rate that enables people and communities to provide for 

their social, cultural and economic well-being while sustaining those resources for 

future generations, protecting the life supporting capacity of ecosystems, and avoiding, 

remedying or mitigating adverse effects on the environment. 

 

9.1 This application is considered to be consistent with this purpose. In particular, the 

proposal seeks to enable the wellbeing (social and economic) of the applicants by 

allowing efficient utilisation of their site and will ensure that adverse effects of the 

proposal on the environment will be avoided, remedied and/or mitigated. 

 

9.2 Section 6 of the Act sets out a number of matters of national importance which need 

to be recognised and provided for and includes among other things and in no order of 

priority, the protection of outstanding natural features and landscapes, the protection 

of areas of significant indigenous vegetation and significant habitats of indigenous 

fauna, and the protection of historic heritage. The site does not contain any identified 

“outstanding landscape” or features. It does not contain records of any significant 

indigenous vegetation and/or habitats of indigenous fauna, or any archaeologically 

significant or heritage items. 

 

9.3 Section 7 identifies a number of “other matters” to be given particular regard by a 

council in the consideration of any assessment for resource consent, and includes the 

efficient use of natural and physical resources, and the maintenance and enhancement 

of amenity values. The proposal is considered to be consistent with the maintenance 

and enhancement of amenity  values. 

 

• The development has been designed to take into account the attributes of the 

subject site.   

• The proposal will enable an efficient use of physical resources as it will utilise 

land zoned for residential purposes.   

 

9.4 Section 8 requires all persons exercising functions and powers under the RMA to ‘take 

into account’ the Principles of the Treaty of Waitangi. No section 8 issues are 

considered to result. 

 

9.5 Overall, the application is consistent with Part 2 of the RMA for the following reasons: 

 

• The proposal provides for the wellbeing of people within the FNDC District by 

providing for the efficient utilisation of an existing site; 

• The proposal avoids, remedies or mitigates adverse effects on the 

environment. 
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WRITTEN APPROVALS / CONSULTATION 
 

10.0 No written approvals have been sought as the proposed density of development is 

contemplated in the zone and is consistent with the lot sizes / density of development 

present on other sites in the immediate local area.  These other sites have been in 

existence in the immediate local area for many years. 

 

10.1 Whilst there is a marginal infringement of the required dimension of the shape factor 

on Lot 2, there is nonetheless provision for a shape factor accommodating 196m2 of 

available area for future development consistent with the minimum area anticipated as 

a consequence of a complying shape factor dimension (14 metres by 14 metres).  

Future development will be able to be accommodated within this shape factor and 

comply with the bulk and location standards of the ODP.   

 

10.2 Moreover, the proposed subdivision layout has been informed by the engineering 

assessment that have been undertaken on the site, with engineering methodologies 

addressing stormwater, stability, servicing, etc.  

 
10.3 These attributes all mean that the proposal can proceed with giving rise to adverse 

effects on adjacent / other parties. 

 

10.4 The Applicant has consulted with service providers (Top Energy, Chorus) and 

confirmation of servicing is contained in Attachment 13.  Moreover, a concept 

development plan meeting was held with the FNDC in January 2025 and meeting 

minutes are contained in Attachment 3.  No fundamental concerns were expressed 

by Council staff on the proposal. 
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SECTION 95 NOTIFICATION ASSESSMENT 
 

 

11.0 Section 95A specifies the steps the council is to follow to determine whether an 

application is to be publicly notified. These steps are addressed in the statutory order 

below. 

 

Step 1: mandatory public notification in certain circumstances 
 

 No mandatory notification is required as: 

• the applicant has not requested that the application is publicly notified 

(s95A(3)(a)) 

• there are no outstanding or refused requests for further information (s95C and 

s95A(3)(b)), and 

• the application does not involve any exchange of recreation reserve land under 

s15AA of the Reserves Act 1977 (s95A(3)(c)). 

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

 

 The application is not precluded from public notification as: 

• the activities are not subject to a rule or national environmental standard (NES) 

which precludes public notification (s95A(5)(a)); and  

• the application does not involve one or more of the activities specified in 

s95A(5)(b). 

Step 3: if not precluded by step 2, public notification required in certain 

circumstances 

 

11.1 The application is not required to be publicly notified as the activities are not subject to 

any rule or a NES that requires public notification (s95A(8)(a)).  For the reasons outlined 

earlier in this report public notification is not required as the activities will have or are 

likely to have adverse effects on the environment that are less than minor (s95A(8)(b)). 

 

Step 4: public notification in special circumstances 
 

11.2 If an application has not been publicly notified as a result of any of the previous steps, 

then the council is required to determine whether special circumstances exist that 

warrant it being publicly notified (s95A(9)). 

Special circumstances are those that are:  

• Exceptional, abnormal or unusual, but something less than extraordinary or 

unique;  

• outside of the common run of applications of this nature; or  

• circumstances which make notification desirable, notwithstanding the conclusion 

that the activities will not have adverse effects on the environment that are more 

than minor. 
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11.3 “Special circumstances” have been defined by the Court of Appeal as those that are 

unusual or exceptional, but they may be less than extraordinary or unique (Peninsula 

Watchdog Group (Inc) v Minister of Energy [1996] 2 NZLR 529). With regards to what 

may constitute an unusual or exceptional circumstance, Salmon J commented in Bayley 

v Manukau CC [1998] NZRMA 396 that if the district plan specifically envisages what is 

proposed, it cannot be described as being out of the ordinary and giving rise to special 

circumstances. 

11.4 In Murray v Whakatane DC [1997] NZRMA 433, Elias J stated that circumstances which 

are “special” will be those which make notification desirable, notwithstanding the general 

provisions excluding the need for notification. In determining what may amount to 

“special circumstances” it is necessary to consider the matters relevant to the merits of 

the application as a whole, not merely those considerations stipulated in the tests for 

notification and service. 

11.5 In this instance there are no special circumstances as the nature of the consent 

application is consistent with the rules, and objectives and policies for subdivision in the 

Residential zone.   

Public notification conclusion 

Having undertaken the s95A public notification tests, the following conclusions are 

reached: 

• Under step 1, public notification is not mandatory. 

• Under step 2, there is no rule or NES that specifically precludes public notification 

of the activities, and the application is for activities other than those specified in 

s95A(5)(b). 

• Under step 3, public notification is not required as the application is for activities 

that is are not subject to a rule that specifically requires it, and it is considered that 

the activities will not have adverse effects on the environment that are more than 

minor. 

• Under step 4, there are no special circumstances that warrant the application 

being publicly notified. 

11.6 It is therefore recommended that this application be processed without public 

notification. 

 

Limited notification assessment (sections 95B, 95E-95G) 
  

11.7 If the application is not publicly notified under s95A, the council must follow the steps 

set out in s95B to determine whether to limited notify the application. These steps are 

addressed in the statutory order below. 

Step 1: certain affected protected customary rights groups must be 

notified. 
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11.8 There are no protected customary rights groups or customary marine title groups 

affected by the proposed activities (s95B(2)). 

11.9 In addition, the council must determine whether the proposed activities are on or 

adjacent to, or may affect, land that is subject of a statutory acknowledgement under 

schedule 11, and whether the person to whom the statutory acknowledgement is made 

is an affected person (s95B(3)).  In this instance, the proposal is not on and will not affect 

land that is subject to a statutory acknowledgement, and will not result in adversely 

affected persons in this regard. 

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

 

The application is not precluded from limited notification as: 

• the application is not for one or more activities that are exclusively subject to a 

rule or NES which preclude limited notification (s95B(6)(a)); and 

• the application is not exclusively for a controlled activity, other than a subdivision, 

that requires consent under a district plan (s95B(6)(b)). 

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

notified. 
 

As this application is not for a boundary activity, there are no affected persons related 

to that type of activity (s95B(7)). 

The following assessment addresses whether there are any affected persons that the 

application is required to be limited notified to (s95B(8)). 

In determining whether a person is an affected person: 

• a person is affected if adverse effects on that person are minor or more than 

minor (but not less than minor); 

• adverse effects permitted by a rule in a plan or NES (the permitted baseline) may 

be disregarded; and 

• the adverse effects on those persons who have provided their written approval 

must be disregarded. 

Adversely affected persons assessment (sections 95B(8) and 
95E) 

12.0 As already stated, and as Illustrated earlier in this AEE, there are less than minor effects 

on persons arising from this application.     

Step 4: further notification in special circumstances 

12.1 In addition to the findings of the previous steps, the council is also required to determine 

whether special circumstances exist in relation to the application that warrants it being 

notified to any other persons not already determined as eligible for limited notification 

(excluding persons assessed under section 95E as not being affected persons). 
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Special circumstances are those that are:  

• Exceptional, abnormal or unusual, but something less than extraordinary or 

unique;  

• outside of the common run of applications of this nature; or  

• circumstances which make limited notification to any other person desirable, 

notwithstanding the conclusion that no other person has been considered eligible.  

12.2 In this instance there is nothing exceptional or unusual about the application, and that the 

proposal has nothing out of the ordinary run of things to suggest that notification to any 

other persons should occur.  

Limited notification conclusion 

Having undertaken the s95B limited notification tests, the following conclusions are 

reached: 

• Under step 1, limited notification is not mandatory. 

• Under step 2, there is no rule or NES that specifically precludes limited 

notification of the activities, and the application is for activities other than that 

specified in s95B(6)(b). 

• Under step 3, limited notification is not required as it is considered that the 

activities will not result in any adversely affected persons. 

• Under step 4, there are no special circumstances that warrant the application 

being limited notified to any other persons. 

12.3  It is therefore recommended that this application be processed without limited 

notification. 
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CONCLUSION 

 
13.0 Under the FNDC ODP the application site is zoned Residential.  The  proposal  seeks 

discretionary activity subdivision consent which is consistent with the intensity of 

development anticipated within the zone, the surrounding area, as well as the relevant 

assessment criteria and the objectives and policies of the zone.   

 

13.1 The application has been assessed in terms of the matters detailed in the relevant 

sections of the RMA (1991), and the FNDC ODP.  The environmental effects arising 

from the proposal are less than minor. 

 

13.2 In my opinion, and based on the supporting reports, the proposal accords with Section 

104 & 106 of the RMA and can be granted resource consent on a non-notified basis. 

 

 
 

 

 
 

 

Neil Mumby 

Planning Consultant 

B. Soc.Sci (REP) (Hons) 

MNZPI(Full), 

Member 

ISOCARP 

December 2025 
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Register Only
Search Copy Dated 02/12/25 11:23 am, Page  of 1 2 Transaction ID 7518584

 Client Reference

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier NA20D/1303
 Land Registration District North Auckland
 Date Issued 12 October 1971

Prior References
NA1128/198

 Estate Fee Simple
 Area 1009 square metres more or less
 Legal Description Lot    11 Deposited Plan 50666

Registered Owners
Bridget  Marie Thorp

Interests

K76279   Building Line Restriction
12079973.2           Mortgage to Westpac New Zealand Limited - 30.4.2021 at 11:17 am



 Identifier NA20D/1303

Register Only
Search Copy Dated 02/12/25 11:23 am, Page  of 2 2 Transaction ID 7518584

 Client Reference















 
 
 
 
 
 

Attachment 2 



Adjacent Land Assessment  
 

22 Mahoe  Lane, Coopers Beach 
 
1.1 Adjacent land uses are residential and in nature.   A table identifying the legal 

descriptions of adjacent land (where available) and associated land uses are 

contained in Table 1 below; 

 
Street Address Legal Description Property Description 

23 Kotare Drive Lot 1 Deposited 

Plan 121882 

Residential dwelling. 

24 Mahoe Lane Lot 2 Deposited 

Plan 121882 

Residential dwelling. 

19 Kotare Drive Lot 12 Deposited 

Plan 50666 

Residential dwelling. 

19 Mahoe Lane Lot 29 Deposited 

Plan 50666 

Residential dwelling. 

 

1.2 An image showing the location of the adjacent land is below in Figure 2 below; 

 

 
 

Figure 2 : Adjacent Land Assessment 

Key 

  = Adjacent Land 

 



 
 
 
 
 
 

Attachment 3 





www.fndc.govt.nz 
Memorial Ave, Kaikohe 0405 

Private Bag 752, Kaikohe 0440 

Phone 0800 920 029
Planning.Support@fndc.govt.nz

Meeting Request Form
Pursuant to the Resource Management Act 1991

Page 2Page 2

PROPOSAL DETAILS

Current use

Proposed Use/Description of Proposal (including identified infringements, e.g. setback, visual amenity)

Major Issues from applicant’s perspective

As well as the above, any other issues for discussion at the meeting

Has any advice been given previously by Council?         Yes     No

If yes, provide details 

MEETING ATTENDEES

Name Expertise/Involvement

Continued next page







Initial Assessment for CDM-2025-75: 
22 Mahoe Lane, Coopers Beach 

  

 
 

Zone Residential 

Title Area 1009.36 m2 

 

Site Notations: 

- Within Coastal Environment (NRC Regional Policy Statement map) 

 

- Stormwater and Wastewater Council reticulated services available 

 

- Within Coastal Erosion Hazard Zones 2 (100 years) and 3 (100 years + Rapid Sea 

Level Rise Scenario) – NRC  



 
 

- Geo Hazards (Slippage): 

 
 

- Nil landslide features on-site or neighbouring properties: 

 

https://data.gns.cri.nz/landslides/wms.html


- Relevant s32 information: 

Natural Hazards Appendix: (page 15/55 of the PDF document): 

 
- Extract from RC 826865-TCPMSP (page 125 of the PDF document): 

 
 

Assessment: 

- Sewered site. 600m2 minimum lot size for subdivision (two lot subdivision is a 

Discretionary activity) under ODP). 

- Vegetation clearance in relation to machine borehole locations – no notable trees 

identified. Clearance of trees complies with Rule 12.2.6.1.1(o). Also anticipated to 

comply with Rule 12.2.6.1.4.  

- No specific ODP or PDP rule, Policy or Objective found to discourage subdivision in 

the area. But the Plan requires proper investigation and mitigation of hazards i.e. 

applicant to provide specialist geotechnical report to confirm future potential adverse 

effects are avoided, remedied or mitigated (i.e. compliance with Rule 13.10.2).  
 

 

 

https://www.fndc.govt.nz/__data/assets/pdf_file/0015/18051/section-32-natural-hazards-appendix-1-4-a3785915.pdf


 
 
 

 

 

Concept Development Meeting  
Minutes  

 
Date: 17-Jan-2025 
Concept Number:  CDM-2025-75 
Address:  22 Mahoe Lane, Coopers Beach   0420 
Duration of Meeting:  

 
1. Meeting Attendees 
 
Council: 
 

• Gio Alagao – Planner 
• Nadia de la Guerre – Engineering Team Leader  
• Rinku Mishra – Senior Engineer 
 

Applicant:  
 

• Neil Mumby – Cable Bay Consulting Ltd 
 
2. Proposal & Documents Submitted for CDM 
 
- CDM application document 

o Meeting Request Form 
o Record of Title 
o Letter from Engineering Geologist to Neil Mumby re. review of potential 

subdivision 
o Site Plans 

 
3. Detail of Proposal – as outlined by the applicant at the meeting 
 
- Client owns piece of land and wishes to subdivide to two 
- Within an area of known land movement based on historical data 
- Approached engineering for comments 
- No vacant freehold lands created since 1990’s based on agent’s observation – could 

signify that there is a formal or informal policy about not allowing subdivision in the area 
 
4. Discussion – at the meeting 

 
- No specific ODP or PDP rule, Policy or Objective (whether formal or informal) found to 

discourage subdivision in the area. But applicant will have to provide specialist 
geotechnical report to confirm future potential adverse effects are avoided, remedied or 
mitigated.  



- The clearance of indigenous vegetation is a permitted activity if the site meets the 
definition of an "urban environment" site... On all other sites in other zones, the 
clearance of indigenous vegetation is a permitted activity, provided that the clearance 
does not increase the total area of cleared land on the site above 500m². 
 

- Service connections might require easements 
 

- Written approval may not be of much benefit for the RC – Objectives and Policies 
assessment/compliance more important 

 
5. Conclusion and Next Steps 
 
Please Note: 
 
The views and opinions by Council Officers at the Concept Development Meetings and in these 
associated notes provide their preliminary view only. A final determination on whether Council can 
support the consent or not, and whether the resource consent application will be processed on a 
notified or non-notified base can only be made upon receipt of a formal application, site visit and 
review. 



From: Gio Alagao Gio.Alagao@fndc.govt.nz
Subject: RE: Concept Development Meeting - 2025-75

Date: 17 January 2025 at 11:30 AM
To: Neil Mumby neil.mumby@cablebayconsulting.co.nz

Hi Neil,
 
Please see the Engineering notes below:
 
 

The site is subject to a Slippage hazard
 

This may affect the insurance premiums, this will be noted on the new titles
 

A S72 note may be placed on the title at BC stage to highlight the hazard on site
 

A detailed Site Suitability report will be required in which 2 building areas are identified as
per the requirements of S106 of the RMA, prepared by a CPEng Geotech Engineer, this
may be subject to review by a Council nominated specialist.

 
Any ground improvement works required to create stable building sites which spans
across the boundaries will have to be completed at 224 stage

 
The SS report shall include measures for storm and wastewater disposal from the site,
onsite stormwater disposal is not advised

 
There is an existing stormwater line on site, this will need an easement. Stormwater and
wastewater connections will be required at 224 stage

 
Easements may also be required for sewer connections and other utilities.

 
Vehicle crossings to comply with Councils Engineering Standards, either 2009 or if
applicant prefers 2023 then this can also be used

 
A CAR (Corridor Access Request) will be required for any works carried out in the road
reserve, incl vegetation clearance.

 
Sediment control shall be in place during earthworks.

 
 
I hope this is helpful for you.
 
Kind regards,
 

Gio Alagao  
Intermediate Resource Planner - Resource Consents Team 2
M  64272548053  |   P 6494015521  |  Gio.Alagao@fndc.govt.nz

Te Kaunihera o Te Hiku o te Ika  |  Far North District Council

Pokapū Kōrero 24-hāora  |  24-hour Contact Centre 0800 920 029
      

 

https://www.fndc.govt.nz/home
https://www.facebook.com/FarNorthDistrictCouncil/
https://nz.linkedin.com/company/far-north-district-council
https://www.youtube.com/channel/UCRbGkKanqRqARw4Beo1kI9Q
https://www.instagram.com/farnorth_dc/
https://campaigns.signature365.com/au-HFYkjE6B6I3B6nOS-f3aWIdh6hNtl9VJd/eml_8y6QZdtMGSRWIZjx/go/YcB


 

From: Gio Alagao 
Sent: Friday, January 17, 2025 9:51 AM
To: Neil Mumby <neil.mumby@cablebayconsulting.co.nz>
Subject: RE: Concept Development Meeting - 2025-75
 
Hi Neil,
 
It was a pleasure talking to you earlier.
 
Please see attached my initial assessment and my notes in the meeting.
 
Kind regards,
 

Gio Alagao  
Intermediate Resource Planner - Resource Consents Team 2
M  64272548053  |   P 6494015521  |  Gio.Alagao@fndc.govt.nz

Te Kaunihera o Te Hiku o te Ika  |  Far North District Council

Pokapū Kōrero 24-hāora  |  24-hour Contact Centre 0800 920 029
      

 

 

From: Neil Mumby <neil.mumby@cablebayconsulting.co.nz> 
Sent: Tuesday, January 14, 2025 12:42 PM
To: Didi Paraone <didi.paraone@fndc.govt.nz>
Cc: Planning Support <Planning.Support@fndc.govt.nz>; Nadia de la Guerre
<Nadia.DeLaGuerre@fndc.govt.nz>; Gio Alagao <Gio.Alagao@fndc.govt.nz>
Subject: Re: Concept Development Meeting - 2025-75
 

CAUTION:  This email originated from outside Far North District Council.
Do not click links or open attachments unless you recognise the sender and know

the content is safe.
 
Thanks Didi - look forward to talking to the team on Friday.
 
Kind regards
 
Neil
 
On Tue, Jan 14, 2025 at 11:07 AM Didi Paraone <didi.paraone@fndc.govt.nz>
wrote:

Good morning.
Please accept this invitation for the above meeting.
The property is: 22 Mahoe Lane Coopers Beach Mangonui.
Attached is the application/proposal for subdivision.
Internal team I have attached the objective link FYI.

https://campaigns.signature365.com/au-HFYkjE6B6I3B6nOS-f3aWIdh6hNtl9VJd/eml_8y6QZdtMGSRWIZjx/go/YcB
mailto:Gio.Alagao@fndc.govt.nz
https://www.fndc.govt.nz/home
https://www.facebook.com/FarNorthDistrictCouncil/
https://nz.linkedin.com/company/far-north-district-council
https://www.youtube.com/channel/UCRbGkKanqRqARw4Beo1kI9Q
https://www.instagram.com/farnorth_dc/
https://campaigns.signature365.com/au-HFYkjE6B6I3B6nOS-f3aWIdh6hNtl9VJd/eml_wbbzGw4mn5kXO3ko/go/YcB
mailto:neil.mumby@cablebayconsulting.co.nz
mailto:didi.paraone@fndc.govt.nz
mailto:Planning.Support@fndc.govt.nz
mailto:Nadia.DeLaGuerre@fndc.govt.nz
mailto:Gio.Alagao@fndc.govt.nz
mailto:didi.paraone@fndc.govt.nz


Internal team I have attached the objective link FYI.
Thank you
Kind regards
 
Didi Paraone
RMA Support.
________________________________________________________________
________________

Microsoft Teams Need help?

Join the meeting now
Meeting ID: 455 378 964 528
Passcode: d4no3MY7

Dial in by phone
+64 4 909 4415,,964937252# New Zealand, Wellington
Find a local number
Phone conference ID: 964 937 252#

Join on a video conferencing device
Tenant key: 142522899@t.plcm.vc
Video ID: 133 901 098 4
More info

For organizers: Meeting options | Reset dial-in PIN

 
Far North District Council Teams Meeting Invitation
Org help | Privacy and security

________________________________________________________________
________________

https://aka.ms/JoinTeamsMeeting?omkt=en-US
https://teams.microsoft.com/l/meetup-join/19%3ameeting_NjIwOTQyZDMtY2M1Mi00NmQ0LWFkNjItNzcyNzBjZmMwZWE2%40thread.v2/0?context=%7b%22Tid%22%3a%22ab54057b-72af-4f95-a4cd-b8f19cc71db7%22%2c%22Oid%22%3a%22cb3c140b-c8e0-4265-9152-8c120561cfc2%22%7d
tel:+6449094415,,964937252
https://dialin.teams.microsoft.com/f9a6e927-62c6-4bc8-b6af-17fdecd78477?id=964937252
mailto:142522899@t.plcm.vc
https://dialin.plcm.vc/teams/?key=142522899&conf=1339010984
https://teams.microsoft.com/meetingOptions/?organizerId=cb3c140b-c8e0-4265-9152-8c120561cfc2&tenantId=ab54057b-72af-4f95-a4cd-b8f19cc71db7&threadId=19_meeting_NjIwOTQyZDMtY2M1Mi00NmQ0LWFkNjItNzcyNzBjZmMwZWE2@thread.v2&messageId=0&language=en-US
https://dialin.teams.microsoft.com/usp/pstnconferencing
https://www.fndc.govt.nz/Home
https://www.fndc.govt.nz/Your-Council/Performance-Transparency/Privacy
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For North
District Council

Copy of letter mailed 27 August2004

RE: Land Stabilityat Coopers Beach

o,? ?osq.oe
0-,;2,z.

Privole Hog 752, Memorial Ave

Kaíkohn 0400, New Zealand

frneµhone: 0800 920 029

Phone: (09) 405 2750

Fox: (09)401 2137

Emoii: osk.us@fndc.gov1.11z
---

Website: www.fndc.govt.nz

A report by engineering consultants very recently made available to the Council
indicates that there may be a future risk of land movement for approximately 150
properties in the Coopers Beach area.

Your property is potentially within the area identified by the consultants.

A number of properties in the neighbourhood have already experienced some
problems with surface movement and minor slips. As a result of insurance claims,
the Earthquake & War Damage Commission commissioned an engineering
consultancy with geological and gee-technical expertise to investigate further.

The report prepared indicated there is evidence of historical movement in an area

approximately between the Fire Station in the east and the road bridge on State
Highway 1 O to the west, with the toe of the area extending offshore. A peer review
commissioned by the Northland Regional Council through the Institute of Geological
& Nuclear Sciences Ltd, confirmed this situation.

The critical elements are whether or not the area is moving at this point in time, and
what measures can be taken to reduce the risk of movement in the years ahead. To
this end preliminary monitoring points have been set up to enable a more calculated
risk assessment to be carried out, and a preliminary action plan has been prepared
to assist with stabilisation.

A multi-agency approach is being taken involving this Council, the NRC and Transit
NZ, in co-operation with affected parties such as the Doubtless Bay Water Company.

The priority for public agencies at this point in time is to minimise surface and
artesian water penetration into the area. For our part, a programme is being prepared
to prevent surface runoff from public land and provide a stormwater collection facility
into which private properties can re-direct their surface water, and a programme is

being prepared to protect public utilities such as sewerage pipelines. The NRC at the
same time will be looking at methods to minimise the potential for artesian water
infiltration into the area, and Transit NZ will take responsibility for surface runoff from
State Highway 1 O.

However individual property owners must also take a pro-active approach by
reducing any surface water penetration to ground. Unless all parties act collectively,
the effectiveness of remedial action will be considerably reduced. Both this Council
and the NRC are committed to making free technical advice available to homeowners
to assist address private property concerns.

It must be emphasised that, because of the general geology of the Northland region,
the situation at Coopers Beach is not dissimilar to land stability problems at many
other coastal locations across the region. However the intensity of development at
Coopers Beach, historical movement in the area identified in engineering reports,
and recent surface manifestations of the problem, demand specific attention.



In light of the information above, the Council has a responsibility to note the situation
on our hazard mapping profiles and Land Information Memoranda. The form these
notations will take will be discussed with the community at a meeting scheduled for
next week.

This meeting of all residents within the area has been called for:-

WEDNESDAY 01 SEPTEMBER 2004
ST JOHNS AMBULANCE HALL

MANGONUI
AT 7.00 P.M.

Full information will be available at this meeting and there will be representatives of
our technical team on hand to answer questions. It is very important that as many
local residents as possible take advantage of this opportunity.

Yours faithfully

Clive Manley
Chief Executive

NOTE: If you are unable to attend the meeting on 01 September 2004 and require
further information please contact our Communications Office on 0800 920 029

during office hours.
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1. Purpose

The purpose of this report is to present the results of the engineering assessment completed
at Lot 11 DP 50666, 22 Mahoe Lane, Mangonui. This report provides advice for the proposed
development on liquefaction damage potential, slope stability, settlement, earthworks,
retaining, and founding conditions.

This report is suitable to support a building consent application to Far North District Council
(FNDC).

This report supersedes the previous report dated 20th October 2025 to incorporate the Fire and
Emergency New Zealand (FENZ) approval and the services plan.

2. Executive Summary

This report presents the results of an engineering investigation and assessment completed for
the proposed development as described in Section 3 below.

This Executive Summary provides a brief overview of our engineering evaluation for the project
and is not intended to replace more detailed information contained elsewhere in this report. A
summary of important engineering considerations, our conclusions, and recommendations for
the proposed development are as follows:

 Report Purpose: to assess the suitability of the subject property for a two lot residential
subdivision.

 Geological Unit: the lithology mapped by GNS Science is the Mangonui Formation (Reinga
Group) comprising a conglomerate rock.

 General Site Topography: the property is located on a hillside, typically over steep
gradients, which trend towards Cooper’s Beach foreshore.

 Subsoil Investigation: four hand augers and four dynamic cone penetrometer tests, were
undertaken on the 19th of May 2025 by HGEA. A machine borehole was undertaken by DS
Geotechnical Services Ltd near the top of the property to identify any potential weak planes
that may be present and to determine the state of the underlying soils / rock.

 Groundwater: groundwater transmissions were not encountered within any hand augered
borehole. Evidence of elevated groundwater transmissions were not observed in the upper
4.5m beneath the proposed building sites. Groundwater transmissions were not
encountered within the Machine Borehole and are inferred to be deeper than 8.0m below
ground level, inline with the surverline levels.

 Site Seismic Subsoil Class: Seismic Subsoil Class C, per AS/NZS 1170.5:2004, Amd
2016, Section 3.1.3.1.
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 Liquefaction Vulnerability: the proposed subdivision has been assessed as having a very
low liquefaction vulnerability during a 1,000-year seismic event or smaller, with no surface
manifestation expected.

 Static Load Settlement: the proposed building sites are not considered subject to
settlement under typical residential loading (NZS 3604:2011) or fill loads that are no greater
than 15kPa.

 Earthworks: excavations within Lot 1 are to be no greater than 4.5m and no greater than
3.5m in Lot 2 for the formation of future building sites and/or driveways. Earthworks for the
formation of the respective building sites and/or driveways are proposed to have fill no
greater than 1.5m which shall be appropriately retained.

 Foundation Options:  shallow foundations (pile or concrete slab) are considered
appropriate for future residential dwellings over the property.

 Stormwater: The proposed subdivision will discharge stormwater from both lots into the
existing network via Manhole: Asset ID: 20150903072333, which drains directly to the
ocean. Lot 2 will connect through a reticulated easement across Lot 1. No attenuation is
provided as the site is located at the bottom of the catchment with immediate discharge to
a tidal environment.

 Potable water: Potable water is proposed to be supplied by the Doubtless Bay Water
Supply’s Reticulated network.

 Wastewater: The existing 100 mm diameter wastewater pipe is to be upgraded to a 150
mm diameter gravity sewer. Lot 2 is to connect via a reticulation easement through Lot 1.

 Firefighting water: To meet the firefighting water requirement, two 25m3 above-ground
tank will be installed, one in each lot. The tanks will be reticulated with Doubtless Bay Water
Supply’s reticulated network.

 Traffic & Access: Access to Lot 1 will be from Kotare Drive, with sight distances to the
north and south significantly exceeding the requirement. Minor earthworks will be required
for the private driveway. Access to Lot 2 will be from Mahoe Lane, with sight distances
meeting or exceeding the metre requirement. The access will share an existing vehicle
crossing at 24 Mahoe Lane. A retained or suspended car parking will be required to provide
suitable access and parking.
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3. Purpose

It is proposed to subdivide the existing subject property into two new residential lots (Lot 1 to
Lot 2). Both lots are proposed to be residential, Lot 1 is proposed to be some 485m2 in area
and Lot 2 is proposed to be some 525m2 in area. A draft site plan of the proposed subdivision
scheme plan provided by Sapphire Surveyors Ltd illustrates the proposed boundaries in Figure
A below.

Figure A: Partial snip of the draft scheme plan as provided by Sapphire Surveyors Ltd, dated
23/12/2024, job reference 0126S.

The property is proposed to be connected to the council’s reticulated wastewater, council’s
stormwater network and Doubtless Bay Water Supply’s reticulated potable water since there is
no council reticulated potable water present.

Access to the proposed lots will be via private driveways. The driveway for Lot 1 is proposed to
extend east off Kotare Drive and the driveway for Lot 2 is proposed to extend west off Mahoe
Lane.
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4. Site Description

The property is irregular in shape, approximately 0.1Ha in area located within the General
Residential Zone based on the Far North Proposed District Plan (Figure B). The property is
approximately 1.1km northwest of the Mangonui township, some 1.2km northeast of the
Coopers Beach township, and some 30 meters east of the Coopers Beach foreshore. Site
topography comprises gentle to very steep slopes that trend west toward Coopers Beach. The
property is currently densely vegetated and will need to undergo deforestation in the future to
allow for the formation of the building sites and respective driveways.

Figure B: Aerial image of the existing property with the proposed building sites illustrated as
yellow squares (source: LINZ Data).

Approximate
property boundary

Coopers
Beach

Kotare Drive

Mahoe Lane
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5. Geological Setting

The published geology by GNS Science indicates that the property is underlain by Mangonui
Formation (Figure C). The Mangonui Formation is described as comprising conglomerate,
pebbly sandstone, mudstone, and lignite. The Mangonui Formation is weakly indurated, with
depth to groundwater typically greater than 10m bgl. This lithology formed some 11 million to 5
million years ago and is much younger than the neighbouring Undifferentiated Tangihua
Complex.

The neighbouring geology some 100m north to east of the property boundary is mapped as
Undifferentiated Tangihua Complex (UTC) basalt in Northland Allochthon. UTC is described as
comprising basaltic pillow lava and breccia, with sills and dikes of basalt and dolerite. The UTC
is part of an ophiolite sequence that has undergone saltwater geothermal alterations changing
the dikes to have identifying metamorphic minerals such as zeolite, calcite, and green chlorite.
This unit formed between 146 million and 56 million years ago and is very strong and highly
durable against erosional processes.

Figure C: Aerial view of the property and its surrounds with the published 250k geological units
overlain (source: LINZ Data and GNS Science). The yellow boxes illustrate the proposed
building sites.

The wider region around Coopers Beach features Miocene-aged volcanic deposits, including
andesitic tuffs and breccias, which are remnants of ancient volcanic activity. According to the
Geoscience Society of New Zealand's publication Out of the Ocean, Coopers Beach contains
andesitic volcanic ash (tuff) within a deep-sea sequence of mixed volcanic and sedimentary

Approximate
property boundary

Undifferentiated Tangihua
Complex (green)

Mangonui Formation
(orange)
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rocks. This suggests that the area was influenced by volcanic ash fall events during the Miocene
epoch.

The broader Northland region experienced significant volcanic activity during the Miocene,
leading to the formation of andesitic stratovolcanoes. These volcanoes contributed to
widespread deposition of andesitic materials across the region. The presence of andesitic ash
deposits in Coopers Beach is consistent with the geological history of Northland, where volcanic
activity played a significant role in shaping the landscape.

6. Geotechnical Investigation

A site-specific subsoil investigation was undertaken on the 19th and 20th of May 2025 to
determine the quality of the subsoil present beneath the proposed building sites. The
investigation comprised the following:

 Five hand augers (HA1 – HA5) performed by Hawthorn Geddes engineers and architects
(HGEA), and

 One machine borehole (MBH1) performed by DS Geotechnical Services and logged by
HGEA.

6.1. Subsoil Investigation

Hand augered boreholes were drilled to depths between 0.9m and 3.7m below ground level
(bgl) where refusal was encountered. Refusal is inferred to be contact with highly
weathered soil deposits. The undrained shear strengths were measured within the cohesive
soils in accordance with the NZGS Guideline for Handheld Shear Vane Test. A handheld
shear vane was used at nominal 0.3m intervals within all boreholes, the results ranged
between 95kPa and unable to penetrate (UTP).

Groundwater transmissions were not encountered within any of the hand augered
boreholes. Elevated groundwater transmissions are inferred to be at depths greater than
4.0m bgl based on an absence of wet soils. The wetting surface appears to be penetrating
through the andesitic tuff encountered within the hand augered boreholes. Normal
groundwater transmissions are expected to be no shallower than 10.0m bgl within proposed
Lot 2 and no shallower than 5.0m within proposed Lot 1, based on topography and nearby
water boreholes lodged with the Northland Regional Council (NRC).

Soils encountered within the hand augered boreholes were consistent with the published
geology by GNS Science of Mangonui Formation and the UTC basalt.

Logs of the hand augered boreholes and a site plan indicating the hand augered borehole
locations, are attached to this report.

Each hand augered borehole is summarised on Table 1 below:
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Table 1: Summary of Subsoil Conditions
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Generalised Description

All depths measured in (m)
below current ground level

min - max

kPa Blows/
100mm

HA1 3.2 NM 0.1 NE 122 – 190+ NM
Residual Fill: very stiff, highly
plastic, moist, grey-brown silty
clay.
Andesitic Ash Deposits (Tuff):
very stiff to hard, moist, highly
plastic, golden brown to whiteish-
grey, completely weathered clay
with minor to no silt.
UTC Basalt Deposits: very stiff
to hard, moist, low to high
plasticity, red, pink, and orange,
completely to highly weathered
clayey silt.
Completely Weathered
Mangonui Formation
Sandstone: very stiff, moist, non-
plastic, golden brown to light
greenish grey, silt with some fine
sand.

HA2 3.7 NM 0.3 NE 95 – 190+ NM

HA3 0.9 NM NE NE 190+ – UTP NM

HA4 1.0 NM NE NE 109 NM

HA5 2.4 NM NE NE 109 – UTP NM

Table 1 Notes:

NM = not measured, NE = not encountered, UTP = unable to penetrate
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6.2. Machine Borehole Investigation

One machine augered borehole (MBH1) were performed by DS Geotechnical Services Ltd
over the 19th to the 20th of May 2025 for confirmation of the soil and rock composition
beneath the property.

MBH1 was drilled beneath the proposed building site within proposed Lot 2 to a maximum
depth of 8.1m bgl. The machine borehole encountered some 0.6m of organic rich topsoil
overlying some 0.6m of light brown, very stiff clay residual fill.

Underlying the fill, highly plastic halloysitic clay derived from completely weathered
andesitic ash deposits was encountered. These deposits were typically very stiff to hard at
the time of extraction however due to their nature, they are likely to become firm to stiff
when saturated. The andesitic ash deposits act as halloysitic clay where undisturbed from
mineral leaching as a result of surface wetting, majority of the deposit has formed to
produce very stiff to hard, highly plastic silty clays.

From some 3.2m bgl, dark red, very stiff completely weathered UTC basalt deposits were
encountered to some 4.4m bgl. The UTC basalt deposits typically comprised highly plastic
silty clay that appears to be a remnant of pillow lava deposits. Beneath the basalt deposits,
highly weathered Mangonui Formation Sandstone was encountered for some 2.6m. The
sandstone was typically fine grained with trace basalt leaching and conglomerate inclusions
in the upper 400mm. The moderately strong sandstone became moderately weathered with
cross-bed laminations and quartz veins from some 5.0m bgl and slightly weathered and
strong from some 6.2m bgl. At some 7.0m bgl, the sandstone transitioned abruptly to light
bluish / greenish grey, moderately weathered, strong mudstone with shell inclusions.

Machine boreholes have historically been completed by HGEA within nearby properties to
determine the underlying geology. These boreholes were undertaken on sites north of the
subject property and the findings are consistent with those encountered in MBH1. The
Mangonui Formation Mudstone was typically encountered to a minimum of 15m bgl where
the machine boreholes were terminated. Relic joints and planes were observed at depths
greater than 8.0m bgl however showed no evidence of recent active movement or slipping
and were typically quartz infilled. No weak planes between the geological units were
identified from the core sample.

Groundwater was not encountered within the machine borehole; this is likely due to the
investigation taking place near the top of a ridgeline. Permanent groundwater transmissions
based on site observations, topography, nearby NRC registered water bores, and
encountered geologies, is likely to be no shallower than 10m bgl at the top of the property.
Evidence of elevated groundwater transmissions were not observed within the returned
core from MBH1 and are expected to be no shallower than 8.0m bgl. Wetting depths are
likely to penetrate through the tuff layer as observed in the halloysitic tendencies of the ash
deposit observed on-site.

A site plan which indicates the location of MBH1 is attached in Appendix A. A copy of the
machine borehole log is attached in Appendix B.
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6.3. Laboratory Testing

Push tube samples were taken from two nearby machine boreholes, within the upper 3.5m
of the subsoil column. The tested samples are considered consistent with the soils
encountered within the MBH and HAs completed over the subject property.

The samples were sent to Babbage Geotechnical Laboratory for Isotopically Consolidated,
Undrained (CIU) testing, multi-stage triaxial compressive strength testing.

Sample 1 was taken from some 2.25m to 2.50m bgl and was described as comprising
mottled dark orange and light orange, very stiff, silty clay which is moderately plastic. This
soil is considered representative of the andesitic tuff. This sample was taken from a similar
elevation to the centre of the subject property and is considered generally similar to the
soils encountered on-site however it was less plastic.

Sample 2 was taken from 3.0m to 3.4m bgl which is considered representative of the UTC
basalt soils. The soil was described as comprising dark red with yellow mottling, very stiff,
silty clay which is moderately plastic. This sample was taken at a similar elevation as the
eastern property boundary and is considered appropriate to be used for the soils
encountered on-site.

Soil parameters measured and calculated from the CIU testing are presented in Table 2
below:

Table 2: Summary of the Soil Parameters from nearby CIU Testing

General Soil
Description

Measured

Cohesion (kPa) Angle of Shear Resistance (ɸ’)

Andesite Tuff
Silty clay, very stiff

6 30°

UTC Basalt
Silty clay, very stiff

11 27°

6.4. Geological Model

A geological profile though the subject property is presented below in Figure D. The
illustrated image shows the encountered subsoil and rock depths from hand augered
boreholes and a machine borehole. It also identifies the inferred normal groundwater
transmissions. The locality of this section is identified in the site plan in Appendix A of this
report.

The property is underlain by UTC basalt deposits which are overlying the younger
Mangonui Formation sedimentary rocks. The findings from the subsoil investigation are



Date: 24.11.2025
HG ref.: 13302 R3

Page 10
Hawthorn Geddes engineers & architects ltd

consistent with the mapped geology of the area by GNS Science and nearby HGEA
geotechnical investigations.

A relic fault, not directly observed during the subsoil investigations, has been inferred based
on drilling results from within the subject property and surrounding area. This fault is likely
associated with historic volcanic activity in the region and may account for the abrupt
change in elevation from very steep to more moderate slopes as well as the 10kPa
outcropped un proposed Lot1. The angle of this fault is not certain and is inferred based on
site topography and not encountering it within the hand augered boreholes completed
downslope of its approximate location.

Geologic Cross Section Key

 Andesitic Ash Deposit UTC Basalt Deposit

Moderately to slightly weathered
Mangonui Formation sandstone

Highly to moderately weathered
Mangonui Formation mudstone

 Slightly to un-weathered interbedded Mangonui Formation sandstone and mudstone

Figure D: Geological cross-section identifying the encountered and inferred underlying
soils. The blue line represents the approximate conservative elevation of normal
groundwater transmissions.

7. Seismic Subsoil Classification

The results of the investigation indicate the site is Seismic Subsoil Class C; in accordance with
AS/NZS 1170.5:2004. This was assessed based on the geological properties measured during
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our investigation in correlation with AS/NZS 1170.5:2004; (method (c) of the hierarchy for site
classification methods, AS/NZS 1170.5:2004, Amd 2014, Section 3.1.3.1).

8. Stability Assessment

Rotational movement is characterised by the detachment and subsequent downslope
movement of a mass of soil or rock along a curved or concave failure surface. The triggering
mechanism often involves factors such as increased porewater pressure due to heavy rainfall,
saturation of the soil matrix, and geological weaknesses, such as the presence of a weak layer
or discontinuity within the slope. On the surface, this type of failure manifests as a distinctive
concave-shaped head scarp at the uppermost part of the slope, marking the point of initial
detachment. Below the head scarp, a displaced slump block forms, featuring an irregular
surface morphology. This surface disruption is the result of the non-uniform deposition of
material during its downward movement, leading to an observable hummocky or undulating
terrain.

Translational slope movement is a type of slope failure where a relatively coherent mass of soil,
rock, or debris moves downslope along a nearly planar surface. In simpler terms, it is when a
part of the hillside breaks away and slides downhill in a fairly flat, sheet-like manner, without
much rotation or “tumbling”. This type of movement is typical to occur over a shear plane,
whereby there is a notable difference in soil mass and strength.

On a smaller scale, terracettes are evidence of shallow translational movement and/or planar
failure (soil creep / slippage) in the upper 1.0m of soils due to oversaturation, slope
oversteepening, and/or soil expansive processes.

8.1. Visual Stability Assessment

A visual stability assessment was undertaken by a geotechnical engineer and reviewed by
a geotechnical Chartered Professional Engineer (CPEng) from HGEA. This comprised a
detailed site walkover, a review of historical aerial photographs and (source: Google Earth
and Retro Lens), and a review of available LiDAR data.

The property ranges gently to very steeply sloping, with an average of 18° (Figure E). The
property is situated over the slopes of a spur ridge which runs north to south, to the east of
the property boundary. The upper and lower proposed building sites are typically sloping
over ground that has gentle to moderate slope gradients, ranging between 4° and 20° over
two hectares. Between the two proposed building sites, the slopes are typically steep to
very steep at an average gradient of 30°, with evident rock outcropping
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In the centre of the property, very steep slopes were observed during the desktop study
and on-site. There is a near-vertical change in slope gradient within proposed Lot 1, this
scarp is some 3.0m high and is comprised of moderately weathered, strong Mangonui
Formation rock based on visual inspection

Figure E: Aerial image of the property with overlain contours at 1.0m intervals (source: LINZ
Data). The dark blue dashed line represents the proposed lot boundary. The yellow squares
represent the approximate location of the building sites.

The hillshade model shown in Figure F below illustrates the surface topography using a
digital elevation model (DEM) available from LINZ, to more readily identify any surface
movements occurring. The previously identified scarp is easier to distinguish over the
property.

Approximate
property boundary

Approximate
location of scarp
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Figure F: Hillshade image of the property and its immediate surrounds with contours
overlain at 1.0m intervals (source: LINZ Data). The yellow squares illustrate the
approximate location of the proposed building sites, with the dashed dark blue representing
the approximate location of the proposed lot boundary.

Formation of the scarp does not appear to be a direct result of a historic fault line; it likely
formed in response to a combination of events. The lack of evidence of recent global
movement from observations on and around the property and from historical photographs
further suggest this scarp formed during a relic movement. It is likely that the scarp formed
in response to a combination of events, including regional tectonic movements which raised
the topography, coastal erosion during storms when the seas were some 5.0m higher than
they currently are, and landslide movements in response to the coastal erosion removing
the support of the slope toe and potentially anthropogenic influence

The scarp shows no evidence of active / on-going global deep-seated movement however,
the soils above the scarp are locally slumping over the scarp face likely as a response to
over steepen, the absence of toe buttressing, and surface wetting transmissions. The scarp
shows no significant evidence of active erosion, just minor frittering in response to being
exposed to weathering (Figure G).

It is noted that there are multiple hazard EQC claims from neighbouring properties filed in
2014 in reference tool and slide hazards. It is unclear what specifically these claims were
in relation to, however, indicates that there was movement within the surrounding area in
2014. There appears to have been no subsequent claims made within the immediate area
following Cyclone Gabrielle in 2023.

Approximate
property boundary

Approximate
location of scarp
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Figure G: Photograph taken of the scarp beneath the proposed location of the Lot 1 building
site (source: HGEA, dated 19/05/2025)

The property is heavily vegetated with trees removed over the approximate building site
areas to provide access during the subsoil investigation. The remaining trees over the
property were observed for signs of bowing and leaning which could indicate shallow
movement within over steepened soils. Results of this indicate that trees over the property
do show signs of shallow movements observed typically at angles ≥33° (1V:1.5H). The
trees show signs of slippage occurring at different periods of time, which likely identify
significant wet periods and/or the effect of the droughts on the upper halloysitic soils (Figure
H). It is also important to note that there were very few trees with large, established tree
trunks to appropriately assess whether the observed bowing and leaning is from shallow
movements in the soil, wind, or animal interference.

Approximate
top of scarpOutcropping

Mangonui
Formation rock

~3.0m high
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Figure H: Picture taken within Lot 2, downslope of the cleared platform area (source: HGEA,
dated 19/05/2025). The orange lines emphasise the bowing of the trees and the diversion
away from the typical vertical centre from the base of the tree-trunk.

8.2. Numerical Analysis

A numerical slope stability analysis has been undertaken to determine the Factor of Safety
(FoS) against sliding for the proposed building platform. The cross-section used for the
analysis has been adopted from available LiDAR data.

Global stability is defined as the large-scale instability of the site where the critical failure
plane intercepts the proposed building platforms. Local stability relates to smaller slippage
of localised steep slopes and earthworks (cut/fill) batters.

The numerical analysis presented in this report was completed using RocScience Slide2
and the Morgenstern-Price slope model, to assess the global and local stability of the
proposed development through the proposed building sites (Figure I).
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Figure I: Aerial image of the property with the location of the proposed building sites
illustrated as yellow squares (source: LINZ Data).

An analysis has been undertaken for the critical cross-section through both of the proposed
building sites. To ensure the parameters and methods used are critical representations, a
sensitivity analysis was conducted.

Three load cases / slope conditions have been assessed; these are:

1. Normal groundwater conditions (NGWT),

2. Elevated groundwater conditions (EGWT), and

3. Seismic with normal groundwater conditions (DCLS).

The Mohr-Coulomb (MC) engineering soil parameters of the subsoil conditions were
derived from soil laboratory testing results, CIU on the prior experience and CIU test results
with the encountered UTC basalt, Mangonui Formation sandstone and mudstone.

Soil lithology and depth for the forward analyses have been inferred based on site
topography, laboratory testing, the back analysis, and the subsoil profiled encountered in
the hand augered boreholes and machine borehole, inferring post-earthworks slope
conditions. The calibrated Mohr Coulomb (MC) soil parameters used for these analyses
are summarised in Table 3 below:

Approximate
property boundary

Cross-Section A
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Table 3: Calibrated Mohr-Coulomb Soil Parameters

Soil Description

Soil Unit
Weight (ʏ)

Effective
Cohesion

(c’)

Effective
Friction

Angle (ɸ’)

Lab
Measured

Parameters

kN/m3 kPa Degrees Yes / No

Andesite Ash Deposits 17 6 30 Y

UTC Basalt Deposits 18 11 27 Y

MW to SW Mangonui
Formation Sandstone

20 8 35 N

HW to MW Mangonui
Formation Mudstone

19 5 33 N

SW to UW Interbedded
Sandstone and Mudstone

20 10 38 N

Table 3 Notes:

      HW= Highly Weathered, MW= Moderately Weathered, SW= Slightly Weathered

For an Importance Level 2 (IL2) structure, a DCLS-level seismic event may be used to
represent the minimum seismic demand in areas with low perceived seismic potential –
such as this property – in accordance with recommendations in the NZ Bridge Manual
(SP/M/022), which is commonly adopted as standard engineering practice for residential
developments.

The analysis criteria adopted herein is based on best engineering practices. This requires
a minimum FoS against sliding of 1.5 to be achieved for normal groundwater conditions,
1.3 for extreme groundwater conditions (undrained) and 1.0 for a DCLS level seismic event.

Peak ground acceleration (PGA) and magnitude for this analysis have been adopted from
Table A1, Appendix A of the MBIE/NZGS Earthquake Geotechnical Engineering Practice
Module 1, 2021. Input parameters for the liquefaction assessment are summarised in Table
4 below:

Table 4: Liquefaction Assessment Input Parameters

Importance
Level

Limit
State

Probability of Exceedance (per
annum) PGA Earthquake

Magnitude

2 DCLS Undefined (>1,000) 0.19 6.5
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Initial slope modelling was undertaken to ascertain the most appropriate balance of
earthworks, drainage, and slope mitigation required for the proposed development; referred
to herein as the ‘proposed’ slope conditions. The proposed building sites have been
modelled with a 10kPa surcharge load to represent the potential infrastructure used for the
formation of a semi-flat building platform.

Results of our numerical slope stability analysis identify the lowest FoS in relation to the
nominated critical building sites and are presented in Table 5 below:

Table 5: Assessed Critical FoS of Different Conditions

Condition Proposed Option
FoS Target FoS Meet the Target

Normal Groundwater
Transmissions

1.55 1.50 Yes

Elevated Groundwater
Transmissions

1.4 1.3 Yes

Seismic - DCLS 1.0 1.0 Yes

Results of our numerical stability analyses indicate that the FoS against rotational failure
for slopes near and/or beneath the proposed building sites are appropriate for the proposed
development subject to battering of fill and excavations and retaining where necessary.

The cross-section has been modelled with significant retaining elements. This includes a
global retaining wall upslope of the proposed building platform on Lot 1, and both upslope
and downslope retaining walls for the platform on Lot 2. These global retaining walls are
considered necessary to adequately mitigate slope instability and to achieve factors of
safety (FoS) consistent with standard engineering practice for a 10 kPa dwelling load on
both lots, following earthworks.

The approximate locations of these retaining walls are shown in Figure J. For the purposes
of slope stability modelling, the walls have been represented in Slide2 as equivalent fluid
pressure (EFP) cantilevered walls, with applied pressures of 20 kPa and 50 kPa to simulate
localised and global slope support, respectively. A minimum embedment depth of 4.0 m
has been assumed for the global retaining walls to ensure adequate resistance to deep-
seated instability.

While cantilevered walls were used for modelling purposes, the final retaining wall designs
are not limited to this configuration. Alternative wall types may be adopted, provided they
are designed by a suitably qualified geotechnical professional. Final design shall be
supported by detailed slope stability analysis to confirm that the proposed retaining systems
provide appropriate resistance to both local and global loading conditions.
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Results of our sensitivity analyses indicate that site conditions are sensitive to changes in
load, groundwater transmissions, and proximity to slopes greater than 27° without adequate
setbacks or retaining.

The FoS for the proposed building sites, as described above, are compliant with standard
engineering practice.

 Figure J: Approximate Location of Proposed Retaining Walls

9. Liquefaction Assessment

Liquefaction is a phenomenon where saturated low plasticity soils lose strength due to high
pore pressure development during earthquake shaking. This generally occurs in loose to
medium dense, cohesionless soils such as sand and other river deposited non-plastic silts,
most common in low-lying and coastal areas with associated high groundwater transmissions.
Liquefaction of near-surface soils typically results in surface cracking, dislocation, ground
deformation, and lateral spreading.

Results of our subsoil investigation found the nominated building sites to be underlain by
halloysitic clay and basalt deposits, before transitioning into Mangonui Formation sandstone
and mudstone, which were encountered from depths of some 4.4m bgl. The overlying soils are
normally consolidated with no significant sands present within any of the hand augered
boreholes or the core retrieved via a machine borehole.

Approximate
Location of
Retaining wall, A

Approximate
Location of
Retaining wall, B

Approximate
Location of
Retaining wall, C

Approximate
Location of
Retaining wall, D
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Hand augered boreholes, shear vanes, and DCPTs were undertaken in correspondence with
a ‘Level B’ calibrated desktop assessment of liquefaction risk, as per the Planning and
Engineering Guidance released by EQC, MBIE, and MfE in 2017 (PEG 2017). The assessment
was completed to provide a significant reduction in the uncertainty level of liquefaction related
risks. No numerical analysis has been undertaken.

10. Static Settlement

Consolidation settlement is the process of excess porewater pressure dissipation, whereby
when a load is applied to a soil structure, the load is initially taken up by the porewater pressure
and gradually transferred to the soil structure. This process results in the consolidation of the
soil structure over time, referred to as ‘primary consolidation settlement’.

Creep settlement occurs over an extensive period and is the re-adjustment of soil particles
under constant load, generally commencing once all excess pore water pressure dissipates (at
the end of consolidation settlement), referred to as ‘secondary settlement’.

The nominated building sites are typically underlain by halloysitic clay, basalt deposits, and
completely to slightly weathered sandstone and mudstone. The overlying soils are typically very
stiff to hard and normally consolidated, with low susceptibility to consolidation under load, such
as the proposed infrastructure, potential fill, and vehicular loading.

11. Three Waters Assessment

11.1. Stormwater

The subdivision is proposed to not include any dedicated stormwater attenuation.
Stormwater from both lots will be conveyed via stormwater reticulation to discharge into the
existing reticulation network via the manhole (Asset ID: 20150903072333), which almost
immediately drains to the ocean. Lot 2 is to connect via a reticulation easement through Lot
1. Attenuation has not been proposed because the site is located at the bottom of the
reticulation catchment with near-immediate discharge to the tidal environment. In this
context, delaying runoff through attenuation would offer limited benefit and may be
counterproductive, as it could cause site runoff to coincide with the peak flow from the
upstream catchment, potentially increasing downstream flood risk. See the attached Figure
2 -Servies Plan in Appendix A.

11.2. Potable Water Supply

The proposed site is not connected to the Far North District Council’s reticulated water
supply network. To meet the domestic water demand, potable water is to be supplied by
the Doubtless Bay Water Supply’s reticulated network.

11.3. Wastewater Management

The proposed subdivision has a 100mm diameter wastewater stub (Asset ID:
SL2443_2416) located along the western boundary of the site. To meet the Far North
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District Council’s vested asset requirements for servicing two lots, this stub will be upgraded
to a 150mm diameter gravity sewer. The new 150mm line will provide sufficient capacity
for both lots and will connect to the existing council network via manhole (Asset ID: SP2314)
on the western side of the property. Lot 2 is to connect via a reticulation easement through
Lot 1. See the attached Figure 2 -Servies Plan in Appendix A.

11.4. Firefighting Water Supply

The Far North District Council GIS confirms that there is no Council hydrant within the
required distance of the site. To meet the firefighting water supply requirements, two 25m³
above-ground tanks will be installed, one on each lot. The FENZ approval has been
obtained and is attached in Appendix D. The firefighting tanks will be reticulated with the
Doubtless Bay Water Supply’s reticulated network. In the event of a fire, a fire truck can
connect directly to the tank, which ensures a reliable water supply for emergencies.

12. Traffic and Access Viability

Access to Lot 1 will be via Kotare Drive, which is classified as an Access (Low Volume) road
under the Far North District Council Engineering Standards 2023. With a design speed of
50kmph, the required minimum sight distance is 60 metres (FNDC ES 2023, Sheet 4). This
requirement is met, with available sight distances to both the north and south significantly
exceeding 60m. The gradient of the existing ground is approximately 30%, but with minor
earthworks, the longitudinal gradient of the private driveway can be brought down to 20%. It is
to be noted that an existing stormwater manhole may lie within the footprint of the proposed
vehicle crossing and will need to be addressed as part of the detailed design.

Access to Lot 2 will be from Mahoe Lane, classified as an Access (Low Volume) road under
FNDC Engineering Standards 2023. Although the posted speed limit is 50kmph, the road
geometry indicates an operating speed of 40kmph or less, requiring a minimum sight distance
of 45m (FNDC ES 2023, Sheet 4). This requirement is satisfied, with the available sight distance
to the south significantly exceeding 45m, and the sight distance to the east meeting the required
standard. The existing vehicle crossing within the legal road corridor serving 24 Mahoe Lane is
positioned such that it will need to be shared with the new access to Lot 2. Due to a significant
level difference at this location, a retained car parking to ensure appropriate levels of access is
facilitated, or a suspended car parking structure will be required to provide functional access
and parking for the lot.
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13. Recommendations and Conclusions

13.1. Liquefaction

Results of our subsoil investigation found the property to be underlain by cohesive soils,
comprising very stiff to hard clays overlying normally consolidated, completely weathered
clayey silt basalt deposits belonging to the Undifferentiated Tangihua Complex. Beneath
the UTC basalt deposits, normally consolidated Mangonui Formation sandstone and
mudstone were encountered.

A ‘Level B’ liquefaction assessment was completed to reduce the uncertainty of liquefaction
related risks. Ground damage induced by an earthquake or similar shaking has a >85%
likelihood of not occurring at this site. Winter groundwater levels are approximated to be no
shallower than 3.0m deep based on an absence of soil evidence, however, are expected
to be much deeper.

This site is considered to have very low liquefaction vulnerability in areas that underwent a
subsoil investigation and is unlikely to occur in all other areas as established from PEG
2017.

13.2. Stability

Slopes over the property range between some 5° and 40°, with slopes immediately beneath
the proposed building sites typically flat from prior excavations or sloping at an average of
not more than 16°. Very steep slopes are present in the centre of the property; these are
localised to the head of a relic head scarp and in areas that have been anthropogenically
influenced through excavations.

The property’s slopes are assessed to have formed as the results of surface water runoff,
historic tectonic activity, historic coastal erosion, and anthropogenic interference with
excavations and fill. There is no significant evidence of historic global instability over the
slopes in the past 80-years, with no observable slips sighted on Google Earth or Retro Lens
aerial images despite the multiple EQC landslide claims made in 2014 by neighbouring
properties. It is considered likely that these claims were for individual and localised
damages unique to each property.

Mature trees observed over the property show signs of bowing and leaning where over
slopes greater than 27° (1V:2H). Terracettes were absent over the property, however, could
be expected to form over unvegetated slopes greater than 22° in the upper 1.0m of the soil
column, as is typical for the encountered soil lithology.

Access to the proposed building sites is to be via individual driveways that extend off either
Mahoe Lane or Kotare Drive, proposed to be formed via a combination of excavation and
fill. All excavations greater than 1.0m high shall be retained and all excavations less than
1.0m may be battered at not more than27°. All fill shall be retained where greater than 1.0m
thick. Any retaining walls that are proposed to support a driveway shall be designed to
account for a 5kPa surcharge load.
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Results of our slope stability assessment indicate that retaining walls will be required to
support any future residential building and excavations required to form building platforms.
These walls are also required to improve the global slope stability, support any fill where
battering is not considered appropriate, and to isolate buildings from potential slope
instabilities / erosional processes.

All retaining walls shall be embedded appropriately to ensure slope stability and designed
for at-rest earth pressures, accounting for infrastructure, fill, and vehicle-induced
deformation. Horizontal drains are to be installed to stabilise and further drain the upper
catchment behind any retaining wall that is supporting ≥3.0m of soil.

Surface water runoff shall be controlled over each of the proposed lots and driveways.
Drainage shall be required to divert surface water runoff away from all retaining walls and
batters (where applicable). Any installed surface water drainage shall be collected and
discharged into the stormwater network or shall be discharged at the northwestern property
boundary within Lot 1 or at the western boundary within Lot 2. Discharge of this surface
water drainage shall be over either a 1m x 1m rock apron or a suitably designed diffuse
level spreader to decrease the effect of soil erosion which can increase the instability of a
site. No surface water discharge is to be reliant on soakage due to the nature of the residual
soils and variability of the encountered fill.

Lot-specific stability recommendations and considerations for future residential
development across each of the proposed lots are outlined below. These recommendations
are not intended to represent the only viable engineering solutions. At the detailed
engineering design stage (e.g., during building consent), the geotechnical professional
engaged at that time may propose alternative solutions tailored to the specific development
proposal.

13.2.1. Proposed Lot 1:

The formation of a flat building platform suitable for shallow foundations, using a
combination of cut and fill, may require the construction of an upslope retaining wall to
support excavations and address global stability risks. Upslope excavations are expected
to reach depths of up to 4.1 m. Battered slopes are not considered acceptable where a 27°
(1V:2H) slope cannot be achieved, where excavation depths exceed 1.0 m, or where
excavated slopes are located within 1.0 m of the proposed building platform.

To achieve a flat building site using cut and fill, no more than 1.5 m of engineered fill may
be placed beneath the platform, subject to specific engineering design. Due to limited space
for appropriate setbacks or battering, achieving this fill depth will likely require localised
retaining. Two retaining walls (Retaining Walls C and D – Figure J above) are anticipated
to be required, one upslope and one downslope to support the placed cut and/or fill and to
address both local and global slope stability. Battering of slopes above Retaining Wall C
may also be required, forming a 27° slope over the escarpment between the two lots.

The final form of the retaining walls does not need to be limited to cantilevered structures
as assessed in this report. Alternative retaining wall types may be considered, provided
they are designed by a suitably qualified geotechnical professional in conjunction with a
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slope stability analysis to ensure appropriate loading and performance under site-specific
conditions.

All batters formed through excavation or fill should be stabilised using coconut matting or
geogrid and vegetated to reduce erosion and weathering of exposed soils. Surface water
drainage may also be required to divert runoff away from slopes steeper than 27° and from
all proposed retaining structures.

At the building consent stage for any future development on this lot, a geotechnical
professional shall be engaged to undertake the detailed design of all retaining walls. These
walls must be designed to address both local and global stability considerations, as outlined
in this report. It is anticipated that the requirement for these retaining walls, and their
associated design and construction, will form part of the resource or building consent
conditions for development of the lot.

13.2.2. Proposed Lot 2:

The formation of a flat building platform suitable for shallow foundations, using a
combination of cut and fill, will require the construction of an upslope and downslope
retaining wall to support excavations and address global stability risks. These retaining
walls (Retaining Walls A and B – Figure J above) are expected to have minimum retained
heights of approximately 3.5 m and will need to be designed to support the proposed road,
driveway, and dwelling loads. The proposed building area is considered to be primarily
formed through cut, situated between Retaining Walls A and B.

Results of our numerical slope stability analysis indicate that battered slopes are not
considered acceptable where a 27° (1V:2H) slope cannot be achieved, where excavation
depths exceed 1.0 m, or where excavated slopes are located within 1.0 m of the proposed
building platform. The upslope cut, is anticipated to reach depths of up to 3.5 m, and must
be retained, Retaining Wall A.

No more than 2.0 m of engineered fill shall be placed beneath the building platform, and
shall be retained, Retaining Wall B. This wall shall be designed such that it retains this fill,
as well as the underlying rhyolitic ash soil deposits, up to 3.0m thick, giving this wall an
effective retaining height of a maximum 5.0m.

Surface water drainage shall be installed to divert runoff away from slopes steeper than 27°
and from all proposed retaining structures. Drainage design should be integrated with the
retaining wall systems to prevent hydrostatic pressure build-up and reduce the risk of slope
instability.

At the building consent stage, a suitably qualified geotechnical professional shall be
engaged to undertake the detailed design of all retaining walls. These designs must be
supported by slope stability analysis to confirm that the proposed retaining systems provide
adequate resistance to both local and global loading conditions. It is anticipated that the
requirement for these retaining walls, and their associated design and construction, will
form part of the resource or building consent conditions for development of Lot 2..
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13.3. Static Settlement

Results of our subsoil investigation undertaken at the subject property indicate that the
proposed lots are underlain by a combination of normally consolidated andesitic tuff, UTC
Basalt deposits, and Mangonui Formation sandstone and mudstone. We do not consider
the property subject to settlement.

13.4. Earthworks

Any future earthworks over either of the proposed lots shall adhere to the following
earthworks specification and shall be undertaken in general accordance with
NZS4431:2022.

13.4.1. Earthworks Specification.

All areas to be filled and/or found over must be stripped of topsoil and unsuitable fill (Lot 2)
prior to filling. Clean topsoil may be used for the formation of lawns and gardens, or shall
be removed from the property.

Based on the results of our subsoil investigation and our experience with similar soils, we
consider clean site excavated soils appropriate for use as ‘site-won’ engineered fill. All
excess site-won material must be removed from the property in a controlled manner.

All batters formed over the property (via excavation or fill) shall be covered in coconut
matting or geogrid and planted to prevent weathering / erosion of exposed soils. Seeding
or hydroseeding is recommended to promote vegetation over

The fill beneath the building sites and the driveways shall be clean, well-draining gravels
(i.e., GAP 40/60 or similar) or site-won fill and shall be no greater than 2.0m thick. Sand is
not considered appropriate as fill for the development; therefore, it shall not be placed
anywhere over the property.

Driveways may require up to 2.0m of fill to achieve the proposed driveway elevation. Where
fill exceeds 1m, retaining is required, as battering is not considered appropriate.

All earthworks over the site shall be undertaken in general accordance with NZS 4431:2022
and shall be subject to the above engineering specification and supervision.

Both of the proposed building sites and their subsequent driveways are to comprise a
combination of excavations and fill at a range of depths. The following applies to each of
the proposed lots and their respective driveways:

 The formation of a flat building site is to comprise a combination of excavation and fill.
All excavations greater than 1.0m high and where situated 1.0m directly downslope or
upslope of any proposed building site shall be retained.

 Excavations may be up to 4.5m high and shall be retained where greater than 1.0m
high, or surcharged by driveways, or foundations.
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 Fill exceeding 1m shall be retained, fill that is less than 1m thick may be battered at no
more than 27°. Fill that exceeds 0.5m thick, within 3.0m of the building platform, and
proposed to support an accessway, retaining shall be required.

 Fill is to be no greater than 2.0m thick anywhere over the property. Site-won cohesive
material may be used with appropriate drainage installed at the base of the fill and
extend the length of the retaining wall.

 All retaining walls to support either excavations or fill shall be subject to specific
engineered design and approved by a suitable qualified engineer (i.e., CPEng
geotechnical and/or structural engineer). All retaining walls greater than 3.0m high shall
be specifically designed by a geotechnical Chartered Professional Engineer (CPEng)
using Wallap or similar design software, undertaken in conjunction with a slope stability
(Slide2 -type) analysis, to account for soil/infrastructure interactions, and shall
considered global slope stability.

 Retaining wall design, where within 5.0m of the Mahoe Lane, shall consider a 12.5kPa
surcharge load to account for movement of heavy vehicles such as trucks during
specific engineering design walls support private driveways shall adopt 5 kPa
surcharging.

 All excavation works greater than 2.0m high shall be completed during a dry period. No
pile holes bored for retaining walls or building foundations are to be left uncovered
during the rain.

13.4.2. Fill Specification

The following fill specification applies to any earthworks over the future lots.

Testing of cohesive fill shall be performed at 500mm fill depth intervals with a minimum of
two tests per 1,000m2 of placed fill. All cohesive filling over the site will be subject to
engineer monitoring and Nuclear Densometer (NDM) testing, to the following engineering
specification:

 Average undrained shear strengths as measured with a handheld shear vane shall be
no less than 170kPa with no single value less than 150kPa,

 Air voids measured by the NDM testing and following water content correction testing,
the results shall average no greater than 8%, with no single value greater than 10%.

Alternatively, the site may be brought to the design level by placing compacted engineered
non-cohesive fill such as gravel (GAP40 or similar). This fill shall adhere to the following
specification:

 Strip all unsuitable topsoil from beneath the fill area, extending a minimum 2.0m from
the edge of the proposed filling perimeter,
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 Gravel fill shall be placed at nominal uncompacted thicknesses of no greater than
150mm and be compacted to achieve a Clegg Impact Value (CIV) of not less than 20,

 Testing of compacted fill shall be undertaken at nominal 500mm lifts.

Appropriate compaction equipment and methodology shall be adopted to achieve the
desired level of compaction for any material used. All areas to be filled must be stripped of
topsoil and unsuitable fill and benched as required, prior to filling.

13.5. Building Site Suitability

Results of our subsoil investigation indicate that the site is underlain by residual fill, tuff
deposits, UTC basalt derived soil deposits, and weathered rock of Mangonui Formation
sandstone and mudstone. Undrained shear strengths of the residual soils typically
measured greater than 100kPa, with an ultimate geotechnical bearing capacity of 300kPa.
These sols are not considered suitable for NZS 3604-type foundations as the encountered
soils are likely susceptible to expansivity processes.

At the specific engineering design stage of any future development, the geo-professional
engaged by the subsequent landowner shall undertake an appropriate assessment of the
ground conditions to ascertain the classification of soil expansivity. This may be undertaken
in accordance with Clause 7.5.13.1 “Identification of Expansive Soils” outlined in the NZ
Building Code B1/AS1 (Amd 21).

Subject to the above recommendations and conclusions, the site is considered suitable for
residential development found over shallow foundations such as timber piles, shallow
concrete pad (waffle raft or conventional concrete slab). Foundations will likely required
specific engineering design due to the presence of expansive soils, which shall be
confirmed during the Building Consent investigation.

Foundations found within clean gravel fill, greater than 1.0m thick are not required to
consider expansivity. Foundations to be found within residual soils, site-won material, or
imported cohesive fill shall require expansivity to be considered during foundation design.

13.6. Temporary Works

Due to the depth of the proposed excavations, all cut heights greater than 2.0m shall likely
require temporary battering and/or retaining walls to decrease the risk associated with
working at the toe of these excavations. These excavations should be battered at no more
than 45°, temporarily retained tiered, or constructed top down to provide a safe work
environment. If Lot 2 has a dwelling in place prior to works within Lot 1, all excavations shall
be completed a minimum 5.0m back from the property boundary.

It is highly recommended that works are carried out during prolonged dry periods, if this is
not possible, the excavation faces greater than 2.0m high should be covered with polythene
wrap to decrease exposure to weathering which would increase the rate of instability.
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13.7. Stormwater

No dedicated stormwater attenuation is recommended. Stormwater from both lots should
discharge to the existing network via Manhole 20150903072333, with Lot 2 connecting
through an easement over Lot 1. Given the site’s location at the bottom of the catchment
and near-immediate discharge to the ocean, attenuation would offer no benefit and could
increase downstream flood risk by aligning with upstream peak flows.

13.8. Potable water

The proposed site is not connected to the Far North District Council’s reticulated water
supply. Therefore, potable water is to be supplied by the Doubtless Bay Water Supply’s
reticulated network.

13.9. Wastewater

The existing 100mm wastewater stub (Asset ID: SL2443_2416) is to be upgraded to a
150mm gravity sewer to comply with FNDC’s vested asset standards for servicing two lots.
The new line should connect to the existing network via Manhole SP2314 on the western
boundary. Lot 2 is to be serviced through a reticulated easement across Lot 1.

13.10. Firefighting water

It is recommended that four 25m³ above-ground firefighting water tanks be installed, two
on each lot. The tanks are to be connected to the Doubtless Bay Water Supply network.

13.11. Traffic and Access Viability

Access to Lot 1 will be provided via Kotare Drive, where sight distances to both the north
and south exceed the 60 m minimum required under FNDC ES 2023. Minor earthworks are
recommended to reduce the existing ground gradient from approximately 30% to an
acceptable driveway gradient of 20%. The existing stormwater manhole within the
proposed crossing area should be addressed in the detailed design.

Access to Lot 2 should be from Mahoe Lane, where available sight distances meet or
exceed the 45m requirement based on an operating speed of 40km/h. The access will share
the existing vehicle crossing at 24 Mahoe Lane. Due to a significant level difference at the
access point, a retained or suspended parking structure will be required.
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13.12. Resource Management Act (RMA) – Section 106(1)

Based on our findings and subject to our recommendations on slope stability for each of
the proposed lots and nominated building sites, the risk of future slippage, affecting the
property is low, and in terms of Section 106(1) of the RMA:

a) the land in respect of which a consent is sought, or any structure on the land, is not, and
is not likely to be, subject to material damage by slippage from any source,

b) repealed; and
c) That sufficient provision has been made for stable physical access to each allotment t

be created by the subdivision.

14. Limitation

Recommendations and opinions in this report are based on data from the investigation
described herein.  The nature and continuity of subsoil conditions away from the boreholes is
inferred and it is possible that actual conditions could vary from those assumed. Should subsoil
conditions vary from those described in this report, it is essential that Hawthorn Geddes
engineers and architects ltd be contacted to confirm the applicability of the recommendations.

This report has been prepared solely for the benefit of our client Bridget Thorp and the Far
North District Council in relation to the resource consent application for which this report has
been prepared.

The comments in it are limited to the purpose stated in this report. No liability is accepted by
Hawthorn Geddes engineers & architects ltd in respect of its use by any other person, and any
other person who relies upon any matter contained in this report does so entirely at their own
risk.
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Appendix B. Hand Augered and Machine Borehole Logs
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Thorp – Subdivision Suitability
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HA1
LOG OF HAND AUGER

22 Mahoe Lane, Mangonui

MATERIAL DESCRIPTION
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Bridget Thorp

COMPLETED DATE 19/05/25
DRILLING CONTRACTOR
DRILLING METHOD 50mm Hand Auger
LOGGED BY US
HOLE LOCATION

COORDINATES 1647629.98E, 6128324.63N LEVEL 0.00

Standing Water Level

Water Out flow

Water In flow

SYMBOLS

PHOTO / SKETCH

Date / Time Water
Level (m) Type Remarks

REMARKS

WATER OBSERVATIONS

1

2

3

TOPSOIL; dark brown.

Silty CLAY (CL); grey brown.
Very stiff; high plasticity; moist; Residual Fill.

CLAY (CH), with trace silt; golden brown.
Very stiff; high plasticity; moist; Completely Weathered Andesite Ash Deposits.

Clayey SILT (ML); red and light pink.
Very stiff; low plasticity; moist; Completely Weathered Undifferentiated Tangihua Complex
Basalt.

   EOH: 3.20m

1.6m: Light whiteish grey with minor orange staining.

3.2m: EOH: Unable to Penetrate.
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SV = 163 / 68 kPa
(Geo 3928)

SV = 149 / 54 kPa
(Geo 3928)

SV = 149 / 41 kPa
(Geo 3928)

SV = 149 / 41 kPa
(Geo 3928)

SV = 122 / 54 kPa
(Geo 3928)

SV = 122 / 41 kPa
(Geo 3928)

SV = 122 / 41 kPa
(Geo 3928)

SV = 176 / 54 kPa
(Geo 3928)

SV = 190+ kPa
(Geo 3928)

SV = 190+ kPa
(Geo 3928)
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Thorp – Subdivision Suitability

W
A
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R

HA2
LOG OF HAND AUGER

22 Mahoe Lane, Mangonui

MATERIAL DESCRIPTION
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Bridget Thorp

COMPLETED DATE 19/05/25
DRILLING CONTRACTOR
DRILLING METHOD 50mm Hand Auger
LOGGED BY US
HOLE LOCATION

COORDINATES 1647623.09E, 6128317.12N LEVEL 0.00

Standing Water Level

Water Out flow

Water In flow

SYMBOLS

PHOTO / SKETCH

Date / Time Water
Level (m) Type Remarks

REMARKS

WATER OBSERVATIONS

1

2

3

TOPSOIL; dark brown.

CLAY (CH), with some silt; golden brown.
Very stiff; high plasticity; moist; Completely Weathered Andesite Ash Deposit.

Clayey SILT (ML); red, orange brown and light pink.
Very stiff; low plasticity; moist; Completely Weathered Undifferentiated Tangihua Complex
Basalt.

   EOH: 3.70m

1.4m: With minor silt; light whiteish grey.

1.6m: With some silt.

3.0m: Hard.

3.5m: Highly weathered; very weak.

3.7m: EOH: Unable to Penetrate.
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SV = 109 / 27 kPa
(Geo 3928)

SV = 95 / 27 kPa
(Geo 3928)

SV = 129 / 41 kPa
(Geo 3928)

SV = 122 / 41 kPa
(Geo 3928)

SV = 109 / 27 kPa
(Geo 3928)

SV = 109 / 27 kPa
(Geo 3928)

SV = 149 / 47 kPa
(Geo 3928)

SV = 163 / 47 kPa
(Geo 3928)

SV = 176 / 41 kPa
(Geo 3928)

SV = 190+ kPa
(Geo 3928)
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Thorp – Subdivision Suitability
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HA3
LOG OF HAND AUGER

22 Mahoe Lane, Mangonui

MATERIAL DESCRIPTION
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Bridget Thorp

COMPLETED DATE 19/05/25
DRILLING CONTRACTOR
DRILLING METHOD 50mm Hand Auger
LOGGED BY US
HOLE LOCATION

COORDINATES 1647585.58E, 6128329.82N LEVEL 0.00

Standing Water Level

Water Out flow

Water In flow

SYMBOLS

PHOTO / SKETCH

Date / Time Water
Level (m) Type Remarks

REMARKS

WATER OBSERVATIONS

1

2

3

Silty CLAY (CH); brown.
Very stiff; high plasticity; moist; Completely Weathered Andesite Ash Deposits.

   EOH: 0.90m

0.6m: SILT (ML); golden brown.
Hard; non-plastic; Highly Weathered Rhyolite Ash Deposits.

0.9m: EOH: Unable to Penetrate.
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SV = 190+ kPa
(Geo 3928)

SV = 190+ kPa
(Geo 3928)

SV = UTP
(Geo 3928)
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Thorp – Subdivision Suitability

W
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HA4
LOG OF HAND AUGER

22 Mahoe Lane, Mangonui

MATERIAL DESCRIPTION
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Bridget Thorp

COMPLETED DATE 19/05/25
DRILLING CONTRACTOR
DRILLING METHOD 50mm Hand Auger
LOGGED BY US
HOLE LOCATION

COORDINATES 1647581.26E, 6128323.91N LEVEL 0.00

Standing Water Level

Water Out flow

Water In flow

SYMBOLS

PHOTO / SKETCH

Date / Time Water
Level (m) Type Remarks

REMARKS

WATER OBSERVATIONS

1

2

3

CLAY (MH), with some silt; red with minor orange mottling.
Very stiff; high plasticity; moist; Completely Weathered Undifferentiated Tangihua Complex
Basalt.

   EOH: 1.00m

0.9m: With minor gravel.
Wet; gravel, fine, angular to subround.

1.0m: EOH: Unable to Penetrate.
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(Geo 3928)

SV = 109 / 41 kPa
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Thorp – Subdivision Suitability
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LOG OF HAND AUGER

22 Mahoe Lane, Mangonui

MATERIAL DESCRIPTION
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Bridget Thorp

COMPLETED DATE 19/05/25
DRILLING CONTRACTOR
DRILLING METHOD 50mm Hand Auger
LOGGED BY US
HOLE LOCATION

COORDINATES 1647610.24E, 6128318.45N LEVEL 0.00

Standing Water Level

Water Out flow

Water In flow

SYMBOLS

PHOTO / SKETCH

Date / Time Water
Level (m) Type Remarks

REMARKS

WATER OBSERVATIONS

1

2

3

SILT (ML), with some clay, with trace rootlets; light greyish brown.
Very stiff; low plasticity; dry; Completely Weathered Andesite Ash Deposit.

Silty CLAY (MH); dark red.
Very stiff; high plasticity; moist; Completely Weathered Undifferentiated Tangihua Complex
Basalt.

SILT (SM), with some sand, with minor clay; golden brown.
Very stiff; moist; sand, fine; Completely Weathered Mangonui Formation Sandstone.

   EOH: 2.40m

0.8m: CLAY (CH), with trace silt; light grey with minor yellow staining.
High plasticity; moist.

2.1m: Light greenish grey.

2.4m: EOH: Unable to Penetrate.

G
ro

un
dw

at
er

 N
ot

 E
nc

ou
nt

er
ed

SV = 190+ kPa
(Geo 3928)

SV = 190+ kPa
(Geo 3928)

SV = 109 / 27 kPa
(Geo 3928)

SV = 190+ kPa
(Geo 3928)

SV = 190+ kPa
(Geo 3928)

SV = 190+ kPa
(Geo 3928)

SV = 190+ kPa
(Geo 3928)

SV = UTP
(Geo 3928)
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Thorp – Subdivision Suitability

W
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MBH1
LOG OF BOREHOLE

22 Mahoe Lane, Mangonui

MATERIAL DESCRIPTIONTESTS
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Bridget Thorp

COMPLETED DATE 20/05/25
DRILLING CONTRACTOR DS Geotechnical Serv
DRILLING METHOD
LOGGED BY KB
HOLE LOCATION

COORDINATES 1647627.08E, 6128320.61N LEVEL 0.00
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REMARKS

Standing Water Level

Water Out flow

Water In flow

SYMBOLS

Date / Time Water
Level (m) Type Remarks

WATER OBSERVATIONS

1

2

3

4

TOPSOIL; blackish brown.

CLAY (CH), with some silt, with trace rootlets; beige.
Very stiff; high plasticity; moist; Residual Fill.

CLAY (CH), with trace silt; brownish grey mottled orange.
Hard; high plasticity; moist; Completely Weathered
Andesite Ash Deposit.

Silty CLAY (MH); dark red with dark grey inclusions
mottled orange.
Very stiff; high plasticity; moist; Completely Weathered
Undifferentiated Tangihua Complex Basalt.
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0.600

1.200

3.200

4.400

1.5m: Orange mottling.

2.4m: Light purplish brown.

2.9m: Light whiteish grey.
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Thorp – Subdivision Suitability

W
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MBH1
LOG OF BOREHOLE

22 Mahoe Lane, Mangonui

MATERIAL DESCRIPTIONTESTS
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Bridget Thorp

COMPLETED DATE 20/05/25
DRILLING CONTRACTOR DS Geotechnical Serv
DRILLING METHOD
LOGGED BY KB
HOLE LOCATION

COORDINATES 1647627.08E, 6128320.61N LEVEL 0.00
R
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Standing Water Level

Water Out flow

Water In flow

SYMBOLS

Date / Time Water
Level (m) Type Remarks

WATER OBSERVATIONS

5

6

7

8

Highly weathered; fine fabric;  SANDSTONE; moderately
strong; Brown and red mottled orange. Fine sands with
trace basalt inclusions. Mangonui Formation Sandstone.

Moderately weathered; fine fabric; strong; light blue /
greenish grey. Highly fractured with trace carbonate
inclusions. Mangonui Formation Mudstone.

   EOH: 8.10m
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7.000

8.100

5.0m: Moderately weathered; with cross-bed laminations and shell
inclusions. Highly fractured, iron oxide staining on fracture planes. Quartz
veins no greater than 3mm wide present.

6.2m: Slightly weathered; strong.

8.1m: EOH: Machine Malfunction.

80
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Appendix C. Slope Stability Outputs
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Appendix D. FENZ Approval



  

 

 
Non-Reticulated Firefighting Water Supplies, Vehicular Access & 

Vegetation Risk Reduction Application for New and Existing 
Residential Dwellings and Sub-Divisions 

 

 

  

Applicant Information 
 

Applicants Information  

Name: Bridget Thorp c/o Hawthorn Geddes Engineers and Architects 

Address: 7 Selwyn Avenue, Avenues, Whangarei 0110  
 

Contact Details: 094387139 
 

Return Email Address: lj@hgcs.co.nz  
 

 
Property Details 
 

Property Details  

Address of Property:  22 Mahoe Lane, Mangonui  

Lot Number/s:  Lot 11 DP 50666 

Dwelling Size:  
(Area = Length & Width) 

TBC-Subdivision stage 

Number of levels: 
(Single / Multiple) 

TBC-Subdivision stage 
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Firefighting Water Supplies and Vegetation Risk Reduction Waiver 
 

 “Fire and Emergency New Zealand strongly recommends the installation of automatic fire 
detection system devices such as smoke alarms for early warning of a fire and fire 

suppression systems such as sprinklers in buildings (irrespective of the water supply) to 
provide maximum protection to life and property”. 

 

Waiver Explanation Intent 

Fire and Emergency New Zealand [FENZ] use the New Zealand Fire Service [NZFS] Code of Practice for 
firefighting water supplies (SNZ PAS 5409:2008) (The Code) as a tool to establish the quantity of water 
required for firefighting purposes in relation to a specific hazard (Dwelling, Building) based on its fire 
hazard classification regardless if they are located within urban fire districts with a reticulated water 
supply or a non-reticulated water supply in rural areas.  The code has been adopted by the Territorial 
Authorities and Water Supply Authorities. The code can be used by developers and property owners 
to assess the adequacy of the firefighting water supply for new or existing buildings. 

The Community Risk Manager under the delegated authority of the Fire Region Manager and District 
Manager is responsible for approving applications in relation to firefighting water supplies. The 
Community Risk Manager may accept a variation or reduction in the amount of water required for 
firefighting for example; a single level dwelling measuring 200m2 requires 45,000L of firefighter water 
under the code, however the Community Risk Manager in Northland will except a reduction to 
10,000L.  

This application form is used for the assessment of proposed water supplies for firefighting in non-
reticulated areas only and is referenced from (Appendix B – Alternative Firefighting Water Sources) of 
the code. This application also provides fire risk reduction guidance in relation to vegetation and the 
20-metre dripline rule under the Territorial Authority’s District Plan. Fire and Emergency New Zealand 
are not a consenting authority and the final determination rests with the Territorial Authority.  

For more information in relation to the code of practice for Firefighting Water supplies, Emergency 
Vehicle Access requirements, Home Fire Safety advice and Vegetation Risk Reduction Strategies visit 
www.fireandemergency.nz    

  

http://www.fireandemergency.nz/
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1. Fire Appliance Access to alternative firefighting water sources - Expected 
Parking Place & Turning circle 

 
Fire and Emergency have specific requirements for fire appliance access to buildings and the 
firefighting water supply. This area is termed the hard stand. The roading gradient should not exceed 
16%. The roading surface should be sealed, able to take the weight of a 14 to 20-tonne truck and 
trafficable at all times. The minimum roading width should not be less than 4 m and the property 
entrance no less 3.5 metres wide. The height clearance along access ways must exceed 4 metres with 
no obstructions for example; trees, hanging cables, and overhanging eaves.   
 

1 (a)    Fire Appliance Access  / Right of Way 

Is there at least 4 metres clearance overhead free from obstructions?   ☒YES     ☐NO 

Is the access at least 4 metres wide?    ☒YES      ☐NO 

Is the surface designed to support a 20-tonne truck?   ☒YES      ☐NO 

Are the gradients less than 16%    ☒YES      ☐NO 

Fire Appliance parking distance from the proposed water supply is  The proposed access to Lot 1 
will be from Kotare Drive, a legal road, while access to Lot 2 will be from Mahoe Lane, also a legal 
road. The fire tank will be located as close as practicable to the respective legal roads. metres   

 

Internal FENZ Risk Reduction comments only: 

Click or tap here to enter text. 

 
If access to the proposed firefighting water supply is not achievable using a fire appliance, firefighters 
will need to use portable fire pumps. Firefighters will require at least a one-metre wide clear path / 
walkway to carry equipment to the water supply, and a working area of two metres by two metres 
for firefighting equipment to be set up and operated. 

1 (b)    Restricted access to firefighting water supply, portable pumps required    

Has suitable access been provided?  

    ☒YES       ☐ NO 

Comments:  

The proposed access to Lot 1 will be from Kotare Drive, a legal road, while access to Lot 2 will be 
from Mahoe Lane, also a legal road. The fire tank will be located as close as practicable to the 
respective legal roads 

 

 

Internal FENZ Risk Reduction comments only:  

Click or tap here to enter text. 
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2. Firefighting Water Supplies (FFWS) 
 

What are you proposing to use as your firefighting water supply? 

2 (a)   Water Supply Single Dwelling 

Tank ☐ Concrete Tank 

☐ Plastic Tank 

☒ Above Ground (Fire Service coupling is required - 100mm screw thread 
suction coupling) 

☐ Part Buried (max exposed 1.500 mm above ground) 

☐ Fully Buried (access through filler spout) 

Volume of dedicated firefighting water 25,000 for each lotlitres 

 

Internal FENZ Risk Reduction comments only:  

Click or tap here to enter text. 

  

 

2 (b)    Water Supply Multi-Title Subdivision Lots / Communal Supply 

Tank Farm ☐ Concrete Tank 

☐ Plastic Tank 

☐ Above Ground (Fire Service coupling is required - 100mm screw thread 
suction coupling) 

☐ Part Buried (max exposed 1.500mm above ground) 

☐ Fully Buried (access through filler spout) 

Number of tanks provided Click or tap here to enter text. 

Number of Tank Farms provided Click or tap here to enter text. 

Water volume at each Tank Farm Click or tap here to enter text.  Litres 

Volume of dedicated firefighting water Click or tap here to enter text. litres 

 

Internal FENZ Risk Reduction comments only:  

Click or tap here to enter text. 
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2 (c)    Alternative Water Supply 

Pond:  Volume of water: Click or tap here to enter text. 

Pool: Volume of water: Click or tap here to enter text. 

Other: Specify: Click or tap here to enter text. 

Volume of water: Click or tap here to enter text. 

  

Internal FENZ Risk Reduction comments only: 

Click or tap here to enter text. 

  

 
3. Water Supply Location 
 

The code requires the available water supply to be at least 6 metres from a building for firefighter 
safety, with a maximum distance of 90 metres from any building.  This is the same for a single dwelling 
or a Multi-Lot residential subdivision. Is the proposed water supply within these requirements? 

   

3 (a)    Water Supply Location 

Minimum Distance: Is your water supply at least 6 metres from the building? 

 ☒YES      ☐  NO  

Maximum Distance  

 

Is your water supply no more than 90 metres from the building?  

☒YES      ☐ NO 

 
Internal FENZ Risk Reduction comments only:  

Click or tap here to enter text. 

  

3 (b)   Visibility     

How will the water supply be readily identifiable to responding firefighters?  E.g.: tank is visible to 
arriving firefighters or, there are signs / markers posts visible from the parking place directing 
them to the tank etc.  

Comments:  

A marker post will be placed on the tank 
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Internal FENZ Risk Reduction comments only: 

Click or tap here to enter text. 

   

3 (c)   Security    

How will the FFWS be reasonably protected from tampering? E.g.:  light chain and padlock or, 
cable tie on the valve etc.  

Explain how this will be achieved:  

Tanks are proposed within the respective lot boundaries and therefore is the responsibility of the 
lot owner to ensure they are not tampered with  

 

 

Internal FENZ Risk Reduction comments only: 

Click or tap here to enter text. 

  

 

4. Adequacy of Supply 
 
The volume of storage that is reserved for firefighting purposes must not be used for normal 
operational requirements. Additional storage must be provided to balance diurnal peak demand, 
seasonal peak demand and normal system failures, for instance power outages. The intent is that there 
should always be sufficient volumes of water available for firefighting, except during Civil Défense 
emergencies or by prior arrangement with the Fire Region Manager.  
 
Location 

4 (a)    Adequacy of Water supply 

Note: The owner must maintain the firefighting water supply all year round. How will the usable 
capacity proposed be reliably maintained?  E.g. automatically keep the tank topped up, drip feed, 
rain water, ballcock system, or manual refilling after use etc.  
Comments:  

Each lot will be connected to the Doubtless Bay Water Supply network for domestic use. The tanks 
are dedicated exclusively to fire-fighting, and the lot owner must manually refill them at their own 
expense once used.  

 

 

Internal FENZ Risk Reduction comments only: 

 Click or tap here to enter text. 
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5. Alternative Method using Appendix’s H & J  
 

If Table 1 + 2 from the Code of Practice is not being used for the calculation of the Firefighting Water 
Supply, a competent person using appendix H and J from the Code of Practice can propose an 
alternative method to determine firefighting water supply adequacy. 

Appendix H describes a method for determining the maximum fire size in a structure. Appendix J 
describes a method for assessing the adequacy of the firefighting water supply to the premises.  
 

5 (a)    Alternative Method Appendix H & J     

If an alternative method of determining the FFWS has been proposed, who proposed it?  

Name: Click or tap here to enter text.                                                                      

Contact Details: Click or tap here to enter text. 

Proposed volume of storage? Litres: 25000 for each lot 

Comments:  

As per Table 2 of SNZ PAS 4509, a minimum 45m3 firefighting storage volume is required. 
However only 25000 litres are proposed for each lot and approval from FENZ is therefore being 
sought  

 

* Please provide a copy of the calculations for consideration.  

 

Internal FENZ Risk Reduction comments only: 

 Click or tap here to enter text. 
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6. Diagram 
Please provide a diagram identifying the location of the dwelling/s, the proposed firefighting water 
supply and the attendance point of the fire appliance to support your application.  

 
 

 

Internal FENZ Risk Reduction comments only: 

 Click or tap here to enter text. 
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7. Vegetation Risk Reduction - Fire + Fuel = Why Homes Burn 
Properties that are residential, industrial or agricultural, are on the urban–rural interface if they are 
next to vegetation, whether it is forest, scrubland, or in a rural setting.  Properties in these areas are 
at greater risk of wildfire due to the increased presence of nearby vegetation.  

In order to mitigate the risk of fire spread from surrounding vegetation to the proposed building and 
vice-versa, Fire Emergency New Zealand recommends the following; 

I. Fire safe construction 

Spouting and gutters – Clear regularly and consider screening with metal mesh. Embers can easily 
ignite dry material that collects in gutters. 

Roof – Use fire resistant material such as steel or tile. Avoid butanol and rubber compounds. 

Cladding – Stucco, metal sidings, brick, concrete, and fibre cement cladding are more fire resistant than 
wood or vinyl cladding.  

II. Establish Safety Zones around your home.  

Safety Zone 1 is your most import line of defence and requires the most consideration. Safety Zone 1 
extends to 10 metres from your home, you should;  

a) Mow lawn and plant low-growing fire-resistant plants; and 
b) Thin and prune trees and shrubs; and 
c) Avoid tall trees close to the house; and 
d) Use gravel or decorative crushed rock instead of bark or wood chip mulch; and 
e) Remove flammable debris like twigs, pine needles and dead leaves from the roof and 

around and under the house and decks; and 
f) Remove dead plant material along the fence lines and keep the grass short; and  
g) Remove over hanging branches near powerlines in both Zone 1 and 2. 

 
III. Safety Zone 2 extends from 10 – 30 metres of your home. 

a) Remove scrub and dead or dying plants and trees; and  
b) Thin excess trees; and  
c) Evenly space remaining trees so the crowns are separated by 3-6 metres; and 
d) Avoid planting clusters of highly flammable trees and shrubs  
e) Prune tree branches to a height of 2 metres from the ground.  

 
IV. Choose Fire Resistant Plants 

Fire resistant plants aren’t fire proof, but they do not readily ignite. Most deciduous trees and shrubs 
are fire resistant. Some of these include: poplar, maple, ash, birch and willow. Install domestic 
sprinklers on the exterior of the sides of the building that are less 20 metres from the vegetation. 
Examples of highly flammable plants are: pine, cypress, cedar, fir, larch, redwood, spruce, kanuka, 
manuka.  
 
For more information please go to https://www.fireandemergency.nz/at-home/the-threat-of-rural-
fire/ 
  

https://www.fireandemergency.nz/at-home/the-threat-of-rural-fire/
https://www.fireandemergency.nz/at-home/the-threat-of-rural-fire/
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If your building or dwelling is next to vegetation, whether it is forest, scrubland, or in a rural setting, 
please detail below what Risk Reduction measures you will take to mitigate the risk of fire 
development and spread involving vegetation?  

 

7 (a)    Vegetation Risk Reduction Strategy    

Vegetation will be cleared for building construction 

 

Internal FENZ Risk Reduction comments only: 

Click or tap here to enter text. 
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8. Applicant  
 

Checklist 

☒ 
Site plan (scale drawing) – including; where to park a fire appliance, water 
supply, any other relevant information.  

☐ Any other supporting documentation (diagrams, consent).  
 

I submit this proposal for assessment.  

 

Name: Linta Joy c/o Bridget Thorp       Dated: 6/11/2025 

Contact No.: 094387139      

Email: lj@hgcs.co.nz  

 

Signature: LJ 

 

9. Approval 
 

In reviewing the information that you have provided in relation to your application being 
approximately a  Click or tap here to enter text. square metre, Choose an item. dwelling/sub 
division, and non-sprinkler protected.  

The Community Risk Manager of Fire and Emergency New Zealand under delegated authority from 
the Fire Region Manager, Te Hiku, and the District Manager has assessed the proposal in relation 
to firefighting water supplies and the vegetation risk strategy.  The Community Risk Manager 
Choose an item. agree with the proposed alternate method of Fire Fighting Water Supplies. 
Furthermore, the Community Risk Manager agrees with the Vegetation Risk Reduction strategies 
proposed by the applicant. 

 

Name: Click or tap here to enter text. 

 

Signature:  Click or tap here to enter text.      Dated: Click or tap to enter a date. 

 

P.P on behalf of the Community Risk Manager Northland Mitchell Brown 

GoffinJ
Goffin Stamp

GoffinJ
Approved
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PROPOSED DISTRICT PLAN – DEVELOPMENT CONTROL CHECK S.86B OF THE RMA 1991 
 
 

22 Mahoe Lane, Coopers Beach 
 

Rule Assessment 
Hazardous Substances HS-R2, R5, R6, R9 The site does not contain, nor are any 

hazardous substance facilities proposed.   

Heritage Area Overlays HA-R1 to R14 inclusive.  
HA S1 & S2 

N/A as none apply to the application site. 

Historic Heritage Rules and Schedule 2.  Rules 
HH R1-R9 Inclusive. 

N/A as the site does not have any identified 

(scheduled) historic heritage values. 
 

Notable Trees NT R1 – R9 inclusive and NT S1 
& S2 

N/A – no notable trees present on the site. 

Sites and Areas of Significance to Māori SASM 
R1 – R7 inclusive. 

The PDP does not list any site or area of 
significance to Māori as being present on the 
site. 
 

Ecosystems and Indigenous Biodiversity – IB-
R1 to R5 

No indigenous vegetation clearance is 

proposed for this proposed subdivision, but may 
occur later at the time of dwelling construction 
and any necessary consents will be sought at 
that time. 
 

Subdivision SUB R6, R13, R14, R15, R17. The site contains no Heritage Resources, 
Scheduled Sites of Significance to Māori or a 
Scheduled Significant Natural Area.  No 
Environmental Benefit subdivision is proposed.   
 

Activities on the Surface of Water ASW R1 – R4 
inclusive. 

N/A as no such activities are proposed. 
 

Earthworks EW R12 & EW R13 and EWS3 & 
EWS5 

EW-R12 and associated EW-S3 relate to the 

requirement to abide by Accidental Discovery 
Protocol if carrying out earthworks and artefacts 
are discovered. EW-R13 and associated EW-
S5 refer to operating under appropriate Erosion 
and Sediment Control measures.   No 
earthworks are sought as part of this 
subdivision application, but the Applicant will 
accept an advice note to this effect.   

Signage – SIGN R9 & R10 and S1 to S6 
Inclusive. 

N/A – No heritage resources are present on the 
site and signage does not form part of this 
application.  
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OPERATIVE DISTRICT PLAN – DEVELOPMENT CONTROL CHECK  
 

22 Mahoe Lane, Coopers Beach 
 

Chapter / Rule Compliance Statement 

Chapter 12.1 - Landscapes and Natural 
Features 

Does not apply as there is no landscape or natural 
feature overlay applying to the site. 
 

Chapter 12.2 Indigenous Flora and Fauna Does not apply as there is no clearance of 

indigenous vegetation proposed with this 
subdivision.   

Chapters 12.5, (5A) and (5B) Heritage Does not apply as the site does not contain any 
heritage sites, notable trees, sites of cultural 
significance to Māori that are scheduled in the ODP.   

Chapter 12.7 Waterbodies There are no water bodies present on the site.   

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

not a hazardous substances facility. 

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

13.6.5 Legal Road Frontage The lots have adequate legal frontage as shown on 
plan of subdivision. 

13.6.8 Subdivision Consent before work 
commences 

No earthworks approval is sought within this 
subdivision application. 

13.7.2 Allotment size Does Not Comply with Rule 13.7.2.1 (v) minimum 
lot size for sewered sites and requires 
Discretionary Activity Resource consent 
pursuant to Rule 13.9 (a) and (b). 

13.7.2.2 Allotment Dimensions   Does Not Comply as Lot 2 will not be able to 
provide a 14 metre by 14 metre dimension shape 
factor, as required by Rule 13.7.2.2 and requires 
Discretionary Activity Resource consent 
pursuant to Rule 13.9 (a) and (b). 

13.7.2.3 Amalgamation of Land N/A 

13.7.2.4 Lots Divided by Zone Boundaries N/A 

13.7.2.5 Outstanding Landscape, 
Outstanding Landscape Feature Or 
Outstanding Natural Feature  

 

N/A as the ODP does not list any of these items on 
the site. 

13.7.2.6 Access, Utilities, Roads, 
Reserves  

 

N/A 

13.7.2.7 Savings as to previous proposals N/A 

13.7.2.8 Proximity To Top Energy 
Transmission Lines  

 

N/A 

13.7.2.9 Proximity To The National Grid  

 

N/A 

13.7.3.1 Property Access 

 

See assessment of Rules 15.1.6C.1.1 - 
15.1.6C.1.11 below. 

13.7.3.2 Natural And Other Hazards  Complies – see attached engineering report on 
s.106 matters. 



 

13.7.3.3 Water Supply  

 

Complies - Water supply will be via DBWS and also 
used for firefighting.  See attached engineering 
report. 

13.7.3.4  Stormwater Disposal  

 

Complies – an engineering report from a Chartered 
Professional Engineer has been supplied. 

 

13.7.3.5 Sanitary Sewage Disposal  

 

Complies - a report from a Chartered Professional 
Engineer has been supplied.  

13.7.3.6 Energy Supply  

 

Complies - see correspondence from Top Energy 
confirming connections available. 

13.7.3.7 Telecommunications  

 

See correspondence from Chorus confirming 
connections are available.   

13.7.3.8 Easements For Any Purpose  Please refer to proposed scheme plan.  

13.7.3.9 Preservation Of Heritage 
Resources, Vegetation, Fauna And 
Landscape, And Land Set Aside For 
Conservation Purposes  

 

N/ A as there are no listed items present. 

13.7.3.10 Access To Reserves And 
Waterways  

 

N/A  

13.7.3.11 Land Use Compatibility  

 

N/A 

13.7.3.12 Proximity To Airports  

 

N/A 

Chapter 14 Financial Contributions No esplanade reserve or strip is offered as part of 
this subdivision. 

Chapter 15.1.6A.1 & 15.1.6A.2 & 
15.1.6A.2.1 – Traffic Movements 

The rules in Chapter 15.1.6A.1 & 15.16A.2 are 
clear that they are to be applied in conjunction with 
the Traffic Intensity Factor (“TIF”) Tables in 
Appendix 3A.  These only apply to land use 
activities.   

15.1.6B  - Parking Requirements) As above, these rules apply to land use activities 

and not subdivision.   

Rule 15.1.6C.1.1 to 15.1.6C.1.11 
inclusive.  Access 

Complies – Access to Lot 1 will be from Kotare Drive, with 
sight distances to the north and south significantly 
exceeding the standards.  Only minor earthworks will be 
required for the private driveway to meet gradient 
requirements. Access to Lot 2 will be from Mahoe Lane, 
with sight distances meeting or exceeding the standards.   
The access to Lot 2 will share an existing vehicle crossing 
at 24 Mahoe Lane.  A retained or suspended car parking 
platform will be required to provide suitable access and 

parking for Lot 2.  Please refer to attached engineering 
report for further detail.    
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Operative District Plan – Relevant Assessment Criteria 
 

22 Mahoe Lane, Coopers Beach 
 
Discretionary Subdivision Consent Assessment Criteria 
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Fourth Schedule Assessment under Resource Management Act 1991 
 

Compliance Check for Information Required 
 

22 Mahoe Lane, Coopers Beach  
 
 

 



 
 
 

Clause 2 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 Paragraphs 2.1 to 3.0 of this Planning 
Report. 

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

Refer to Paragraphs 2.1 to 3.0 and paragraphs 6.0 
to 7.15 of this Planning Report. 

 

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

Refer to Paragraphs 1.3 to 1.13 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. 

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

Refer to Paragraphs 4.5 to 4.6 of this Planning 
Report.  The application is for subdivision consent 
under the FNDC’s ODP.  No other breaches of the 
ODP have been identified. 

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

Consent is being sought for subdivision under the 
FNDC ODP only.   

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

Refer to Paragraphs 9.0 to 9.5 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): 
 
(2) The assessment under subclause (1)(g) 
must include an assessment of the activity 
against— 
(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). 
(3) An application must also include an 
assessment of the activity’s effects on the 
environment that— 
(a) includes the information required by clause 
6; and 
(b) addresses the matters specified in clause 
7; and 
(c)includes such detail as corresponds with 
the scale and significance of the effects that 
the activity may have on the environment. 

Refer to Paragraphs 7.0 to 7.15 of this Planning 
Report. 

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


Clause 3. Additional Information Required in Some Applications 

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)). 

 Not Applicable.  

 
 
 
 
 
 
 
 
 
 
 
 
 Not applicable. 
 
 
 
 
 
 
 
 
 
 
The site is not within an area subject to a 
customary marine title group. Not applicable. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=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


Clause 4 Additional Information required in application for subdivision consent  

 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 Attachment 4. 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

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: 

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 Paragraphs 2.1 to 3.0 and paragraphs 
6.0 to 7.15 of this Planning Report. 

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

Not applicable as the application does not involve 
hazardous installations. 

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

The subdivision   does not   involve any 
discharge of contaminant (subject to conditions). 

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


 

 

(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: 

  

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

Refer to paragraphs 2.3 to 3.0 of this planning 
report. 

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

Refer to Paragraphs 10.0 to 10.4 of this 
planning report. No affected persons have 
been identified. 

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

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

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

No protected customary right is affected. 



 
 
 
 

 

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

(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 Paragraphs 2.1 to 3.0 and 6.0 to 6.6 of this planning 
report and to the assessment of objectives and policies in 
paragraphs 7.0 to 7.15 of this planning report.   

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

Refer to Paragraphs 2.1 to 3.0 and 6.0 to 6.6 of this planning 
report and to the assessment of objectives and policies in 
paragraphs 7.0 to 7.15 of this planning report.   

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

Refer to Paragraphs 2.1 to 3.0 and 6.0 to 6.6 of this planning 
report and to the assessment of objectives and policies in 
paragraphs 7.0 to 7.15 of this planning report.   

(d) any effect on natural and physical 
resources having aesthetic, 
recreational, scientific, historical, 

The site has no aesthetic, recreational, scientific, spiritual or 
cultural values that will be adversely affected by the act of 
subdividing.  

spiritual, or cultural value, or other 
special value, for present or future 
generations: 

  

(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 supplied engineering report contained in Attachment 5 
addresses natural hazards.  The proposal does not involve 
hazardous installations. 
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Northland Regional Policy Statement – Objectives and Policies 
 

22 Mahoe Lane, Coopers Beach 
 

Objective 3.13 - Natural Hazard Risk 

The risks and impacts of natural hazard events (including the influence of climate change) 
on people, communities, property, natural systems, infrastructure and our regional economy 
are minimised by:  

(a)  Increasing our understanding of natural hazards, including the potential influence 
of climate change on natural hazard events;  

(b)  Becoming better prepared for the consequences of natural hazard events;  

(c)  Avoiding inappropriate new development in 10 and 100 year flood hazard areas 
and coastal hazard areas;  

(d)  Not compromising the effectiveness of existing defences (natural and man-
made);  

(e)  Enabling appropriate hazard mitigation measures to be created to protect 
existing vulnerable development; and  

(f)  Promoting long-term strategies that reduce the risk of natural hazards impacting 
on people and communities.  

(g)  Recognising that in justified circumstances, critical infrastructure may have to be 
located in natural hazard-prone areas. 

7.1.1 Policy – General risk management approach  

Subdivision, use and development of land will be managed to minimise the risks from natural 
hazards by:  

(a)  Seeking to use the best available information, including formal risk management 
techniques in areas potentially affected by natural hazards;  

(b)  Minimising any increase in vulnerability due to residual risk;  

(c)  Aligning with emergency management approaches (especially risk reduction);  

(d)  Ensuring that natural hazard risk to vehicular access routes and building 
platforms for proposed new lots is considered when assessing subdivision proposals; 
and  

(e)  Exercising a degree of caution that reflects the level of uncertainty as to the 
likelihood or consequences of a natural hazard event.  

 



 
 
 
 
 
 

Attachment 11 



Operative District Plan - Subdivision Objectives and 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.  

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

13.3.3 To ensure that the subdivision of land does not jeopardise the protection of outstanding landscapes or 
natural features in the coastal environment.  

13.3.4 To ensure that subdivision does not adversely affect scheduled heritage resources through alienation of 
the resource from its immediate setting/context. 

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

13.3.6 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.  

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.  

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

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

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

13.3.11 To ensure that the operation, maintenance, development and upgrading of the existing National Grid is 
not compromised by incompatible subdivision and land use activities. 

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.  

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

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



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.  

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

13.4.6   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.  

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  

(d) depend on the assimilative capacity of the environment external to the site.  

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

13.4.9   That bonus development donor and recipient areas be provided for so as to minimise the adverse 
effects of subdivision on Outstanding Landscapes and areas of significant indigenous flora and 
significant habitats of fauna.  

13.4.10   The Council will recognise that subdivision within the Conservation Zone that results in a net 
conservation gain is generally appropriate.  

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.  

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.  

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.  

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

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

(a)  development of energy efficient buildings and structures;  

(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.  

13.4.16   When considering proposals for subdivision and development within an existing National Grid Corridor 
the following will be taken into account:  

(a) the extent to which the proposal may restrict or inhibit the operation, access, maintenance, 
upgrading of transmission lines or support structures;  

(b) any potential cumulative effects that may restrict the operation, access, maintenance, 
upgrade of transmission lines or support structures; and  

(c) whether the proposal involves the establishment or intensification of a sensitive activity in 
the vicinity of an existing National Grid line.  

Note 1: Structures and activities located near transmission lines must comply with the safe distance requirements 
in the New Zealand Electrical Code of Practice for Electrical Safe Distances (NZECP34:2001). Compliance with 
this plan does not ensure compliance with NZECP34:2001.  

Note 2: Vegetation to be planted within, or adjacent to, the National Grid Corridor should be selected and/or 
managed to ensure that it will not result in that vegetation breaching the Electricity (Hazards from Trees) 
Regulations 2003.  

 

 

 

 

 



Operative District Plan – Residential Zone Objectives & Policies 
 
Objectives 7.3 

7.3.1 To ensure that urban activities do not cause adverse environmental effects on the natural and 
physical resources of the District.  

7.3.2 To enable the continuing use of buildings and infrastructure in urban areas, particularly where 
these are under-utilised.  

7.3.3 To avoid, remedy or mitigate the adverse effects of activities on the amenity values of existing 
urban environments.  

7.3.4 To enable urban activities to establish in areas where their potential effects will not adversely 
affect the character and amenity of those areas.  

7.3.5 To achieve the development of community services as an integral and complementary 
component of urban development.  

7.3.6 To ensure that sufficient water storage is available to meet the needs of the community all 
year round.  

Policies 7.4 

7.4.1  That amenity values of existing and newly developed areas be maintained or enhanced.  

7.4.2   That the permissible level of effects created or received in residential areas reflects those 
appropriate for residential activities.  

7.4.3   That adverse effects on publicly-provided facilities and services be avoided or remedied by 
new development, through the provision of additional services.  

7.4.4   That stormwater systems for urban development be designed to minimise adverse effects on 
the environment.  

7.4.5  That new urban development avoid:  

(a) adversely affecting the natural character of the coastal environment, lakes, rivers, wetlands or 
their margins;  

(b) adversely affecting areas of significant indigenous vegetation or significant habitats of 
indigenous fauna;  

(c) adversely affecting outstanding natural features, landscapes and heritage resources;  
(d) adversely affecting the relationship of Maori and their culture and traditions with their 

ancestral lands, water, sites, waahi tapu, and other taonga;  
(e) areas where natural hazards could adversely affect the physical resources of urban 

development or pose risk to people’s health and safety;  
(f) areas containing finite resources which can reasonably be expected to be valuable for future 

generations, where urban development would adversely affect their availability;  
(g) adversely affecting the safety and efficiency of the roading network;  
(h) the loss or permanent removal of highly productive and versatile soils from primary production 

due to subdivision and development for urban purposes.  

7.4.6 That the natural and historic heritage of urban settlements in the District be protected (refer to Chapter 12).  

7.4.7  That urban areas with distinctive characteristics be managed to maintain and enhance the level of amenity 
derived from those characteristics.  

7.4.8  That infrastructure for urban areas be designed and operated in a way which:  

(a)  avoids remedies or mitigates adverse effects on the environment;  

(b)  provides adequately for the reasonably foreseeable needs of future generations; and  



(c)  safeguards the life-supporting capacity of air, water, soil and ecosystems.  

7.4.9  That the need for community services in urban areas is recognised and provided for.  

7.6.3 Objectives 

“These objectives supplement those set out in Section 7.3.  

7.6.3.1  To achieve the development of new residential areas at similar densities to those prevailing at  

present.  

7.6.3.2  To enable development of a wide range of activities within residential areas where the effects are 
compatible with the effects of residential activity.  

7.6.4 Policies 

These policies supplement those set out in Section 7.4.  

7.6.4.1  That the Residential Zone be applied to those parts of the District that are currently predominantly 
residential in form and character.  

7.6.4.2  That the Residential Zone be applied to areas which are currently residential but where there is scope for 
 new residential development.  

7.6.4.3  That the Residential Zone be applied to areas where expansion would be sustainable in terms of its 
effects on the environment.  

7.6.4.4  That the Residential Zone provide for a range of housing types and forms of accommodation.  

7.6.4.5  That non-residential activities only be allowed to establish within residential areas where they will not 
detract from the existing residential environment.  

7.6.4.6  That activities with net effects that exceed those of a typical single residential unit, be required to avoid, 
remedy or mitigate those effects with respect to the ecological and amenity values and general peaceful 
enjoyment of adjacent residential activities.  
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Proposed District Plan – Objectives and Policies 
 
Objectives – Residential Zone 
 
GRZ-01 - The General Residential Zone provides a variety of densities, housing types and lot 
sizes that respond to: 

a. housing needs and demand 
b. the adequacy and capacity of available or programmed development infrastructure. 
c. the amenity and character of the receiving residential environment 

 
GRZ-04 - Land use and subdivision in the General Residential zone is supported where there 
is adequacy and capacity of available or programmed development infrastructure. 
 
Policies – Residential Zone 
GRZ -P8 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, design, amenity and character of the residential 
environment; 

b. The location, sale and design of buildings or structures, potential for overshadowing 
and visual dominance; 

c. For residential activities 
i. Provision for outdoor living space; 
ii. Privacy for adjoining sites 
iii. Access to sunlight 

d. For residential activities: 
i. Scale and compatibility with residential activities 
ii. Hours of operation 

e. At zone interfaces, any setbacks, fencing, screening or landscaping required to 
address potential conflicts; 

f. The adequacy or capacity of available or programmed development infrastructure to 
accommodate the proposal including: 

i. Opportunities for low impact design principles 
ii. Ability of the site to address stormwater and soakage 

g. Managing natural hazards; and 
h. Any historical, spiritual or cultural association held by tangata whenua, with regards to 

matters set out in Policy TW-P6 
 
 
Objectives – Coastal Environment 
 
CE-01 - The natural character of the coastal environment is identified and managed to ensure 
its long term preservation and protection for current and future generations 
 
CE-03 - Land use and subdivision in the coastal environment within urban zones is of a scale 
that is consistent with existing built development 
 
Policies – Coastal Environment 
 
CE-P5 Enable land use and subdivision in urban zones within the coastal environment where: 

a. There is adequacy and capacity of available or programmed development 
infrastructure: and 

b. The use is consistent with, and does not compromise the characteristics and 
qualities. 



 
 
Objectives – Subdivision 
 
SUB-O1 
Subdivision results in the efficient use of land, which: 

a. achieves the objectives of each relevant zone, overlays and district wide provisions; 
b. contributes to the local character and sense of place; 
c. avoids reverse sensitivity issues that would prevent or adversely affect activities 

already established on land from continuing to operate;  
d. avoids land use patterns which would prevent land from achieving the objectives and 

policies of the zone in which it is located; 
e. does not increase risk from natural hazards or risks are mitigates and existing risks 

reduced; and 
f. manages adverse effects on the environment.   

SUB-O2 
Subdivision provides for the:  

a. Protection of highly productive land; and  
b. Protection, restoration or enhancement of Outstanding Natural Features, Outstanding 

Natural Landscapes, Natural Character of the Coastal Environment, Areas of High 
Natural Character, Outstanding Natural Character, wetland, lake and river margins, 
Significant Natural Areas, Sites and Areas of Significance to Māori, and Historic 
Heritage.   

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

a. there is existing infrastructure connection, infrastructure should provided in an 
integrated, efficient, coordinated and future-proofed manner at the time of subdivision; 
and  

b. where no existing connection is available infrastructure should be planned and 
consideration be given to connections with the wider infrastructure network.   

SUB-O4 
Subdivision is accessible, connected, and integrated with the surrounding environment and 
provides for: 

a. public open spaces; 
b. esplanade where land adjoins the coastal marine area; and   
c. esplanade where land adjoins other qualifying waterbodies. 

 
Subdivision - Policies 
 
SUB-P1 
Enable boundary adjustments that: 

a.  do not alter: 
i. the degree of non compliance with District Plan rules and standards;  
ii. the number and location of any access; and 
iii. the number of certificates of title; and 

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

SUB-P2 
Enable subdivision for the purpose of public works, infrastructure, reserves or access. 
SUB-P3 
Provide for subdivision where it results in allotments that: 

a. are consistent with the purpose, characteristics and qualities of the zone;  
b. comply with the minimum allotment sizes for each zone; 
c. have an adequate size and appropriate shape to contain a building platform; and  
d. have legal and physical access. 



SUB-P4 
Manage subdivision of land as detailed in the district wide, natural environment values, 
historical an cultural values and hazard and risks sections of the plan 
SUB-P5   
Manage subdivision design and layout in the General Residential, Mixed Use and Settlement 
zone to provide for safe, connected and accessible environments by: 

a. minimising vehicle crossings that could affect the safety and efficiency of the current 
and future transport network; 

b. avoid cul-de-sac development unless the site or the topography prevents future public 
access and connections; 

c. providing for development that encourages social interaction, neighbourhood 
cohesion, a sense of place and is well connected to public spaces;  

d. contributing to a well connected transport network that safeguards future roading 
connections; and  

e. maximising accessibility, connectivity by creating walkways, cycleways and an 
interconnected transport network. 

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.  
SUB- P7  
Require the vesting of esplanade reserves when subdividing land adjoining the coast or other 
qualifying waterbodies.  
SUB-P8  
Avoid rural lifestyle subdivision in the Rural Production zone unless the subdivision: 

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

b. will not result in the loss of versatile soils for primary production activities.    
SUB-P9  
Avoid subdivision rural lifestyle subdivision in the Rural Production zone and Rural residential 
subdivision in the Rural Lifestyle zone unless the development achieves the environmental 
outcomes required in the management plan subdivision rule.  
SUB-P10  
To protect amenity and character by avoiding the subdivision of minor residential units from 
principal residential units where resultant allotments do not comply with minimum allotment 
size and residential density. 
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. 
 
 
 



Objectives - Natural Hazards 
 
NH-O1 
The risks from natural hazards to people, infrastructure and property are managed, including 
taking into account the likely long-term effects of climate change, to ensure the health, safety 
and resilience of communities.   
NH-O2 
Land use and subdivision does not increase the risk from natural hazards or risks are 
mitigated, and existing risks are reduced where there are practicable opportunities to do so.   
NH-O3 
New infrastructure is located outside of identified natural hazard areas unless: 
it has a functional or operational need to be located in that area; 
it is designed to maintain its integrity and function, as far as practicable during a natural hazard 
event; and 
adverse effects resulting from that location on other people, property and the environment are 
mitigated.   
NH-O4 
Natural defences, such as natural systems and features, and existing structural mitigation 
assets are protected to maintain their functionality and integrity and used in preference to new 
structural mitigation assets to manage natural hazard risk.    
 
 
 
Policies - Natural Hazards 
 
NH-P2 
Manage land use and subdivision so that natural hazard risk is not increased or is mitigated, 
giving consideration to the following: 

a. the nature, frequency and scale of the natural hazard; 
b. not increasing natural hazard risk to other people, property, infrastructure and 

the environment beyond the site; 
c. the location of building platforms and vehicle access; 
d. the use of the site, including by vulnerable activities; 
e. the location and types of buildings or structures, their design to mitigate the effects and 

risks of natural hazards, and the ability to adapt to long term changes in natural 
hazards; 

f. earthworks, including excavation and fill; 
g. location and design of infrastructure; 
h. activities that involve the use and storage of hazardous substances; 
i. aligning with emergency management approaches and requirements; 
j. whether mitigation results in transference of natural hazard risk to other locations or 

exacerbates the natural hazard; and  
k. reduction of risk relating to existing activities. 

NH-P3 Take a precautionary approach to the management of natural hazard risk associated 
with land use and subdivision. 
 
NH – P5 Require an assessment of risk prior to land use and subdivision in areas that are 
subject to identified natural hazards, including consideration of the following:  

a. the nature, frequency and scale of the natural hazard; 
b. the temporary or permanent nature of any adverse effect; 



c. the type of activity being undertaken and its vulnerability to an event, including 
the effects of climate change; 

d. the consequences of a natural hazard event in relation to the activity; 
e. any potential to increase existing risk or creation of a new risk to people, 

property, infrastructure and the environment within and beyond the site and how this 
will be mitigated; 

f. the design, location and construction of buildings, structures and infrastructure to 
manage and mitigate the effects and risk of natural hazards including the ability to 
respond and adapt to changing hazards; 

g. the subdivision/site layout and management, including ability to access and exit 
the site during a natural hazard event; and . 

h. the use of natural features and natural buffers to manage adverse effects.  

NH – P6  Manage land use and subdivision in river flood hazard areas to protect the 
subject site and its development, and other property, by requiring: 

a. subdivision applications to identify building platforms that will not be subject to 
inundation and material damage (including erosion) in a 1 in 100 year flood event;  

b. a minimum freeboard for all buildings designed to accommodate vulnerable 
activities of at least 500mm above the 1 in 100 year flood event and at least 300mm 
above the 1 in 100 year flood event for other new buildings; 

c. commercial and industrial buildings to be constructed so they will not be subject to 
material damage in a 1 in 100 year flood event; 

d. buildings within a 1 in 10 Year River Flood Hazard Area to be designed to avoid 
material damage in a 1 in 100 year flood event; 

e. storage and containment of hazardous substances so that the integrity of the storage 
method will not be compromised in a 1 in 100 year flood event; 

f. earthworks (other than earthworks associated with flood control works) do not divert 
flood flow onto surrounding properties and do not reduce flood plain storage capacity 
within a 1 in 10 Year River Flood Hazard area; 

g. the capacity and function of overland flow paths to convey stormwater flows safely and 
without causing damage to property or the environment is retained, unless sufficient 
capacity is provided by an alternative method; and  

h. the provision of safe vehicle access within the site 

NH P8 - Locate and design subdivision and land use to avoid land susceptible 
to land instability, or if this is not practicable, mitigate risks and effects to 
people, buildings, structures, property and the environment. 
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$0.00Fibre network

Chorus New Zealand Limited
 

08 December 2025

 

Chorus reference: 11446111

 
Attention: Neil Mumby

 
Quote: New Property Development

 
1 connections at 22 Mahoe Lane , Coopers Beach, Far North District, 0420

Your project reference: N/A

 
Thank you for your enquiry about having Chorus network provided for the above development.

Chorus is pleased to advise that, as at the date of this letter, we are able to provide reticulation for this
property development based upon the information that has been provided:

The total contribution we would require from you is . This fee is a contribution$0.00 (including GST)
towards the overall cost that Chorus incurs to link your development to our network. This quote is
valid for 90 days from 05 December 2025. This quote is conditional on you accepting a New Property
Development Contract with us for the above development.

If you choose to have Chorus provide reticulation for your property development, please log back into
your account and finalise your details. If there are any changes to the information you have supplied,
please amend them online and a new quote will be generated. This quote is based on information
given by you and any errors or omissions are your responsibility. We reserve the right to withdraw this
quote and requote should we become aware of additional information that would impact the scope of
this letter.

Once you would like to proceed with this quote and have confirmed all your details, we will provide
you with the full New Property Development Contract, and upon confirmation you have accepted the
terms and paid the required contribution, we will start on the design and then build.

For more information on what's involved in getting your development connected, visit our website 
www.chorus.co.nz/develop-with-chorus

 

Kind Regards

Chorus New Property Development Team



1 

 

 
 
 
 
 
 

 
 
4 December 2025 

 
Neil Mumby 
Cable Bay Consulting Ltd 

 
Email:  neil.mumby@cablebayconsulting.co.nz 

 
To Whom It May Concern: 

 
RE: PROPOSED SUBDIVISION  
B Thorp – 22 Mahoe Lane, Mangonui.  Lot 11 DP 50666. 
 
Thank you for your recent correspondence with attached proposed subdivision scheme plans. 

 
Top Energy’s requirement for this subdivision is that power be made available for the additional lot.   
Design and costs to provide a power supply to proposed Lot 1 would be provided after application 
and an on-site survey have been completed. 
Link to application: Top Energy | Top Energy 
 
In order to get a letter from Top Energy upon completion of your subdivision, a copy of the resource 
consent decision must be provided. 
 
Yours sincerely 

 
Aaron Birt 
Planning and Design 

E:  aaron.birt@topenergy.co.nz 

mailto:neil.mumby@cablebayconsulting.co.nz
https://topenergy.co.nz/i-want-to/get-connected/subdivision/connection
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 Form 9  Application for resource consent or fast-track resource consent        1

Application for resource consent 
or fast-track resource consent
(Or Associated Consent Pursuant to the Resource Management Act 1991 (RMA)) (If applying 
for a Resource Consent pursuant to Section 87AAC or 88 of the RMA, this form can be used to 
satisfy the requirements of Form 9). Prior to, and during, completion of this application form, 
please refer to Resource Consent Guidance Notes and Schedule of Fees and Charges —  
both available on the Council’s web page.

Office Use Only  
Application Number:

1. Pre-Lodgement Meeting

Have you met with a council Resource Covnsent representative to discuss this application prior to lodgement?  

 Yes    No

2. Type of consent being applied for
(more than one circle can be ticked):

 Land Use  Discharge

 Fast Track Land Use*  Change of Consent Notice (s.221(3))

 Subdivision  Extension of time (s.125)

 Consent under National Environmental Standard 
(e.g. Assessing and Managing Contaminants in Soil)

 Other (please specify) 

*The fast track is for simple land use consents and is restricted to consents with a controlled activity status.

3. Would you like to opt out of the fast track process?

 Yes    No

4. Consultation

Have you consulted with Iwi/Hapū?   Yes    No

If yes, which groups have 
you consulted with? 

Who else have you 
consulted with? 

For any questions or information regarding iwi/hapū consultation, please contact Te Hono at Far North 
District Council, tehonosupport@fndc.govt.nz

https://www.fndc.govt.nz/__data/assets/pdf_file/0025/6487/Resource-consent-application-form.pdf
https://www.fndc.govt.nz/Services/resource-consents/Applying-for-a-resource-consent
https://www.fndc.govt.nz/__data/assets/pdf_file/0018/3537/fees-and-charges.pdf


 Form 9  Application for resource consent or fast-track resource consent        2

5. Applicant details

Name/s: 

Email:

Phone number: Work Home

Postal address: 
(or alternative method  
of service under section 
352 of the act)

Postcode

Have you been the subject of abatement notices, enforcement orders, infringement notices and/or convictions 
under the Resource Management Act 1991?    Yes    No

If yes, please provide details.

6. Address for correspondence
Name and address for service and correspondence (if using an Agent write their details here)

Name/s: 

Email:

Phone number: Work Home

Postal address: 
(or alternative method of 
service under section 352 
of the act)

Postcode

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

7. Details of property owner/s and occupier/s
Name and Address of the owner/occupiers of the land to which this application relates (where there are multiple owners or occupiers 
please list on a separate sheet if required)

Name/s: 

Property address/ 
location:

Postcode
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8. Application site details
Location and/or property street address of the proposed activity:

Name/s: 

Site address/ 
location:

Postcode

Legal description:  Val Number:

Certificate of title:  

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

Site visit requirements:

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

Is there a dog on the property?    Yes    No

Please provide details of any other entry restrictions that Council staff should be aware of, e.g. health and safety, 
caretaker’s details. This is important to avoid a wasted trip and having to re-arrange a second visit.

9. Description of the proposal

Please enter a brief description of the proposal here. Please refer to Chapter 4 of the District Plan, and Guidance 
Notes, for further details of information requirements.

If this is an application for a Change or Cancellation of Consent Notice conditions (s.221(3)), please quote relevant 
existing Resource Consents and Consent Notice identifiers and provide details of the change(s), with reasons for 
requesting them.

10. Would you like to request public notification?

 Yes    No

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

 Building Consent    Enter BC ref # here (if known) 

 Regional Council Consent (ref # if known)    Ref # here (if known) 

 National Environmental Standard Consent    Consent here (if known) 

 Other (please specify)    Specify ‘other’ here 
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12. National Environmental Standard for Assessing and Managing Contaminants
in Soil to Protect Human Health:

The site and proposal may be subject to the above NES. In order to determine whether regard needs to be had to 
the NES please answer the following:

Is the piece of land currently being used or has it historically ever been used for an activity or industry on the 
Hazardous Industries and Activities List (HAIL)?    Yes     No    Don’t know

Is the proposed activity an activity covered by the NES? Please tick if any of the following apply to your  
proposal, as the NESCS may apply as a result?       Yes     No    Don’t know 

 Subdividing land  

 Changing the use of a piece of land 

 Disturbing, removing or sampling soil

 Removing or replacing a fuel storage system 

13. Assessment of environmental effects:

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

Your AEE is attached to this application  Yes  

14. Draft conditions:

Do you wish to see the draft conditions prior to the release of the resource consent decision?  Yes     No  

If yes, please be advised that the timeframe will be suspended for � working days as per s���* of the R0A to 
enable consideration for the draft conditions.

15. Billing Details:

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

Name/s: (please write in full)

Email:

Phone number: Work Home

Postal address: 
(or alternative method of 
service under section 352 
of the act)

Postcode

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

 Payment (cheques payable to Far North District Council)

 A current Certificate of Title (Search Copy not more than 6 months old)

 Details of your consultation with Iwi and hapū 

 Copies of any listed encumbrances, easements and/or consent notices relevant to the application

 Applicant / Agent / Property Owner / Bill Payer details provided

 Location of property and description of proposal

 Assessment of Environmental Effects

 Written Approvals / correspondence from consulted parties

 Reports from technical experts (if required)

 Copies of other relevant consents associated with this application

 Location and Site plans (land use) AND/OR

 Location and Scheme Plan (subdivision)

 Elevations / Floor plans

 Topographical / contour plans

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