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Application for resource consent  

Or Associated Consent Pursuant to the Resource Management Act 1991 (RMA)) (If applying for a Resource Consent 
pursuant to Section 87AAC or 88 of the RMA, this form can be used to satisfy the requirements of  Form 9). 
Prior to, and during, completion of this application form, please refer to Resource Consent Guidance Notes and 
Schedule of Fees and Charges — both available on the Council’s web page.

1. Pre-Lodgement discussion
Have you met with a council Resource Consent representative to discuss this application prior to lodgement?  
  Yes    No    N/A
Have you consulted Council’s Infrastructure Officer regarding infrastructure capacity to service the development?
  Yes    No    N/A
Have you consulted the Roading Officer regarding any road to vest or departure from District Plan /  
Engineering standards?  
  Yes    No    N/A

*Contact details of who and how to engage in pre lodgement discussions  
can be found on the Resource Consent pages of the FNDC website.

2. Type of consent being applied for 
(more than one circle can be ticked):

 Land Use	  Discharge: Total voume =  m³  

 Fast Track (Land Use - Controlled Activity)	 Note; volumes >3m³ requires NRC Consent 3m³

 Change of Consent Notice (s.221(3))	  Subdivision

 Certificate of Compliance (s.139)	  Existing Use Certificate (s.139A)

 Extension of time (s.125)	  Consent under National Environmental Standard 

	 (e.g. Assessing and Managing Contaminants in Soil)

 Other (please specify)     

3. Would you like to opt out of the fast track process? 

  Yes    No
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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.

The proposal has been prepared in accordance with the following version of the FNDC Engineering Standards:

 2009    2023 

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

10. Would you like to request public notification?

 Yes    No
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15. 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 as per s107G of the RMA to enable consideration 
for the draft conditions.

13. Natural hazards (National Policy Statement for Natural Hazards 2025)

Is the site subject to known or potential natural hazards (for example, flooding, coastal inundation, erosion, or 
unstable land), as contemplated by the National Policy Statement for Natural Hazards 2025?    Yes     No  

If yes, please identify the relevant natural hazard(s) by ticking the applicable box(es) below:

 Flooding

 Landslips

 Coastal Erosion

 Coastal Inundation

 Active Faults

 Liquefaction

 Tsunami

Please ensure all relevant technical reports are submitted with the application.

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 

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 

14. 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  
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Checklist of your information
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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1. OVERVIEW 

1.1 Summary of proposal 

Catherine Bew proposes to construct a new dwelling on Lot 3 of approved subdivision RC 2260397-
RMASUB. The subdivision consent has not yet had Section 223 or 224c certification, and therefore, 
at this point in time, the “site” remains the underlying parcel of land (Lot 1 DP 347395 held in record 
of title 194721), which already contains a residential dwelling. The site is located at 81 Waihuka 
Road in Omapere.   

The new dwelling comprises a timber floor located upon timber pile foundations. Earthworks 
required to complete the proposal will be limited to excavations for the deeply piled foundations and 
formation of a walkway between the parking area and the dwelling.  

The building has a 75m² floor area, and its exterior cladding and roof will use recessive and low 
reflectivity colours to assist with the integration of the building into the surrounding indigenous 
vegetation setting.  

A new onsite aerated wastewater treatment system and disposal area will be established. 
Stormwater will be collected from the roof area in a new water tank, with overflow dispersed via 
spreader bar or to an attenuation pit. Onsite water storage for fire-fighting purposes is proposed.  

Vehicle access to the dwelling will remain unchanged from the existing situation; using the existing 
unsealed driveway from Waihuka Road  

Existing and proposed impermeable surfaces will cumulatively amount to less than 2% coverage of 
the application site.  

Written approval has been obtained from Fire & Emergency New Zealand in relation to fire-fighting 
water supply.  

1.2 District Plan zoning and activity status 

Under the Far North Proposed District Plan – Appeals Version (“PDP-AV”), the site is zoned Rural 
Production with partial coastal environment and high natural character overlays. The proposed 
building site is within those overlay areas. The proposed activity requires consent under the rules 
RPROZ-R3 Residential Activity, NH-R5 Wild fire – Buildings used for a vulnerable activity (excluding 
accessory buildings), CE-R1 New buildings or structures …, CE-R2 Earthworks or indigenous 
vegetation clearance and EW-R1 Earthworks. An overall non-complying activity status has been 
assessed under the PDP-AV due to the residential intensity proposed in terms of Rule RPROZ-R3, 
only because the approved subdivision creating Lot 3 under RC 2260397-RMASUB has not yet 
received Section 223 and 224c certification.  
 
The subject site is in the Rural Production Zone in the Far North Operative District Plan (“ODP”). As 
the Far North Proposed District Plan – Appeals Version rules for the Rural Production Zone and for 
maximum earthworks thresholds have been appealed, equivalent rules of the ODP have been 
assessed. The proposed development requires resource consent for infringement of rules 8.6.5.1.1 
Residential Intensity. The proposal has been assessed as being a restricted discretionary activity 
under the ODP. 
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1.3 Statutory framework  

This report and its appendix accompany the Resource Consent application made by the Applicant 
and is provided in accordance with the requirements set out in Schedule 4 of the Resource 
Management Act 1991 (“RMA”). It is intended to provide the necessary information, in sufficient 
detail, to provide an understanding of the proposal, including any actual or potential effects the 
proposed activity may have on the environment, any proposed or agreed to measure to ensure 
positive effects, and the relevant matters specified under Section 104 of the RMA. As the application 
is for a non-complying activity, Section 104B and 104D of the RMA are relevant: 

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. 

 
104D Particular restrictions for non-complying activities 
(1) Despite any decision made for the purpose of notification in relation to adverse effects, a consent authority may grant 
a resource consent for a non-complying activity only if it is satisfied that either— 
(a) the adverse effects of the activity on the environment (other than any effect to which section 104(3)(a)(ii) applies) will 
be minor; or 
(b) the application is for an activity that will not be contrary to the objectives and policies of— 
(i) the relevant plan, if there is a plan but no proposed plan in respect of the activity; or 
(ii) the relevant proposed plan, if there is a proposed plan but no relevant plan in respect of the activity; or 
(iii) both the relevant plan and the relevant proposed plan, if there is both a plan and a proposed plan in respect of the 
activity. 
(2) To avoid doubt, section 104(2) applies to the determination of an application for a non-complying activity. 

 
 

2. DESCRIPTION OF PROPOSAL 

2.1 Proposed dwelling  

The purpose of the proposal is to construct a new two-bedroom dwelling on the site. Refer to the 
Coast to Coast Homes Plan Set in Appendix 1. Figure 1 below depicts the Location Plan.   

The new house has floor area of approximately 75m² plus 43m² of timber decking. 

The maximum height of the building above the corresponding existing ground level is 7m, excluding 
the 1m high chimney flue.  

The dwelling will be clad in rusticated vinyl material (“Mitten Weatherboards”) which are 
manufactured to be at or below 30% light reflectance value – refer to the manufacturers confirmation 
regarding light reflectance value.  

The proposed roof is Colorsteel trapezoidal roofing, with the selected colour being Windsor Grey 
(Light Reflectance Value 7) or similar.   

The deck will be constructed of timber with a combination of glass and timber balustrade, minimum 
of 1m high.  

https://www.legislation.govt.nz/act/public/1991/69/en/latest/#DLM234810
https://www.legislation.govt.nz/act/public/1991/69/en/latest/#DLM234355
https://www.legislation.govt.nz/act/public/1991/69/en/latest/#DLM234355
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Figure 1: Location Plan (Source: Coast to Coast Homes) 

 

2.2 Property access arrangements  

Vehicle access to the proposed building site from Waihuka Road is already formed by way of a 
concreted vehicle crossing and unsealed driveway. From the property entrance off the eastern / cul 
de sac end of Waihuka Road, a driveway veers towards the south and east to provide access as far 
as the equestrian corral located above the proposed building site.  

2.3 Earthworks 

The proposed building involves a timber floor on standard pile foundations. The elevation plans in 
Appendix 1 show that the timber pile foundations will be 275mm diameter SED piles set in concrete, 
and 3.9m deep. This takes into account the recommendation of the RS Eng Geotechnical Report 
that “timber pile foundations shall be specifically designed by a suitably experienced Chartered 
Professional Engineer to account for the lateral forces associated with at least 2.0m of loss of 
passive support below original ground level…” and that “Given the steep sloping terrain and risk of 
surface failures, pile foundations shall be designed to account for the effects of 2.0m depth of soil 
creep” – refer to Appendix 2.   

Given the foundation type, and the existing access and parking area to be used, minimal further 
earthworks are proposed. These comprise excavation to ground level 106.9 (0 – 1m deep) over an 
area of approximately 18m², amounting to approximately 6m³ at the south west corner of the site, 
and a small area of fill over approximately 10m² to ground level 107.4 (0 – 0.7m high) amounting to 
approximately 3.5m³ to provide access onto the deck. A retaining wall no more than 1m high will be 
formed to support these earthworks. A site plan showing proposed earthworks is included in 
Appendix 1. 
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Resultantly there is little risk of sediment laden stormwater runoff migrating beyond the works area. 
Typical construction management techniques to be implemented to avoid, remedy and mitigate 
adverse environmental effects, include the following principles.  

• All noise generating activities during the period of site works for this project will be managed 
on site as far as is reasonably practicable to meet New Zealand Standard NZS 6803:1999 
Acoustics - Construction Noise. In addition, all persons undertaking day to day management 
of construction activities on the site will wherever possible adopt the best practical option at 
all times to ensure the emission of noise from the site does not exceed a reasonable level in 
accordance with Section 16 of the Resource Management Act 1991. 
 

• A copy of the Heritage New Zealand Pouhere Taonga Accidental Discovery Protocol (ADP) 
will be made available to all contractors working on site. 

2.4 Impermeable surface coverage and stormwater management 

Impermeable surface coverage on the overall site will remain low, comprising existing roof area, 
driveways, and hardstand areas.  

Rainwater runoff from the new roof area will be collected in a new 25,000 litre rainwater tank with 
overflow directed to either a 6m long spreader bar, located so as to not run over the wastewater 
disposal field or foundations or a new attenuation soakage pit.  

2.5 Onsite wastewater treatment and disposal 

A new onsite wastewater management system is proposed and is detailed in the On-Site 
Wastewater Design Report prepared by Effluential DrainLayers Ltd, which is attached in Appendix 
3. This outlines the proposed use of a Biorock or similar aerated wastewater treatment with 64m² of 
surface laid dripper irrigation. An equally sized reserve disposal area is available.  

2.6 Fire-fighting water supply 

Onsite water storage has been designed to be suitable for fire-fighting use. Two 25,000 litre water 
tanks with suitable accessible to to fire-fighting equipment will be installed on the metalled parking 
area, which will also provide a 4.5m wide by 11m long hard stand area for fire appliances to park 
on. This water supply is in addition to the proposed 25,000 litre water tank to collect roof water for 
potable use. This has been approved by Fire & Emergency New Zealand – refer to their written 
approval in Appendix 4.  

2.7 Vegetation clearance   

The building site is located on an existing grassed area with selected removal of highly flammable 
vegetation having been removed from a 10m wide perimeter of the building. No further vegetation 
clearance is proposed at this stage. Large scale removal of vegetation to provide an increased buffer 
is not proposed, as the existing vegetation has ecological and visual value, assists with stability on 
the sloping land, and minimises weed invasion.  
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3. APPLICATION SITE DETAILS AND DESCRIPTION 

3.1 Location 

The application site is located at 81 Waihuka Road, in Omapere. The property is located at the 
eastern end of Waihuka Road (with access off the cul-de-sac at Waihuka Road’s termination) and 
occupies land on the hill slope to the east of the coastal settlement of Omapere, overlooking 
Hokianga Harbour. Omapere Stream forms the southern boundary of the site. Refer to the Location 
and Cadastral Maps in Figures 2 and 3. 

 
Figure 2: Location Map (Source: QuickMap) 

 
Figure 3: Cadastral Map Highlighting the Application Site (Source: QuickMap).  
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3.2 Legal details  

Legal details of the application site are summarised below and in the Record of Title (Appendix 5).  

Record of Title Identifier 194721 

Legal Description Lot 1 DP 347395 

Area 15.9745 hectares more or less 

Registered Owner Catherine Jane Bew 

Interests / 
Encumbrances 

9370025.5 Conservation Covenant Pursuant to Section 77 Reserves Act 1977 (Limited as to 
Duration). 

9370025.6 Statutory Land Charge Pursuant to Section 87 Local Government (Rating) Act 2002 - 
Relates to rates postponement for conservation covenant. 

 

3.3 Existing land use and development  

The proposed dwelling is to be located within Lot 3 of approved subdivision consent RC 2260397-
RMASUB, which is in the completion process, but has not yet had Section 223 and 224c certification 
issued as yet. RC2260397 is attached in Appendix 6.  

The overall property contains an existing dwelling, located on Lot 1 of the approved subdivision, and 
is otherwise in grass and regenerating indigenous vegetation.  

An existing metalled driveway provides access to a fenced horse corral, small hardstand area and 
shed, which are located above the proposed building site.  

Refer to Photographs 1 - 4 below.  

 
Photograph 1: Equestrian corral.  

 
Photograph 2: View west over proposed building site.   

 
Photograph 3: Existing driveway, carport, metalled 

parking area.  

 
Photograph 4: Hardstand area / proposed building site 

in grass.  
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3.4 Natural and recorded features  

3.4.1 Regional Policy Statement for Northland 

The site is within the coastal environment and includes an area of high natural character, as recorded in 
the Regional Policy Statement for Northland. Refer to Section 6.3 of this Report.  

3.4.2 Recorded Ecological Features  

Vegetation on the site was described in an ecological report, which was prepared by a contractor engaged 
by Council as part of the Conservation Covenant process. Refer to Appendix 7. The vegetation on the 
site is within the south-western extent of an ecological unit mapped by the Department of Conservation 
‘Natural areas of Tutamoe Ecological District Reconnaissance Survey Report for the Protected Natural 
Areas Programme’ as Waiotemarama Gorge Forest.2  

The site is recorded as being a wider kiwi habitat in the Far North Maps “Species Distribution (DoC)” Map 
(“kiwi present” zoning).3  

The maps and reports relating to kiwi distribution and protected natural areas are non-statutory 
documents.  

3.4.3 Geological description  

The RS Eng Geotechnical Investigation Report in Appendix 2 describes the geological setting of the 
proposed building site as being ‘located atop moderate slopes (<18°) falling to the west. The proposed 
works are located on ground underlain by Otueka Formation; it is expected that this geology extends to 
significant depths, likely greater than 10m, and most likely has a relatively high rock mass strength, being 
less susceptible to weathering and slope instability, represented by the typically steeper slopes.’ 

3.4.4 Cultural and heritage features  

An earlier version of Far North Maps showed the wider environment containing archaeological sites 
such as O06/462, O06/391 and O06/392 on adjacent properties, and sites of cultural significance in 
the wider environment, but nothing on the subject site. Refer to Figure 4. Current mapping of 
archaeological sites within the Heritage Layers in Far North Atlas attaches a 100m x 100m square 
polygon to the southwest corner of the co-ordinate shown in the earlier Far North Maps and ArchSite 
versions.  

 
Figure 4: Far North Maps Historic Sites Map. 

 
2 Miller, N. & Holland, W. (2008): Natural areas of Tutamoe Ecological District Reconnaissance Survey Report for the 
Protected Natural Areas Programme. Department of Conservation, Whangarei New Zealand.  
3 A map showing the distribution of Northland Brown Kiwi and Northland Mudfish in the Far North District. Kiwi habitat 
distribution based on call count monitoring in 2019 by Department of Conservation: Craig, E. (2020): Call count 
monitoring of Northland brown kiwi 2019. Department of Conservation, Whangarei, New Zealand.  
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4. DISTRICT PLAN ASSESSMENT 

4.1 Far North Proposed District Plan – Appeals Version (“PDP-AV”) 

The application site is zoned Rural Production in the PDP-AV. The building site is located within 
coastal environment and high natural character overlays. The proposal is assessed against the 
relevant rules of the PDP-AV as follows.  

4.1.1 Area-Specific Matters – Rural Production Zone 

Rule Discussion Compliance  

RPROZ-R1 New buildings or 

structures … 

PER-2 is met as outlined below under S1 – S4.  Complies – 

permitted activity 

RPROZ-R2 Impermeable 

Surface Coverage 

Less than 10% impermeable surface coverage is 

proposed.   

Complies – 

permitted activity 

RPROZ-R3 Residential Activity The “site” associated with Lot 3 RC 2260397-

RMASUB has not yet had s 223 and 224c 

certification. The underlying site area is 

15.9745ha, so a site area per residential unit of 

40ha (permitted activity) and 8ha (discretionary 

activity) is not achieved.  

Does not comply – 

non-complying 

activity 

RPROZ-S1 Maximum Height The new dwelling does not exceed a height of 

12m.   

Complies  

RPROZ-S2 Height in Relation to 

Boundary 

The dwelling is contained within a building 

platform defined by the specified recession 

planes.  

Complies  

RPROZ-S3 Setback The dwelling is setback more than 10m from site 

boundaries.    

Complies  

RPROZ-S4 Building or structure 

coverage.  

Less than 15% building coverage proposed 

 

Complies  

 

4.1.2 District-Wide Matters – Hazards and Risks – Natural Hazards 

Rule Discussion Compliance  

NH-R5 Wild fire – Buildings 

used for a vulnerable 

activity (excluding 

accessory buildings) 

The new dwelling will not be set back at least 20m 

from the dripline of surrounding contiguous shrubland. 

Does not comply 

– restricted 

discretionary 

activity  

 

4.1.3 District-Wide Matters – General District-Wide Matters – Coastal Environment 

Rule Discussion Compliance  

CE-R1 New buildings or 

structures … 

PER-2 is not met, as the building is to be used for a 

residential activity. 

The proposed dwelling is not provided for through 

remaining standards.  

Activity status where compliance not achieved with 

CON-1, CON-2, PER-3, PER-4, RDIS-1 or RDIS-2 is 

specified as discretionary (within a high natural 

character area) 

Does not comply - 

discretionary 

activity 
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CE-R2 Earthworks or 

indigenous vegetation 

clearance 

Earthworks are not for the listed purposes.  

 

Does not comply 

- restricted 

discretionary 

activity 

CE-S3 Earthworks or 

indigenous vegetation 

clearance  

Earthworks for will not exceed 50m². Foundation 

earthworks will exceed a cut depth of 1m, other 

earthworks will not.   

Does not comply  

 

4.1.4 District-Wide Matters – General District-Wide Matters – Earthworks 

Rule Discussion Compliance   

EW-R1 Earthworks  Relevant standards are complied with except for EW-

S2. 

Does not comply 

– restricted 

discretionary 

activity 

EW-S1 Maximum 

earthworks thresholds 

Less than 5000m³ / 2,500m² proposed.  Complies 

EW-S2 Maximum depth  Foundation depth will exceed 3m.  Does not comply 

EW-S3 Accidental 

Discovery Protocol 

Will be complied with. Complies 

EW-S4 Site reinstatement Will comply. Complies 

EW-S5 Erosion & sediment 

control 

Will comply.  Complies 

EW-S6 Setback Complies Complies 

EW-S7 Land stability Complies Complies 

 

4.1.5 Summary of Activity Status under the PDP-AV 

The proposal is a non-complying activity overall, requiring consent for infringement of Rules RPROZ-
R3, NH-R5, CE-R1, CE-R2 and EW-R1.  

 

4.2 Far North Operative District Plan (“ODP”) 

The application site is zoned Rural Production. The proposal is assessed against the relevant rules 
of the Operative District Plan (being any equivalent provisions to appealed provisions of the 
Proposed District Plan) as follows.  

4.2.1 Rural Production Zone 

Rule Discussion Compliance  

PERMITTED ACTIVITIES   

8.6.5.1.1 Residential Intensity Residential intensity exceeds one dwelling per 

12ha of land.  

Does not comply 

8.6.5.1.2 Sunlight The proposed building complies. Complies – 

permitted activity 

8.6.5.1.3 Stormwater 

Management 

Impermeable surface coverage does not exceed 

15%.  

Complies – 

permitted activity 



 

PROPOSED RESIDENTIAL DWELLING – WAIHUKA ROAD, OMAPERE
  11 

8.6.5.1.4 Setback from 

Boundaries 

Proposed building is more than 10m from 

proposed boundaries.  

Complies – 

permitted activity 

8.6.5.1.10 Building Coverage Building coverage will not exceed 12.5%.  Complies – 

permitted activity 

RESTRICTED DISCRETIONARY ACTIVITIES   

8.6.5.3.6 Residential Intensity Residential intensity does not exceed one 

dwelling per 4ha of land. 

Complies – 

restricted 

discretionary 

activity 

 

 

4.2.2 Natural & Physical Resources 

Rule Discussion Activity Status  

12.3.6.1.1 Excavation and/or 

filling … in the … Rural 

Production … zones 

Earthworks volumes and cut and fill depths 

comply.  

The ODP definition of excavation excludes 

“excavation for building foundations”, so the 3.9m 

deep excavations for pole foundations can be 

excluded.  

Permitted 

 

4.2.3 Summary of Activity Status under the ODP  

The proposal is a restricted discretionary activity in terms of the ODP, requiring consent under 
Rule 8.6.5.3.6.  

 

5. ASSESSMENT OF ENVIRONMENTAL EFFECTS 

Section 104(1)(a) and (ab) requires the consent authority to have regard to any actual and potential effects on the 

environment of allowing the activity; and any measure proposed or agreed to by the application for the purpose of 

ensuring positive effects on the environment to offset or compensate for any adverse effects on the environment 

that will or may result from allowing the activity.   

Section 104(2) indicates that a consent authority may disregard an adverse effect of the activity on the environment 

if a national environmental standard or the plan permits an activity with that effect and Section 104(3)(a)(ii) requires 

a consent authority to not, when considering an application, have regard to  any effect on a person who has given 

written approval to the application (unless that person has withdrawn the written approval before the date of a 

hearing or before the application is determined, as set out in 104(4)).  

Clauses 6 and 7 of Schedule 4 of the RMA indicate the information requirements and matters that must be 

addressed in or by an assessment of environmental effects, both of which are subject to the provisions of any policy 

statement or plan. This assessment of environmental effects is not limited to any particular matter.  

 

5.1 Effects on visual amenity and natural character 

The proposed new residential built development is located upon and adjacent to an existing modified 
area and avoids the need for large-scale disturbance of existing vegetation or earthworks. The 
building is also located where access is readily available from the existing driveway.  
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The site does not include any mapped outstanding natural features, outstanding landscape features, 
or areas of outstanding natural character as mapped by the Regional Policy Statement. The building 
site is located in an area of high natural character.  

The site retains ample undeveloped area, with the shrubland and forest covered hill slopes 
remaining as the dominant feature of the environment.  Minimal earthworks are required to prepare 
foundations and level entry into the building, within a small part of the overall site.  

The proposed built development will be modest in size and will use a recessive colour palette with 
low reflectivity. The existing surrounding foreground and backdrop vegetation to the east and west, 
as well as adjacent vegetation to the north and south, assists with visually integrating the proposed 
built development into the landscape and minimises the potential adverse landscape and visual 
effects of the proposed activity. It is considered that the built development will not be visually 
obtrusive, and with the darkened colour palette, cumulative effects are avoided.  

The proposal remains in keeping with the current pattern of development and character of the area.  

There are no boundary activities resulting from the proposal (for example, setback and sunlight rule 
infringements).  

In summary, the proposed activity is considered to be an appropriate development, which avoids and 
mitigates adverse effects on visual amenity and natural character values. Taking into account mitigating 
factors presented by the size, external colouring, and form of the built development, its siting upon a 
modified area of the site, and existing vegetation, it is considered that the proposed activity avoids and 
mitigates adverse visual and natural character effects so that they will be less than minor.  

5.2 Stormwater management effects 

Total impermeable surface coverage remains very low, and within the permitted activity standard, 
and effects related to impermeable surface coverage and stormwater can be disregarded. The 
impermeable area is located within a small portion of the overall site leaving the majority of the site 
permeable and able to absorb stormwater. It is noted that new water storage tanks are proposed, 
which will capture stormwater runoff from roof surfaces and discharge overflow in a controlled 
manner via a spreader bar or to an attenuation soakage pit.  

5.3 Effects of fire risk  

The proposed dwelling will be located less than 20m away from the areas of surrounding vegetation. 
It will be located within an existing cleared area. In addition, a thinned 10m buffer around the 
perimeter of the built development achieved through removal of selected highly flammable 
vegetation to reduce the risk of fire spreading is completed.  

Omapere Volunteer Fire Brigade is located approximately 2km, or a less than five minute drive to or 
from the subject site. Fire-fighting water supply will comprise use of the proposed water storage 
tanks, which are to be located on the existing parking area. Written approval has been obtained 
from FENZ – refer to Appendix 4.  

Overall, it is considered that the fire risk generated by the proposal is mitigated to an appropriate 
level so as to be less than minor.  

5.4 Effects of earthworks 

The building site uses an existing accessway and parking area, so as to minimise earthworks. A 
small volume of earthworks is required at the eastern side of the building to facilitate access into the 
building, comprising cut and fill which are to be retained by a landscaping retaining wall less than 
1m high. Otherwise, excavation for the pole foundations is required to achieve stability.  
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The proposed earthworks affect a small area of the site and avoid adverse effects of the life supporting 
capacity of soils, which are not highly productive. The earthworks primarily comprise foundation work, so 
as to avoid potential off-site effects associated with the runoff of sediment laden stormwater.  
 
In these circumstances, the actual and potential adverse effects of earthworks are considered to be less 
than minor.  

5.5 Landuse compatibility 

There are no nearby primary production or other activities that would lead to an adverse effect in terms 
of land use compatibility or reverse sensitivity as a result of the proposed residential dwelling.  
 

5.6 Natural hazards 

Site specific geotechnical investigation has resulted in the proposed foundation design, which requires 
pile foundations to be installed to account for the highly expansive soils and soil creep.  
 

5.7 Ecological effects 

The building site is located on an existing cleared area to avoid disturbance to the advanced 
shrubland vegetation cover surrounding the site and avoids creating a new “edge effect” that could 
detract from the ecological values of the site.  

The remainder of the vegetated cover over the site will be retained, this occupies the majority of the 
property and includes a more secondary broadleaf forest on the steeper southern slopes. This is 
part of a ‘limited as to duration’ conservation covenant, with the covenant area (or alternatively, an 
area protected via consent notice condition) to be updated as part of the subdivision process which 
is occurring in parallel with this proposal. The updated covenant area is shown on the Location Plan 
in Appendix 1.  The potential adverse ecological effects of the proposed activity are considered to 
be no more than minor.  

 

6. STATUTORY ASSESSMENT  

Section 104(1)(b) of the Resource Management Act 1991 requires the consent authority, subject to Part 2 of the 

Act, to have regard to any relevant provisions of a national environmental standard, other regulations, a national 

policy statement, a New Zealand coastal policy statement, a regional policy statement, a plan or proposed plan, 

and any other matter the consent authority considers relevant and reasonably necessary to determine the 

application. Of relevance to the proposed activity are the following documents, which are commented on in the 

following Sections 6.1 – 6.5 of this Report. This is followed by an assessment of Part 2 of the Act.  

• Resource Management (National Environmental Standard for Assessing and Managing Contaminants in 

Soil to Protect Human Health) Regulations 2011 

• Resource Management (National Environmental Standards for Freshwater) Regulations 2020 

• New Zealand Coastal Policy Statement 2010 with 2025 Amendment 

• National Policy Statement for Indigenous Biodiversity 2023  

• National Policy Statement for Natural Hazards 2025 

• Regional Policy Statement for Northland  

• Far North Proposed District Plan – Appeals Version  

• Far North Operative District Plan 

• Regional Plan for Northland March 2026 
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6.1 National Environmental Standards 

6.1.1 Resource Management (National Environmental Standard for Assessing and 
Managing Contaminants in Soil to Protect Human Health) Regulations 2011  

The subject site is not recorded on Northland Regional Council’s Selected Landuse Register.  The 
land is not known to be currently, or historically, used for any activity or industry on the Hazardous 
Activities and Industries List, and the activity is not subject to the above regulations.  

6.1.2 Resource Management (National Environmental Standard for Freshwater) 
Regulations 2020 

The proposed activity does not involve work in or in close proximity to any freshwater features, 
including any earthworks or vegetation disturbance within 10m of a wetland, or earthworks and 
diversion of stormwater within a 100m setback from a natural inland wetland. Therefore, consent is 
not considered necessary pursuant to these regulations.    

 

6.2 National Policy Statements 

6.2.1 New Zealand Coastal Policy Statement 2010 with 2025 Amendment  

Relevant policies of the NZCPS are commented on below. 

In relation to Policy 6.1, the proposal is not urban in nature and avoids sprawling or sporadic patterns 
of development in the coastal environment. The scale of the activity is no greater than the density 
of development of surrounding land, and exterior colours have been selected to avoid the 
development being a prominent or obtrusive feature of the environment.  

In terms of Policy 13, the subject site does not have outstanding natural character, and significant 
adverse effects on the remaining area of high natural character can be avoided through minimising 
the need for clearance of indigenous vegetation (this being the characteristic that contributes to the 
high natural character unit), use of recessive and low reflectivity exterior colours and using existing 
vegetation to provide integration of the new building.  

6.2.2 National Policy Statement for Indigenous Biodiversity 2023  
 

The objective of the above policy statement is set out in 2.1, as copied below: 

(1) The objective of this National Policy Statement is: 

(a) to maintain indigenous biodiversity across Aotearoa New Zealand so that there is at least no overall loss in 

indigenous biodiversity after the commencement date; and 

(b) to achieve this: 

(i) through recognising the mana of tangata whenua as kaitiaki of indigenous biodiversity; and 

(ii) by recognising people and communities, including landowners, as stewards of indigenous biodiversity; and 

(iii) by protecting and restoring indigenous biodiversity as necessary to achieve the overall maintenance of 

indigenous biodiversity; and 

(iv) while providing for the social, economic, and cultural wellbeing of people and communities now and in the 

future. 

 

There are seventeen listed policies to achieve this objective. At this time, there are no SNAs mapped 
in the Operative or Proposed District Plan. Therefore, Policies 8, 13 and 15 are most relevant.  

Policy 8: The importance of maintaining indigenous biodiversity outside SNAs is recognised and provided for. 

Policy 13: Restoration of indigenous biodiversity is promoted and provided for. 
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Policy 15: Areas outside SNAs that support specified highly mobile fauna are identified and managed to maintain their 

populations across their natural range, and information and awareness of highly mobile fauna is improved 

Part 3 guides the implementation of the NPS-IB. Of relevance is the following approach to 

implementing the NPS-IB.  

3.16 Indigenous biodiversity outside SNAs  

(1) If a new subdivision, use, or development is outside an SNA and not on specified Māori land, any significant adverse 

effects of the new subdivision, use, or development on indigenous biodiversity outside the SNA must be managed by 

applying the effects management hierarchy.  
(2) All other adverse effects of any activities that may adversely affect indigenous biodiversity that is outside an SNA (other 

than indigenous biodiversity on specified Māori land (see clause 3.18)), must be managed to give effect to the objective 

and policies of this National Policy Statement. 

Effects Management Hierarchy is defined as follows: 

effects management hierarchy means an approach to managing the adverse effects of an activity on indigenous 

biodiversity that requires that:  

(a) adverse effects are avoided where practicable; then  

(b) where adverse effects cannot be avoided, they are minimised where practicable; then  

(c) where adverse effects cannot be minimised, they are remedied where practicable; then  

(d) where more than minor residual adverse effects cannot be avoided, minimised, or remedied, biodiversity offsetting is 

provided where possible; then  

(e) where biodiversity offsetting of more than minor residual adverse effects is not possible, biodiversity compensation is 

provided; then  

(f) if biodiversity compensation is not appropriate, the activity itself is avoided. 

 

The proposed activity generally avoids adverse effects by locating the new dwelling on an existing 
cleared area, where vehicle access provisions are already established.  

Potential effects arising from the proposed building and residential development can be avoided and 
mitigated through continued observation of the existing conservation covenant, either in its current 
form or as consent notice conditions if the covenant is concluded – this will be formalised through 
the subdivision conditions of RC 2260397-RMASUB. This includes provisions for the protection of a 
large area of existing indigenous vegetation, exclusion of grazing stock from the areas of indigenous 
vegetation and limitations on the keeping of pets. As such, the proposal achieves (a) and (b) of the 
above hierarchy.  
 
There are no adverse effects which are more than minor or require remediation or biodiversity 
offsetting. It is therefore considered that the proposal is consistent with the above National Policy 
Statement.  
 
Referring back to the objective and relevant policies of the NPS-IB; the effects of the proposal are 
such that indigenous biodiversity can be maintained, while providing for the social wellbeing of the 
property owners. The habitats of specified highly mobile fauna within the site can be maintained. It 
is therefore considered that the proposal is consistent with the NPS-IB.  
 
 

6.2.3 National Policy Statement for Natural Hazards 2025 

Risk Matrix 

When undertaking an assessment of natural hazard risk, the following risk matrix and associated 
tables must be applied to enable assessment of the consequence level and likelihood level and to 
determine the level of natural hazard risk applicable. 
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There are no recorded natural hazards that affect the building site as shown on the NRC Natural 
Hazard mapping; and liquefaction vulnerability assessment shows either undetermined or unlikely 
liquefaction vulnerability in the Far North Atlas Hazards Map.  

The RS Eng Geotechnical Investigation Report concludes a low level of instability risk provided that 
the recommendations of the report are adhered to. Therefore, the likelihood level (using Table 1) 
has been classified as ‘Unlikely’, the consequence level (Table 2) can be described as minor, and 
the level of natural hazard risk is considered to be low.  

Part 2: Objective and policies 

2.1 Objective 

1. Natural hazard risk to people and property associated with subdivision use and development is managed 

using a risk-based proportionate approach. 

Comment: This has been considered using the risk matrix and in response to the policies below.  

2.2 Policies 

Policy 1: When considering natural hazard risk associated with subdivision, use or development, the risk level 

must be assessed using the risk matrix. 

Comment: A low level of natural hazard risk has been assessed. Refer to the RS Eng Geotechnical 
Investigation Report, which states that: 

• Provided the recommendations in this report are complied with, RS Eng considers the 
proposed building works to be at low risk of slope instability. 

• The proposal is positioned on land underlain by the Otueka Formation, consisting of soils 
that are cohesive in nature and therefore unlikely to liquefy when subjected to seismic 
shaking. RS Eng considers the risk of liquefaction to be low. 

• The clayey soils encountered on-site are likely to be subject to volumetric change with 
seasonal changes in moisture content (wet winters / dry summers); this is known as 
expansive or reactive soils…. Based on a visual tactile assessment made during the subsoil 
investigation, and laboratory test results in this geology within similar terrain, RS Eng 
considers the soils as being Class H1 (Highly Expansive) as per AS 2870. 

• Shallow soil creep was evident on the moderate slopes near the building area. Foundations 
shall be specifically designed by a Chartered Professional Engineer to account for at least 
2.0m of soil creep below ground level. Detailed foundation recommendations are made in 
the Geotechnical Investigation Report. 

Policy 2: Natural hazard risk associated with subdivision, use and development must be managed using an 

approach that is proportionate to the level of natural hazard risk. 

Comment: Refer to the RS Eng Geotechnical Investigation Report. 

Policy 3: Where subdivision, use or development is assessed as having very high natural hazard risk, that risk 

must be avoided. 

Not applicable.  
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Policy 4: Where subdivision, use or development, including any associated mitigation measures, will create 

or increase significant natural hazard risk on other sites, that risk must be avoided or mitigated using an 

approach that is proportionate to the level of natural hazard risk. 

Not applicable.  

Policy 5: Natural hazard risk assessment and decisions must be based on the best available information and 

must be made even when that information is uncertain or incomplete. 

Comment: Refer to the RS Eng Geotechnical Investigation Report. This is based on the results of 
onsite tests and other published information.  

Policy 6: The potential impacts of climate change to at least 100 years into the future must be considered. 

Not applicable. 

 

6.3 Regional Policy Statement for Northland (“RPS”) 

The RPS provides an overview of resource management issues and gives objectives, policies, and 
methods to achieve integrated management of natural and physical resources of the region.  

The site is predominantly within the coastal environment, and is part of an area of high natural character 
– ‘ID 66/09 Catchment of lower Hokianga’. The proposed building site is located within the coastal 
environment and high natural character overlays. Refer to Figure 5.  

 
Figure 5: NRC Regional Policy Statement Map showing building location in relation to high natural character area.  



 

PROPOSED RESIDENTIAL DWELLING – WAIHUKA ROAD, OMAPERE
  18 

The natural character unit is described as “Hill slopes with mature mixed broadleaved forest on 
upper slopes; kahikatea/mixed broadleaved forest on valley floors and lowest slopes; kanuka-
manuka dominant shrubland & forest; introduced grasses. Patches of introduced grasses have been 
excluded as much as possible. There is some tracking and several houses.”. Contributing values 
are identified as “Largely indigenous vegetation with some introduced grasses. Includes mature 
indigenous forest over about half the unit. Minimal human-mediated hydrological or landform 
change. Few obvious human structures.”.  

Relevant policies from the Regional Policy Statement are addressed beneath the applicable heading 
below. 
 

Policy 4.4.1 – Maintaining and protecting significant ecological areas and habitats 

This policy specifies that, in the coastal environment, subdivision, use and development activities 
should avoid adverse effects so that they are no more than minor on threatened or at-risk indigenous 
taxa and significant indigenous vegetation and habitats. Significant adverse effects must be avoided, 
and other adverse effects avoided, remedied and mitigated, on areas of predominantly indigenous 
vegetation, important habitats of indigenous species, and vulnerable indigenous ecosystems and 
habitats. The proposed development avoids adverse effects on ecological values to the extent 
practicable, by locating the proposed building within the existing cleared area and minimising the 
extent of vegetation clearance required. Overall, adverse effects are not considered to be more than 
minor.  
 

4.6.1 Managing effects on the characteristics and qualities of natural character, natural features 
and landscapes 
As the building site is within the coastal environment and area of high natural character, but not within an 
area of outstanding natural character, outstanding natural features and outstanding natural landscapes, 
clause (1)(b) applies. This requires significant adverse effects to be avoided, and other adverse effects to 
be remedied or mitigated, on natural character, natural features and natural landscapes. 
 
The location of the proposed building is such that it is located on a hill slope and will not protrude above 
the ridgeline. It is located in an existing grassed area, to minimise the need for vegetation clearance. The 
foundation type avoids the need for large volumes of excavation and filling; however, this results in the 
building being higher where longer pole foundations are used. This is offset by the retention of foreground 
and backdrop vegetation, which will provide a vegetated setting for the new building, as well as the 
proposed recessive and low reflectivity exterior colour scheme.  
  
4.6.2 Policy – Maintaining the integrity of heritage resources   
An Advice Note setting out the Accidental Discovery Protocol can be added to the consent to ensure that 
the correct procedures are followed in the event that any unrecorded archaeological evidence is 
uncovered.  

5.1.1 Policy – Planned and coordinated development   

The new residential building will not be in close proximity to any existing incompatible activities and 
is not anticipated to generate any incompatible land uses in close proximity or encourage reverse 
sensitivity effects commensurate with policy 5.1.1(e).  

Policy 5.1.1(g) requires subdivision, use or development to “maintain or enhance the sense of place 
and character of the surrounding environment except where changes are anticipated by approved 
council growth strategies and/or plan provision”. The character of the environment can be 
maintained through the overall retention of the bush cover, a low level of residential intensity, and 
use of recessive and low reflectivity colours.   

Policy 5.1.1(h) requires subdivision, use and development to be, or be able to be, serviced by 
necessary infrastructure. In terms of this policy, appropriate servicing with onsite water, wastewater 
and stormwater disposal is feasible.  
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5.1.2 Policy – Development in the coastal environment   
The application site is partly within the coastal environment but is set back more than 800m from the 
coastal marine area of Hokianga Harbour. The proposed building will not impact on the natural functioning 
of coastal processes and ecosystems. The development is not urban in nature and is neither sprawling 
nor sporadic. The proposed building has no implications in terms of public access to the steep vegetated 
margins of Omapere Stream, which is to be provided for by way of the subdivision consent.  

 

6.4 District Plan Objectives and policies 

6.4.1 Far North Proposed District Plan – Appeals Version  

Relevant objectives and policies are assessed below. It is concluded that the proposal will be 
consistent with the relevant strategies.  

Rural Production Zone 
 
Objectives 
 
RPROZ-O1 The Rural Production zone is managed to ensure its availability for primary production activities and its long-
term protection for current and future generations. 
 
RPROZ-O2 The Rural Production zone is used for primary production activities, ancillary activities that support primary 
production, lawfully established existing activities and other compatible activities that have a functional need to be in a 
rural environment.  
 
RPROZ-O3 Land use and subdivision in the Rural Production zone:  

a. protects highly productive land from sterilisation and enables and prioritises it to be used for farming and forestry 
activities;  

b. protects primary production activities from reverse sensitivity effects that may constrain their effective and 
efficient operation; 

c. does not compromise the use of land for primary production activities, particularly farming and forestry activities 
on highly productive land; 

d. does not exacerbate any natural hazards; and 
e. is able to be serviced by on-site infrastructure. 

 
RPROZ-O4 The rural character and amenity values associated with a rural working environment are maintained. 
 
Policies 
 
RPROZ-P3 Manage the establishment, design and location of new sensitive activities and other non-productive activities 
in the Rural Production zone to avoid where possible, or otherwise mitigate, reverse sensitivity effects on primary 
production activities, particularly the reverse sensitivity effects of rural lifestyle development on highly productive land. 
 
RPROZ-P4 Land use and subdivision activities are undertaken in a manner that maintains or enhances the rural character 
and amenity values of the Rural Production zone, which includes: 

a. a predominance of primary production activities; 
b. low density development with generally low site coverage of buildings or structures; 
c. typical adverse effects such as odour, noise and dust associated with a rural working environment; and 
d. a diverse range of rural environments, rural character and amenity values throughout the district.  

 
RPROZ-P5 Avoid land use that:  

a. is incompatible with the purpose, character and amenity values of the Rural Production zone; 
b. does not have a functional need to locate in the Rural Production zone and is more appropriately located in 

another zone; 
c. would result in the loss of availability and productive capacity of highly productive land, including consideration 

of the cumulative effects of such losses; 
d. would exacerbate natural hazards; and 
e. cannot provide appropriate on-site infrastructure. 

 
RPROZ-P7 Consider the following matters where relevant when assessing and managing the effects of land use and 
subdivision in the Rural Production Zone: 

a. whether the proposal will increase production potential in the zone;   
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b. whether the activity relies on the productive nature of the soil; 
c. consistency with the scale and character of the rural environment; 
d. location, scale and design of buildings or structures; 
e. for subdivision or non-primary production activities: 
i. scale and compatibility with rural activities;  
ii. potential reverse sensitivity effects on primary production activities and existing infrastructure; 
iii. the potential for loss of highly productive land, land sterilisation or fragmentation 
f. at zone interfaces and the rail designation boundary: 
i. any setbacks, fencing, screening or landscaping required to address potential conflicts; 
ii. the extent to which adverse effects on adjoining or surrounding sites are mitigated and internalised within 

the site as far as practicable;  
g. the capacity of the site to cater for on-site infrastructure associated with the proposed activity, including whether 

the site has access to a water source such as an irrigation network supply, dam or aquifer; 
h. the adequacy of roading infrastructure to service the proposed activity; 
i. Any adverse effects on historic heritage and cultural values, natural features and landscapes or indigenous 

biodiversity;  
j. Any historical, spiritual, or cultural association held by tangata whenua, with regard to the matters set out in Policy 

TW-P6. 
 

The proposed building site is located in a vacant lot of an approved subdivision consent, which is 
currently being completed. The land is not highly productive, is not currently used for a primary 
production purpose, and is not located near any primary production activity insofar as it would result 
in any reverse sensitivity or land use incompatibility effect arising.   
 
Natural hazards are avoided through site specific foundation design to achieve a low level of risk. 
Water, wastewater and stormwater can be managed on site.   
 
Rural character and amenity values can be retained, although the existing character is not a rural 
working environment, but rather is related to the bush setting and overall low density of buildings 
and structures.  
 
Relevant adverse effects of the proposed activity will be avoided and mitigated, as described 
previously.  
 
 
 
Earthworks  
 
OBJECTIVES  
 
EW-O1 Earthworks are enabled where they are required to facilitate the efficient subdivision and development of land, 
while managing adverse effects on waterbodies, the coastal marine area, public safety, surrounding land and 
infrastructure.  
 
EW-O2 Earthworks are appropriately designed, located and managed to protect historical and cultural values, natural 
environmental values, preserve amenity and safeguard the life-supporting capacity of soils. 
 
EW-O3 Earthworks are undertaken in a manner which does not compromise the stability of land, infrastructure and public 
safety. 
 
POLICIES 
 
EW-P4 Require earthworks to be of a type, scale and form that is appropriate for the location having regards to the effects 
of the activity, and: 

a. existing site constraints, opportunities and specific engineering requirements;      
b. the impact on existing natural landforms, features, historic heritage and indigenous biodiversity;     
c. compatibility with the visual amenity and character values of the area;   
d.   changes in the natural landform that will lead to instability, erosion and scarring;  
e.    impacts on natural drainage patterns and overland flow paths;     
f. using materials for retaining structures that are compatible with the visual amenity and the characteristics and 

qualities of the surrounding area;     
g. minimising adverse visual effects associated with any exposed cut faces or retaining structures, including with 

the use of screening, landscaping and/or planting; and  
h. loss of flood storage within flood hazard areas. 
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EW-P8 Manage earthworks 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. the location, scale and volume; 
b. depth and height of cut and fill; 
c. the nature of filling material and whether it is compacted; 
d. the extent of exposed surfaces or stockpiling of fill; 
e. erosion, dust and sediment controls; 
f. the risks of natural hazards, particularly flood events;  
g. stormwater controls; 
h. flood storage, overland flow paths and drainage patterns; 
i. the stability of land, buildings and infrastructure; 
j. visual amenity, natural character, natural features and landscape values,  
k. historic heritage values, and whether any assessment or advice from a suitably qualified and experienced 

heritage expert is required; 
l. any historical, spiritual, or cultural association held by tangata whenua, with regard to the matters set out in Policy 

TW-P6; 
m. the life-supporting capacity of soils; 
n. the extent of indigenous biodiversity clearance and its effect on biodiversity values; 
o. the location, operational and functional needs and use of infrastructure; 
p. temporary or permanent nature of any adverse effect; and 
q. traffic and noise effects.   

 

The piled foundation design avoids the need for large quantities of earthworks, however, involves a 
deep foundation to ensure that stability is maintained. The proposed design enables efficient 
development of the building site, in a manner that is consistent with the relevant objectives and 
policies which require avoidance of adverse effects on natural and physical resources, as well as 
the maintenance of site stability.  
 
 
Natural Hazards 

 
Objectives  

 
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 … 
 
Policies 
 
NH-P9 Manage land use and subdivision that may be susceptible to wildfire risk by requiring: 

(a) Setbacks from any contiguous scrub or shrubland, woodlot or forestry;’ 
(b) Access for emergency vehicles; and 
(c) Sufficient accessible water supply for fire-fighting purposes. 

 
The proposal includes measures to reduce the risk of fire, having adequate water supply to minimise 
the spread of fire. Other steps to minimise fire risk include using a thinned buffer area where highly 
flammable tree and plant species have been removed immediately between the residential dwelling 
and the surrounding areas of continuous native vegetation. Access to the fire-fighting water 
connection point will be provided via the existing upgraded driveway and hardstand area.  
 
The proposal is considered to be consistent with the above objectives and policies, as it avoids and 
mitigates wildfire risk to the extent practicable.  

 

6.4.2 Far North Operative District Plan (”ODP”) 

The proposal achieves a restricted discretionary activity status in the ODP, with the relevant matters 
having been addressed in Section 5 of this Report. No further consideration of the objectives and policies 
of the ODP is required.  
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6.5 Regional Plan for Northland (March 2026) 

The discharge of sewage effluent onto land is controlled by the permitted activity rules C.6.1.3 of 
the Regional Plan for Northland. A feasible design that complies with that standard has been 
devised.  

Proposed earthworks will not exceed 5,000m² of exposed earth at any time, and will be within the 
permitted activity earthworks thresholds specified in Table 15 of Rule C.8.3.1.  

No consents are considered necessary for the proposed activity under the Regional Plan for this 
proposal, although careful implementation of earthworks, and the designed onsite wastewater and 
stormwater management systems, will be required.  

 

6.6 Part 2 of the Resource Management Act 1991 

An assessment of the proposal in relation to the relevant purpose and principles of Part 2 of the 
Resource Management Act 1991 is given below.  

PART 2  PURPOSE AND PRINCIPLES 

5  Purpose 

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

(2) In this Act, sustainable management means managing the use, development, and protection of natural and physical resources in a way, or at a rate, 

which enables people and communities to provide for their social, economic, and cultural wellbeing and for their health and safety while- 

(a) Sustaining the potential of natural and physical resources (excluding minerals) to meet the reasonably foreseeable needs of future generations; and 

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

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

 

6 Matters of national importance 

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

natural and physical resources, shall recognise and provide for the following matters of national importance: 

(a) the preservation of the natural character of the coastal environment (including the coastal marine area), wetlands, and lakes and rivers and their 

margins, and the protection of them from inappropriate subdivision, use, and development: 

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

 

7 Other matters 

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

natural and physical resources, shall have particular regard to- 

 (b) The efficient use and development of natural and physical resources; 

(c)     The maintenance and enhancement of amenity values;  

(f)      Maintenance and enhancement of the quality of the environment; 

 

8 Treaty of Waitangi 

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

natural and physical resources, shall take into account the principles of the Treaty of Waitangi (Te Tiriti o Waitangi).  

The proposal is considered to promote sustainable management as per the purpose of the Act 
(Section 5) by enabling the construction of a new residential dwelling, on a site that has been 
approved by way of subdivision consent. 

The new dwelling can be adequately serviced in terms of the disposal of wastewater and stormwater, 
and the collection and supply of water. The scale of the proposed dwelling, together with the 
retention of surrounding vegetation to the extent possible (while taking into account the need to 
mitigate fire hazard risk) will ensure that adverse visual amenity effects are appropriately avoided 
and mitigated, to retain the existing character of the site and its surroundings. The proposal provides 
for the economic and social well-being of the owners of the property by allowing them to construct 
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a new dwelling which will soon have a separate title, resulting in physical changes to the site that 
are consistent with the nature and scale of development anticipated in the surrounding area. The 
proposed development can be completed in such a way that avoids, remedies and mitigates actual 
and potential adverse effects arising from earthworks, new built development and impermeable 
areas.   

In terms of Section 6 matters, the property is within the coastal environment - accordingly, recessive 
coloured exterior building materials are proposed, and the building is located on an existing cleared 
area, to retain the current level of natural character. A low risk of slippage is assessed provided that 
the recommendations of the geotechnical report are adhered to. Fire risk is mitigated to an 
appropriate extent.  

The proposal has regard to Section 7 Matters and represents an efficient and anticipated use of the 

land, which will retain existing amenity values and maintain the quality of the environment.  

 

The proposal is not considered to have any implications in terms of the Treaty of Waitangi.  

 

 

7. OTHER MATTERS  

Section 104(1)(c) requires the consent authority, subject to Part 2 of the Act, to have regard to any other matter the consent 

authority considers relevant and reasonably necessary to determine the application.  

7.1 Precedent effect  

The precedent resulting from granting a resource consent is an ‘other matter’ that Council can have 
regard to in considering an application for consent for a non-complying activity. The non-complying 
activity status does not of itself create a precedent effect; however, a relevant consideration is 
whether granting this consent, and the anticipation that like cases will be treated alike, will contribute 
to an adverse cumulative effect that follows from this activity. 

Case law has indicated that although precedent effects are relevant, they should not be attributed 
too much weight, as every application must be considered on its own merits and against the relevant 
provisions of the District Plan (Berry v Gisborne District Council [2010] NZEnvC 71). 

Considering the circumstances of this application, where the non-complying activity status arises from the 
intensity of residential dwellings only due to the fact that approved subdivision RC 2260397-RMASUB 
has not been certified pursuant to Sections 223 and 224c of the Resource Management Act 1991, it is 
considered that the proposed development will not set a precedent.   

 

 

8. CONSULTATION & NOTIFICATION ASSESSMENT  

8.1 Summary of consultation  

Fire & Emergency New Zealand 
Fire & Emergency New Zealand have provided written approval to the submitted ‘Non-Reticulated 
Firefighting Water Supplies, Vehicular Access & Vegetation Risk Reduction Application’ for the 
proposed development. Refer to Appendix 4. 
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8.2 Public notification 

Step 1: Public notification is not requested. Sections 95A(3)(b) and (c) do not apply.  

Step 2: Public notification is not precluded.  

Step 3: There are no relevant rules that require public notification, and the adverse effects of the proposal 
have been assessed as being less than minor, as set out in Section 5 of this Report. As such, public 
notification is not considered necessary.  

Step 4: No special circumstances are considered to exist to warrant public notification.  

8.3 Limited notification  

Step 1: The site is not in the marine and coastal area or common marine and coastal area. There are no 
affected protected customary rights groups or affected customary marine title groups. The land is not 
subject to a statutory acknowledgement.  
 
Step 2: Limited notification is not precluded.  

Step 3: Section 95E describes when a person is an affected person. Section 95E(1) specifies that a 
person is an affected person if the consent authority decides that the activity’s adverse effects on the 
person are minor or more than minor (but are not less than minor).  

Section 95E(2) provides guidance as to how a consent authority should assess an activity’s adverse 
effects on a person for the purposes of Section 95E, including clause (a), where they may disregard an 
adverse effect of the activity on a person if a rule or national environmental standard permits an activity 
with that effect and clause (b), where they must, if the activity is a controlled activity or a restricted 
discretionary activity, disregard an adverse effect of the activity on the person if the effect does not relate 
to a matter for which a rule or a national environmental standard reserves control or restricts discretion. 
The application is for a non-complying activity, so any adverse effects of the activity on a person may be 
considered.  

Section 95E(3) specifies that a person is not an affected person in relation to an application for a 
resource consent for an activity if (a) the person has given, and not withdrawn, approval for the 
proposed activity in a written notice received by the consent authority before the authority has 
decided whether there are any affected persons.  

We are therefore of the opinion that there are no persons who will be adversely affected by the 
proposal for the following reasons:  

• The proposal is for a new dwelling, which is to be located centrally on a site approved via 
subdivision consent.  

• There are no rule infringements that will affect any of the property boundaries.  

• Stormwater and wastewater will be managed on site, without generating any off site effects 
that would affect any other property owner.  

• Earthworks are very limited in their extent, and will not generate any offsite effects during 
construction or in the long term that would affect any person.  

• Additional traffic will use the existing driveway, which is not located near any property 
boundary.  

As such, it is considered that limited notification is not required via Step 3.  
 
Step 4: There are no special circumstances to warrant notification to any other person. 
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INTERIOR LINING
• Internal linings walls & ceilings to be 10mm Gib Board 
• Ceiling lining to Bedrooms to be 9mm Eucalyptus Plywood
• Bathroom walls & ceiling to be lined with 10mm Gib     
Aqualine to be painted with 1 coat Resene Sureseal & 2             
coats Lustaglow semi gloss

• Refer Bracing Plan, schedule & manufacturer's                              
requirements for location of GIB bracing elements & fixings

• Selected beveled pine skirtings & architraves
• Impervious surfaces to kitchen & bathroom joinery
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• Mitten Rusticated Vinyl exterior cladding fixed with 32mm           
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190x45mm H3.2 
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GEOTECHNICAL INVESTIGATION REPORT 

81 Waihuka Road, Omapere 

(Lot 3 of Subdivision of Lot 1 Deposited Plan 347395) 

1.0 Introduction 

RS Eng Ltd (RS Eng) has been engaged by Catherine Bew to investigate the suitability of the 
property (Lot 3 of Subdivision of Lot 1 Deposited Plan 347395) for residential construction. The 
purpose of this report is to assess the suitability of the building site making foundation and 
earthworks recommendations and comments on stormwater disposal.  
 
The client proposes to construct a timber-framed dwelling on timber pile foundations.  

2.0 Site Description 

The property is accessed at the end of Waihuka Road, approximately 830m from its intersection 
of Hokianga Harbour Drive. Lot 3 can be accessed off a shared accessway. Lot 3 is generally 
moderately to steeply sloping (<18°) towards the west. The ground cover at the building location 
consists of bush and pasture. The Omapere Stream runs adjacent to the southern boundary. 
 

 
Figure 1: Lot 3 of Subdivision of Lot 1 Deposited Plan 347395 (RS Eng GIS).  
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3.0 Desk Study 

 Referenced/Reviewed Documents 

The following documents have been referenced in this report: 

• GNS – Geology of The Kaitaia Area – Edbrooke & Brook – 1996. 

• RS Eng Ltd – Subdivision Suitability Report – 81 Waihuka Road, Omapere – 23 June 2022. 

 Site Geology 

The GNS 1:250,000 scale New Zealand Geology Web Map indicates that the property is located 
within an area that is underlain by Otueka Formation, which has been described as follows: 
“Conglomerate and sandstone derived from the Northland Allochthon.” 

 Subdivision Report 

The underlying subdivision was reported on by this office in a report entitled “Subdivision 
Suitability Report – 81 Waihuka Road, Omapere” dated 23 June 2022. The following 
recommendations were made in relation to the property in question: 

• “Ground slopes appear to be hummocky, forming shallow ridge and gully features, with several 
water courses eventually discharging to the Omapere Stream.  

• Lot 3 is split by a rounded ridge-like feature, trending in a western direction. The topography 
consists of moderate to steep hummocky and undulating ground slopes generally falling in the 
western direction. Ground cover is rank pasture and shrubbery, becoming dense on the steeper 
slopes north and south of the ridge-like feature. Overland flow paths were noted to run outside 
the northern boundary and in the southern area of Lot 3 

• RS Eng expect that significant site works will be required to create level building areas. Such 
earthworks could be detrimental to the overall stability of the site. Therefore, it is 
recommended that any site works proposed on the lots is subject to a specific assessment from 
a suitably experienced Chartered Professional Engineer. 

• Provided careful consideration is given to earthworks and a project geotechnical assessment 
is completed by a suitably experienced Chartered Professional Engineer, RS Eng considers the 
risk of slope instability as low. Site development recommendations have been given in Section 
6.0.  

• Based on the experience of RS Eng in similar materials, we expect the soils to be classified as 
Class M to H (Moderately to Highly Reactive), in accordance with AS 2870:2011. To 
demonstrate compliance with the New Zealand Building Code (NZBC) B1, site specific testing 
will be required at the Building Consent stage to confirm the classification of expansive soils. 

• Where cuts are required (including existing cuts), RS Eng recommends specifically designed 
retaining walls providing a net stabilising affect to suitably develop the building area. 
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• RS Eng assess that natural ground conditions are not consistent with ‘good ground’ as defined 
in the New Zealand Building Code due to the presence of expansive clays. Ultimate Bearing 
Capacities are expected to vary between 250-300kPa. 

• All foundations shall be specifically designed by a Chartered Professional Engineer familiar 
with the site, mitigating potential soil creep and localised erosional slope instability. For light 
timber framed structures, foundations are expected to extend 5mbgl and consist of 250-
275SED piles, although will required specific engineering design.” 

4.0 Field Investigation 

Technicians from this office visited the property on 10 December 2021, 17 May 2022 and 4 May 
2026 to undertake a walkover inspection and two hand augers at the proposed dwelling location.  
 
The walkover inspection did not observe any signs of concern at the building site in relation to 
the proposal. 
 
The hand augers were dug to a maximum depth of 4.5m below ground level (BGL). Shear Vane 
readings were taken at regular intervals throughout the hand augers. Soil and rock descriptions 
are in general accordance with the New Zealand Geotechnical Society guideline. 

5.0 Subsoil Conditions 

Interpretation of the subsurface conditions is based on the investigations shown on the drawings 
in Appendix A. The conditions are summarised below. 

• Topsoil was recorded at the ground surface to a depth of 0.3m BGL.  

• Residual soils of Otueka Formation were recorded in the hand augers below topsoil to a 
maximum depth of 4.5m BGL. Residual soils consisted of stiff silty clays and clayey silts with 
some sand. In-Situ Undrained Shear Strengths ranged from 74kPa to greater than 200kPa. 

• Completely weathered sandstone of Otueka Formation was recorded below residual soils in 
HA01 to the investigated depth of 4.5m BGL. Completely weathered sandstone consisted of 
very stiff silty sand with some gravel and stiff silty clay with some sand and gravel. In-Situ 
Undrained Shear Strengths ranged from 111kPa to greater than 200kPa. 

• Groundwater was recorded below ground level in HA02 at a depth of 4.2m BGL. 
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6.0 Geotechnical Assessment 

 Slope Stability 

The proposed building location is located atop moderate slopes (<18°) falling to the west. The 
proposed works are located on ground underlain by Otueka Formation; it is expected that this 
geology extends to significant depths, likely greater than 10m, and most likely has a relatively high 
rock mass strength, being less susceptible to weathering and slope instability, represented by the 
typically steeper slopes. 

 

The geomorphic features observed on the land and adjacent to the building area does not display 
any features consistent with deep-seated slope instability, though areas of local shallow erosional 
slope failures and soil creep were observed. 

 

RS Eng expect that minor site works will be required for the proposed timber floored dwelling. 
Given the steep sloping terrain and risk of surface failures, pile foundations shall be designed to 
account for the effects of 2.0m depth of soil creep.  

 

Provided the recommendations in this report are complied with, RS Eng considers the proposed 
building works to be at low risk of slope instability. 

 Liquefaction 

The proposal is positioned on land underlain by the Otueka Formation, consisting of soils that are 
cohesive in nature and therefore unlikely to liquefy when subjected to seismic shaking. RS Eng 
considers the risk of liquefaction to be low. 
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 Expansive Soils 

The clayey soils encountered on-site are likely to be subject to volumetric change with seasonal 
changes in moisture content (wet winters / dry summers); this is known as expansive or reactive 
soils. Apart from seasonal changes in moisture content other factors that can influence soil 
moisture content include: 

• Influence of garden watering and site drainage. 

• The presence of large trees close to buildings. Large trees can cause variation in the soil 
moisture content for a distance of up to 1.5 times their mature height. 

• Initial soil moisture conditions during construction, especially during summer and more so 
during a drought. Building platforms that have dried out after initial excavation should be 
thoroughly wet prior to any floor slabs being poured. 

• Plumbing leaks. 
 
Based on a visual tactile assessment made during the subsoil investigation, and laboratory test 
results in this geology within similar terrain, RS Eng considers the soils as being Class H1 (Highly 
Expansive) as per AS 2870. 

 Shallow Soil Creep 

Seasonal changes in moisture content of clayey soils cause shrink/swell effects (expansive soils). 
On slopes generally more than 14° the cyclic shrink/swell characteristics combined with gravity 
forces cause the surface soil to displace downslope over time. This can be accelerated and 
exaggerated by stock. Soil creep can affect shallow slope angles where underlain by weaker 
materials but may not affect steeper slopes when soil strengths are high.  
 
Shallow soil creep was evident on the moderate slopes near the building area. Foundations shall 
be specifically designed by a Chartered Professional Engineer to account for at least 2.0m of soil 
creep below ground level. Detailed recommendations have been made in the following sections 
of this report. 

7.0 Engineering Recommendations 

 Site Subsoil Class 

In accordance with NZS 1170.5:2004, Section 3.12.3 the site has been assessed for its Site Subsoil 
Class. Based on the observations listed above RS Eng considers the site soils lie within Site Class C 
“Shallow Soil Site.” 
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 Earthworks 

To form access to and create a building platform for the proposed building, minor earthworks are 
proposed. To suitably develop the building area, RS Eng recommend as follows. 

• Cuts and fills shall be limited to 1.0 and 0.5m, respectively, without further geotechnical 
review. 

• Cuts and fills greater than 0.5m shall be retained by a suitably designed retaining structure 
designed by a suitably qualified Chartered Professional Engineer and limited to 1.0m of cuts 
and 0.5m of fills.  

• Cut and fill batter should be sloped at angles less than 1V to 3H. 

• Site works shall generally be completed in accordance with NZS 4431. 

• The building site and driveway should be shaped to assist in stormwater run-off and avoid 
ponding of surface water. 

• Surface water cut-off drains are to be installed upslope of the building platform and/or any 
retaining walls. 

 Shallow Foundations 

It is proposed to construct a timber floor dwelling on standard pile foundations. To suitably found 
the proposed construction, RS Eng make the following recommendations. 

• All foundations shall be designed for Class H1 soils. 
• Timber pile foundations shall be specifically designed by a suitably experienced Chartered 

Professional Engineer to account for the lateral forces associated with at least 2.0m of loss 
of passive support below original ground level using the assessed parameters listed in 
Table 1, for an effective retained width of 3x pile diameters.  

 
Notwithstanding the recommendations of this report, for the specific design of shallow 
foundations, RS Eng has assessed the following. 

• 300kPa Ultimate Bearing Capacity (Geotechnical Ultimate). 

• 150kPa Dependable Bearing Capacity (Ultimate Limit State). 

• 100kPa Allowable Bearing Capacity (Serviceability Limit State). 

 Timber Pole Retaining Walls 

Retaining walls shall be specifically designed by a suitably experienced Chartered Professional 
Engineer familiar with the contents of this report, using the assessed soil parameters presented 
in Table 1. Retaining walls shall be designed for at-rest earth pressures. 
 
Where retaining walls are incorporated in buildings or located adjacent to buildings and property 
boundaries, the effects of deformation should be considered. 
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Table 1: Assessed Retaining Wall Design Parameters. 

Parameter Residual 
Soils 

Weathered Otueka 
Formation 

Soil Density (kN/m³) 18 19 
Friction Angle (°) 26 29 
Drained Cohesion, (kPa) 0 5 
Undrained Shear Strength (kPa) 50 60 

 Stormwater Disposal 

All stormwater should be collected from roofs and paved surfaces and discharged in a controlled 
manner. RS Eng recommends stormwater is collected where possible and piped to the slopes to 
the west with a spreader bar discharging into the bush. Under no circumstances shall uncontrolled 
stormwater be discharged to sloping ground. 

8.0 Construction Monitoring and Producer Statements 

RS Eng recommends a suitably experienced Chartered Professional Engineer monitor the 
construction of the following works to confirm if the geotechnical conditions are consistent with 
those outlined in this report. 

• Pile foundation excavations pre-pour. 

• Retaining wall foundations (if required). 
 
Any works not inspected will be excluded from future producer statements (PS4) to be issued by 
RS Eng. In any event, where doubt exists regarding inspections, this office should be contacted 
for advice and provided with reasonable notice of inspections. 

9.0 Conclusions 

It is the conclusion of RS Eng Ltd that the building area is suitable for the proposal provided the 
recommendations and limitations stated within this report are adhered to. 
 

RS Eng Ltd also concludes that subject to the recommendations of this report, in terms of Section 
72 of the Building Act 2004; 
 

(a) the building work to which an application for a building consent relates will not accelerate, 
worsen, or result in slippage or subsidence on the land on which the building work is to be carried 
out or any other property; and 
 

(b) the land is neither subject to nor likely to be subject to slippage or subsidence. 
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10.0 Limitations 

This report has been prepared solely for the benefit of our client. The purpose is to determine the 
engineering suitability of the proposed dwelling in relation to the material covered by the report. 
The reliance by other parties on the information, opinions or recommendations contained therein 
shall, without our prior review and agreement in writing, do so at their own risk.  
 
Recommendations and opinions in this report are based on data obtained as previously detailed.  
The nature and continuity of subsoil conditions away from the test locations are inferred and it 
should be appreciated that actual conditions could vary from those assumed. If during the 
construction process, conditions are encountered that differ from the inferred conditions on 
which the report has been based, RS Eng should be contacted immediately. 
 
Construction site safety is the responsibility of the builder/contractor. The recommendations 
included herein should not be construed as direction of the contractor’s methods, construction 
sequencing or procedures. RS Eng can provide recommendations if specifically engaged to, upon 
request. 
 
Prepared by: Reviewed by: 
 
 
 
Ariel Seux Tudor Sarah Scott Compton 
Graduate Engineer Senior Technician  
BE(Hons)(Civil), MEngNZ NZDE(Civil) 

 
Approved by: 
 
 
 
Matthew Jacobson  
Director   
NZDE(Civil), BE(Hons)(Civil), CPEng, CMEngNZ 

 
RS Eng Ltd 
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81 Waihuka Road, OmapereSITE LOCATION:

CO-ORDINATES:

START DATE:

END DATE:ELEVATION:1636272mE, 6068010mN (NZTM) 98m (NZVD2016)
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HOLE NO.:

MATERIAL DESCRIPTION
(See Classification & Symbology sheet for details)
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INVESTIGATION TYPE

Hand AugerStanding Water Level
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Target Depth
Groundwater seepage at 4.2m
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Silty TOPSOIL, with some sand; brown.
Stiff; dry; non-plastic.

Silty CLAY; orange, brown, grey mottled.
Stiff; moist; high plasticity.

With some sand; orange veins - iron oxide staining.
Sand, fine to medium.

Clayey SILT, with minor sand; orange, grey mottled.
Stiff; moist; low plasticity; sand, fine.

Clayey SILT, with some sand, with trace gravel; brown, orange.
Stiff; moist; low plasticity; sand, fine to coarse; gravel, fine to
medium, angular, breaking down to silt.

Clayey SILT, with trace sand; grey, white/orange streaking.
Stiff; moist; high plasticity; sand, fine.

Iron oxide staining.
Stiff; low plasticity.

Clayey SILT, with some sand, with trace gravel; bluish grey.
Very stiff; moist; low plasticity; sand, fine to medium; gravel, fine
to medium, angular.

Gravel ceases.

   End Of Hole: 4.50m
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RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier 194721
 Land Registration District North Auckland
 Date Issued 30 March 2005

Prior References
NA8D/738

 Estate Fee Simple
 Area 15.9745 hectares more or less
 Legal Description Lot    1 Deposited Plan 347395

Registered Owners
Catherine  Jane Bew

Interests

9370025.5                  Conservation Covenant pursuant to Section 77 Reserves Act 1977 (Limited as to duration) - 16.4.2013 at 7:00
am
9370025.6            STATUTORY LAND CHARGE PURSUANT TO SECTION 87 LOCAL GOVERNMENT (RATING) ACT

     2002 - 16.4.2013 at 7:00 am
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DECISION ON RESOURCE CONSENT APPLICATION 

UNDER THE RESOURCE MANAGEMENT ACT 1991 

Decision 

Pursuant to section 34A(1) and sections 104, 104B,104D, 106 and Part 2 of the Resource Management 

Act 1991 (the Act), the Far North District Council grants subdivision resource consent for a non-

complying activity, subject to the conditions listed below, to: 

Applicant: Catherine Jane Bew 

Council Reference: 2260397-RMASUB  

Property Address: 81 Waihuka Road, Omapere 0473  

Legal Description: Lot 1 DP 347395  

 

The activity to which this decision relates is listed below: 

To subdivide land in the Rural Production Zone to create three additional allotments, including an 

esplanade reserve allotment, where the proposal does not comply with the minimum lot size standards 

for subdivision in the zone, requires a waiver to reduce the esplanade reserve width to 10m, and requires 

a dispensation in relation to Waihuka Road carriageway width. 

Conditions 

1. Pursuant to sections 108 and 220 of the Act, this subdivision consent is granted subject to the 

following conditions: 

a) The subdivision must be carried out in general accordance with the approved plan of 

subdivision prepared by Williams and King, referenced 23114_BEW, Rev E dated 27 March 

2026 Sheet 1/1, scale 1:1000, and attached to this consent with the Council’s “Approved 

Stamp” affixed to it. 

b) This consent must be carried out in general accordance with the Application Form and 

Assessment of Environmental Effects prepared by Natalie Watson, Williams and King, dated 

27 February 2026, and the Subdivision Suitability Report prepared by RS Eng Ltd, dated 23 

June 2022, submitted with the application. 



 
 

2. The consent holder must pay the Council’s compliance monitoring charges to cover the actual 

and reasonable costs incurred in monitoring compliance with the conditions of this consent, in 

accordance with section 36(1)(c) of the Resource Management Act. 

Survey plan approval (s223) conditions 

3. Prior to approval of the survey plan pursuant to section 223 of the Act, the consent holder must:  

(a) Provide written confirmation from a Licensed Cadastral Surveyor that the existing 

access carriageway is fully contained within the proposed easement areas. 

(b) Show easements A, B, C and D for right of way and the right to convey water, electricity 

and telecommunications, in favour of the relevant lots as shown on the approved 

Scheme Plan; 

(c) Lot 4 as Esplanade Reserve to vest in Far North District Council pursuant to section 237 

of the RMA, adjacent to Omapere Stream, with a minimum width of 10m; 

(d) The area of indigenous vegetation subject to the consent notice conditions imposed 

under Condition 11, identified as the area covered by Conservation Covenant 

9370025.5 (12.0745ha) as depicted on the Scheme Plan. 

4. Prior to the issuing of a certificate pursuant to section 224(c) of the Act, the consent holder shall:  

 
(a) Provide written confirmation from a Licensed Cadastral Surveyor to the satisfaction of 

the Council’s Resource Consent Engineer or their delegated representative that that any 

portion of the access within ROW A and B exceeding a gradient of 1V:5H, must be 

sealed or constructed in concrete.  Note: The access must not exceed a gradient of 

1V:4H. Any portion of the access that exceeds a gradient of 1V:5H must be sealed. 

 

(b) Provide evidence to the satisfaction of the Resource Consent Team Leader or duly 

delegated officer (planning_technicians@fndc.govt.nz) that Lot 4 (Esplanade Reserve, 

minimum 10m width, adjacent to Omapere Stream) is to be vested in the Far North 

District Council free of all structures, fences, rubbish, invasive weeds and other 

encumbrances, pursuant to section 237 of the RMA. 

 

5. Prior to the issuing of a certificate pursuant to section 224(c) of the Act, the consent holder shall 

secure the following conditions by way of Consent Notices issued under section 221 of the Act, to 

be registered against the titles of the affected allotments. The costs of preparing, checking and 

executing the notices shall be met by the consent holder: 

 

(a) Permanent Vegetation Protection – Lots 1, 2 and 3:  



 
 

If the Conservation Covenant pursuant to Section 77 of the Reserves Act 1977 (instrument 

9370025.5) ceases to apply to any lot, then the lot owner shall permanently protect indigenous 

vegetation within areas X, Y and Z  and the following shall apply to Lots 1,2 & 3: 

i.  the living indigenous vegetation shall not be cut down, damaged or destroyed 

without Council’s prior written consent except for maintenance of roadways, walking 

tracks and tracks for pest control operations;  

ii. There shall be no intrusion of grazing stock (including cows, sheep, goats and pigs) 

into any areas of indigenous vegetation on the land. 

iii. No exotic vegetation that could adversely affect regeneration or forest health shall 

be introduced;  

iv. Dead wood and vegetation may be removed by the owners for their own use on the 

land; and any predator and pest control work shall be undertaken in a manner that 

will not endanger kiwi or other indigenous fauna and flora. 

(b) Domestic Predator Controls – Lots 1, 2 and 3:  

If the Conservation Covenant pursuant to Section 77 of the Reserves Act 1977 (instrument 

9370025.5) ceases to apply to any lot, then the following shall apply to Lots 1, 2 and 3: 

i. No occupier of, or visitor to, the lot shall keep or introduce any cat,  

ii. Maximum of two dogs may be kept on the lot only if each dog is microchipped and 

registered with Far North District Council,  

iii. Any dog must be kept within a dog-proof fenced area when outside the dwelling 

except when on a lead and under effective control,  

iv. At night, any dog must be kept inside the dwelling, inside a secure kennel, or tied up 

at night, and 

v.  Prior to any dog being kept on the lot the lot owner provides a photograph of the 

dog and written confirmation that the dog has been microchipped to the Resource 

Consent Team Leader or duly delegated officer [Lots 1.2 & 3] 

(c) Wastewater Design – Lots 2 and 3:  

In conjunction with the construction of any building on the lot which requires a wastewater 

treatment and effluent disposal system, the lot owner shall submit a TP58 report prepared by a 

Chartered Professional Engineer or an approved TP58 writer for Council approval with the building 

consent application, and the wastewater treatment and effluent disposal system shall be designed 

and installed in accordance with the approved TP58 report [Lots 2 & 3]. 



 
 

(d)  Firefighting Water Supply – Lots 2 and 3: In conjunction with the construction of any dwelling 

on the lot, and in addition to a potable water supply, a water collection system with sufficient supply 

for firefighting purposes is to be provided by way of tanks or other approved means and positioned 

so that it is safely accessible for this purpose in accordance with SNZ PAS 4509 [Lots 2 and 3] 

(e) Geotechnical Assessment – Lots 2 and 3: In conjunction with any building consent application 

for a building on the lot, a geotechnical assessment must be carried out by a Chartered 

Professional Engineer (geotechnical practice area) which addresses ground conditions within the 

proposed building platform, sets out the specific foundation design, and assesses subsidence, 

landslip and inundation risk, having regard to the recommendations of the RS Eng Ltd Subdivision 

Suitability Report dated 23 June 2022.[Lots 2 & 3]. 

(f) Stormwater Management – Lots 2 and 3: At the time of any building consent application for a 

building on the lot, the lot owner must provide for the approval of Council’s Resource Consents 

Engineer or duly delegated officer a stormwater management system design prepared by a 

Chartered Professional Engineer demonstrating that peak stormwater runoff from the developed 

lot will not exceed pre-development runoff levels during a design 10-year and 100-year storm 

event, with a recognised allowance for climate change, including outlet protection for Lot 3 and 

provision of a stormwater connection to the existing right of way system for Lot 2, and the system 

shall be installed and maintained in accordance with the approved design [lots 2 & 3]. 

(g) Build development is to be constructed of materials and/or finished such that the reflectance value of 

the exterior does not exceed 40% and have an exterior finish within Groups A, B or C as defined within 

the BS5252 [Lot 3]. 

(h) In conjunction with any building consent application for a building located within, or partially within, 

the area of High Natural Character as mapped by the Northland Regional Policy Statement, the 

lot owner must provide to the Resource Consent Monitoring Officer or duly delegated officer a 

landscape plan and report prepared by a suitably qualified landscape architect showing retention 

of existing indigenous vegetation within and adjacent to the building site, proposed new planting 

to mitigate adverse visual effects, a plant schedule, and a maintenance programme for a minimum 

of five years, and the approved landscaping must be implemented within 12 months of approval 

and thereafter maintained [Lot 3]. 

(i) Reticulated power supply or telecommunication services are not a requirement of this subdivision 

consent. The responsibility for providing both power supply and telecommunication services will 

remain the responsibility of the property owner [All Lots]. 

Advice Notes 



 
 

Lapsing of Consent 

1. Pursuant to section 125 of the Act, this resource consent will lapse 5 years after the date of 

commencement of consent unless, before the consent lapses. 

(a) a survey plan is submitted to Council for approval under section 223 of the RMA before 

the lapse date, and that plan is deposited within three years of the date of approval of the 

survey plan in accordance with section 224(h) of the RMA; or 

(b) an application is made to the Council to extend the period of consent, and the Council 

decides to grant an extension after taking into account the statutory considerations set out 

in section 125(1)(b) of the Act. 

Section 224 Certification 

2. A section 224 Certificate will not be issued until all Council invoices, including engineering fees 

and any other costs associated with the resource consent, have been paid in full. 

General 

3. This consent has been granted on the basis of all the documents and information provided by the 

consent holder, demonstrating that the new lot(s) can be appropriately serviced for infrastructure 

and access.[file:6] 

4. Archaeological sites are protected pursuant to the Heritage New Zealand Pouhere Taonga Act 

2014. In the event of an accidental discovery of archaeological material or human remains during 

any works on the site, all works must cease immediately, the site must be secured, and Heritage 

New Zealand Pouhere Taonga, tangata whenua, and Far North District Council must be notified 

immediately. If human remains are found, the New Zealand Police must also be notified. 

5. The site is identified as kiwi habitat. All occupiers and visitors are encouraged to keep dogs under 

effective control at all times, not introduce pest animals or plants, and carry out any pest control 

in a manner that does not endanger kiwi or other indigenous wildlife. 

6. The consent holder is advised to liaise with Council’s Parks and Reserves team regarding vesting 

requirements for Lot 4 and any fencing or management arrangements for the reserve land. 

7. Permits are required for drilling any bores in Northland. If a bore is to be constructed, resource 

consent may be required from Northland Regional Council and all areas used for sewage effluent 

disposal and reserve effluent disposal must be at least 20 metres away from any groundwater 

bore. 



 
 

8. Building consents may be required for retaining structures. 

9. If you are dissatisfied with this decision or any part of it, you have the right pursuant to section 

357A of the Act to object. The objection must be in writing, stating reasons, and must be received 

by Council within 15 working days of receipt of this decision. 

Reasons for the Decision 

1. By way of an earlier report contained within the electronic file of this consent, it was determined 

that pursuant to sections 95A and 95B of the Act the proposed activity will not have, and is not 

likely to have, adverse effects on the environment that are more than minor, there are no affected 

persons, and no special circumstances exist. Therefore, under delegated authority, it was 

determined that the application be processed without notification. 

2. The application is for a non-complying activity resource consent, and as such under section 104 

of the Act Council can consider all relevant matters.[file:6][file:1] The proposal is non-complying 

because the subdivision does not comply with the Rural Production minimum lot size standards 

and because Waihuka Road does not achieve the required carriageway width standard, while a 

waiver is also required to reduce the width of the esplanade reserve. 

3. In regard to section 104(1)(a) of the Act, the actual and potential effects of the proposal on the 

environment will be acceptable for the following reasons: 

(a) The proposal uses existing vehicle crossings and an existing internal driveway, and the 

Council engineer has advised that the existing vehicle crossings are generally compliant 

with Council engineering standards, with no upgrades or modifications required to the 

crossings themselves.[file:3] 

(b) While Waihuka Road does not meet the required carriageway width standard, the additional 

traffic generation is limited to the potential for two further dwellings on a low-volume no-exit 

road, and the non-compliance is an existing environmental condition rather than a new effect 

created by the proposal.[file:1] 

(c) Engineering matters relating to access gradients, wastewater, firefighting water supply, 

geotechnical suitability and stormwater management can be appropriately managed by the 

recommended section 224(c) conditions and consent notices applying to the future 

lots.[file:3][file:4] 

(d) The Parks and Reserves Planner supports the proposed 10m esplanade reserve because 

it will provide a continuous corridor consistent with the purposes of esplanade reserves, and 

because the wider forested area of the site will remain protected. 



 
 

(e) Ecological and natural character effects are appropriately managed because the subdivision 

itself does not require vegetation clearance, the site contains substantial indigenous 

vegetation and kiwi habitat, and title-based conditions are proposed to protect vegetation, 

control predators, and manage future building appearance and landscaping. 

(f) Iwi and hapū with a potential interest in the site were contacted during processing and no 

response was received. 

(g) Positive effects will arise from formalising access and service easements, securing vesting 

of the esplanade reserve, and providing a permanent or backstop mechanism for ecological 

protection over the site. 

4. In regard to section 104(1)(ab) of the Act, there are no offsetting or environmental compensation 

measures proposed or agreed to by the applicant for the activity beyond the mitigation and 

protection mechanisms embedded in the proposal and conditions. 

5. In regard to section 104(1)(b) of the Act, the following statutory documents are relevant to the 

application: 

(a) New Zealand Coastal Policy Statement 2010, because the site is within the coastal 

environment and issues of natural character are relevant. 

(b) National Policy Statement for Indigenous Biodiversity 2023, because the site contains 

indigenous vegetation and kiwi habitat. 

(c) National Policy Statement for Natural Hazards Decision-making 2025, because 

geotechnical and hazard matters are relevant to subdivision suitability. 

(d) Northland Regional Policy Statement 2016, particularly in relation to high natural character, 

indigenous biodiversity and natural hazards. 

(e) Operative Far North District Plan 2009. 

(f) Proposed Far North District Plan 2022. 

The activity is considered to be generally consistent with these documents because the adverse effects 

are localised and can be avoided, remedied or mitigated through the proposed conditions, particularly 

those securing esplanade reserve vesting, engineering servicing, geotechnical controls, ecological 

protection and natural character mitigation. 

Operative Far North District Plan 

The following objectives and policies of the Operative District Plan are relevant to the application and 

the proposal is assessed against them below. 



 
 

Objectives 8.3.1 and 8.6.3.1 seek the sustainable management of natural and physical resources in the 

Rural Production Zone. The proposal is a non-complying subdivision in that zone, arising from minimum 

lot size non-compliance and a carriageway width deficiency. However, the site contains substantial 

areas of indigenous vegetation and kiwi habitat that will be protected through conditions and consent 

notices. The subdivision does not require vegetation clearance and the productive capacity of the parent 

title is not materially diminished. The proposal is considered broadly consistent with these objectives 

because it manages the environmental values of the site through title-based mechanisms rather than 

through a larger, undivided lot. 

Policy 8.3.4 seeks to protect areas of significant indigenous vegetation and significant habitats of 

indigenous fauna. The site contains 12.0745ha of land subject to Conservation Covenant 9370025.5 

and is identified as kiwi habitat. The proposal does not disturb that vegetation, and the consent notice 

conditions imposed under Condition 11 replicate the covenant’s protections if it ceases to apply. Policy 

8.4.6 reinforces this, requiring the protection of significant indigenous vegetation as an integral part of 

managing the rural environment. The conditions address this directly. Policy 8.4.8 requires particular 

regard to be given to ecological, landscape, amenity and natural character values when considering 

rural subdivision. Those matters have been assessed and managed through the conditions, including 

the landscape plan consent notice applying to Lot 3 within the area of High Natural Character mapped 

by the RPS. 

Objectives 13.3.1 and 13.3.2 require subdivision to be consistent with the purpose of the relevant zone 

and to avoid, remedy or mitigate adverse effects on the environment. Policy 13.4.1 requires allotment 

sizes and distribution to be determined having regard to ecological, landscape, amenity, cultural and 

heritage values. The proposed lots are sized to contain building platforms on existing disturbed land 

and retain the covenant area largely intact. Policy 13.4.2 requires safe and effective vehicular access 

to new properties. The existing access arrangement, utilising existing vehicle crossings, has been 

confirmed by the Council engineer as generally compliant with engineering standards. Policy 13.4.3 

requires natural hazards to be taken into account. The RS Eng Ltd Subdivision Suitability Report has 

assessed the site and concluded that the proposed lots are capable of accommodating buildings subject 

to implementation of its recommendations, which are captured in the geotechnical and stormwater 

consent notice conditions. Policy 13.4.6 requires protection of areas of significant indigenous vegetation 

and significant habitats of indigenous fauna, natural character of the coastal environment and 

outstanding natural features where appropriate. The conditions address each of these matters. On 

balance, the proposal is considered consistent with the relevant Operative District Plan objectives and 

policies. 

Proposed Far North District Plan 



 
 

Objectives RPROZ-O1 and RPROZ-O3 of the Proposed District Plan seek to manage the Rural 

Production zone for primary production and to ensure that subdivision does not compromise farming 

activities, exacerbate natural hazards, or result in lots that cannot be serviced by on-site infrastructure. 

Policy RPROZ-P6 directs avoidance of subdivision that fragments land into parcels unable to support 

farming activities or that provides for rural lifestyle living unless an environmental benefit is obtained. 

The proposal creates two additional rural lots and one esplanade reserve lot from a site of approximately 

16ha. The lots are relatively small by rural standards (0.665ha and 0.78ha for Lots 1 and 2), are 

residential in character, and do not support farming activities in their own right. This represents a tension 

with RPROZ-O3 and RPROZ-P6. However, the conservation covenant and the consent notice 

conditions secure ecological protection over 12.0745ha of the site in perpetuity, and the balance lot (Lot 

3 at approximately 14.38ha) retains the majority of the parent title’s land area. The environmental benefit 

secured through the title-based protections provides a basis for giving effect to the intent of RPROZ-

P6(c) and SUB-P8, notwithstanding that the site has not been scheduled as a Significant Natural Area 

under the PDP. 

Objectives SUB-O1 and SUB-O2 seek subdivision that achieves the objectives of the relevant zone and 

overlay provisions and protects outstanding natural features, natural character, wetland and river 

margins, and areas of high natural character. The proposal is consistent with these objectives to the 

extent that it secures vesting of an esplanade reserve adjacent to Omapere Stream (giving effect to 

SUB-O4 and SUB-P7) and manages future development on Lot 3 through consent notice conditions 

addressing landscape, stormwater, wastewater and geotechnical matters. The tension with SUB-P8 

(which directs avoidance of rural lifestyle subdivision in the Rural Production zone unless a qualifying 

SNA is protected in perpetuity) is acknowledged. The site has not been formally scheduled as a 

Significant Natural Area under the PDP, however, the ecological area subject to the covenant 

(12.0745ha) demonstrates values consistent with SNA criteria and is effectively protected in perpetuity 

through the consent notice conditions. In these specific circumstances, that outcome is considered to 

substantially achieve the environmental intent of SUB-P8 and is given moderate weight in favour of 

consent. Objectives IB-O1 and IB-O2 and Policy IB-P9 are relevant given the site’s kiwi habitat. Policy 

IB-P9 specifically requires landowners to manage pets and pest species, including dogs and cats, to 

avoid risks to threatened indigenous species in kiwi-present areas. The domestic predator consent 

notice condition gives direct effect to this policy. On balance, the proposal is considered generally 

consistent with the relevant Proposed District Plan objectives and policies, with the tension around SUB-

P8 and formal SNA scheduling acknowledged but not determinative given the equivalent environmental 

protection secured through conditions. 



 
 

As the outcomes sought under the operative and proposed planning frameworks are broadly aligned in 

terms of managing ecological, access, servicing and natural character effects, no separate weighting 

exercise alters the outcome of this decision.[file:1][file:6] 

6. In regard to section 104(1)(c) of the Act, the following other matters are relevant and reasonably 

necessary to determine the application: 

(a) The comments from the Parks and Reserves Planner support the reduced-width esplanade 

reserve subject to vesting conditions and reserve clean-up requirements.[file:2] 

(b) The engineering memorandum confirms that the proposal can be appropriately serviced and 

developed subject to conditions.[file:3] 

(c) The non-compliance is largely technical and site-specific in nature, and approval of the 

application will not undermine the integrity of the District Plan because the proposal will 

produce only localised and not more than minor adverse effects and will not set an undesirable 

precedent. 

7. In regard to section 104D of the Act, the activity meets both tests because any adverse effects 

arising from the proposed activity will not be more than minor, and the activity will not be contrary 

to the objectives and policies of the Operative District Plan. Therefore, consent can be granted for 

this non-complying activity. 

8. In terms of section 106 of the Act, the proposal is not considered to give rise to a significant risk 

from natural hazards such that subdivision consent should be refused, and sufficient provision has 

been made for legal and physical access to the proposed allotments through the existing access 

arrangements and proposed easements. Accordingly, Council is able to grant this subdivision 

consent subject to the conditions above. 

9. Based on the assessment above, the activity will be consistent with Part 2 of the Act because it 

will avoid, remedy or mitigate potential adverse effects on the environment while enabling the 

sustainable management of natural and physical resources on the site. The proposal maintains 

environmental protection over the significant indigenous vegetation on the site, secures an 

esplanade reserve, and manages the future development potential of the new allotments through 

enforceable conditions. 

10. Overall, for the reasons above, it is appropriate for consent to be granted subject to the imposed 

conditions. 



 
 

Approval 

This resource consent has been prepared by Trish Routley, Manager Resource Consents. Having 

reviewed the associated information, and for the reasons and subject to the conditions above, and under 

delegated authority, this resource consent is granted. 

 

 

Name: Pat Killalea Date:24th April 2026 

Title: Independent Commissioner  
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Dear Madam/Sir 

 

RE: LIGHT REFLECTANCE VALUE – MITTEN WEATHER BOARD COLOURS 

 
The targeted light reflectance value of Mitten Weatherboard products is manufactured to be at or below 30%. This is 
for all colours within the manufactured colour spectrum and film laminated products. 
 
We refer to the appended letter of Light reflectance confirmation from the International Sales Manager for Plygem/ 
Mitten.  
 
If you should require any further information or clarification, please contact the writer. 
 
 
 
 
 
 
Kind regards 
 
Martin Hartley MBA, Grad Dip Bus Stud, Cert P2PM 

Managing Director 
PH: 0273876888 | martin@vinylcladding.co.nz 

 

 
 
 
 
Appended document: LRV value – Manufacturer confirmation letter. 
 
 
 
 
 
 
 
 
 

Consent Assessment Team. 
The Local Building Authority 
 
April 1st, 2026 

Martin
Typewritten text
VCNZ - 5B Southern Cross Road - Rangiora



 

 
A: Confirmation Letter – LRV PRODUCT MANUFACTURER 
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