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1.0 THE PROPOSAL 

 

The applicant proposes to re-develop land in three adjacent titles at 2052 SH 10, Waipapa. 

Due to historical development on the sites, building and services crossed title boundaries, the 

three titles are held together under the Building Act such that they cannot be separately 

disposed of. The re-development involves land in all three titles, and once given effect to there 

will be no need to hold any titles together under the Building Act because there will be no 

buildings over new boundaries. 

The applicant intends to re-purpose the existing commercial building on the site to create four 

separate fee simple titles, with fire wall separation. These are shown Lots 1-4 on the Scheme 

Plan(s) attached in Appendix 1. Other existing buildings and structures will be, or already have 

been, removed to allow a further 12 lots – numbered 5-16 on the attached Scheme Plan(s). 

Lot 17 provides for common services and parking/manouevring and traffic circulation and is 

to be owned in equal shares by Lots 1-16.  

In addition, Lot 7 is to be utilised for on site wastewater treatment infrastructure, with all other 

lots having drainage easement over that Lot. Refer to Scheme Plan(s) and also to the On site 

Wastewater System Design Report supporting this application. 

Lot sizes are as follows: 

Lot 1   90m2; (boundary based on existing fire wall separation) 
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Lots 2-4   182m2; 

All of the above lots are within the existing building. Lot 1 will accommodate three separate 

units/tenancies (Units 1-3 in the Fire Engineering Report supporting this applicaiton), while Lots 

2-4 will accommodate one unit apiece. 

Lots 5 & 6  96m2; 

Lot 7   274m2 to accommodate wastewater infrastructure; 

Lots 8 & 9  145m2; 

Lot 10   206m2; 

Lot 11   220m2; 

Lots 12-16  131m2. 

Lot 17   1,815m2 to be held in shares 

The intended use of the lots is mixed use commercial units. The average occupancy of the 

commercial units is anticipated to be 3 persons per unit. The types of commercial activity 

envisaged are small commercial, light industrial and warehouse/storage businesses. The 

wastewater collection, treatment and disposal system proposed for the site is based on this 

scenario, but for 18 lots, rather than 16 – effectively a design to cater for more lots than those 

now proposed. In regard to the Fire Report’s occupancy figures, please note that these 

numbers are for the purpose of NZBC C clauses only (Building Code requirements). 

The proposal provides for 40 car parking spaces, within the shared Lot 17. These will be 

allocated to the various commercial activities within each lot. 

The three adjacent titles have two licensed crossing places to SH 10, one for commercial use, 

the other for residential use. It is proposed to retain two licensed crossings, but to separate 

them, and operate one as an entry only and the other as an exit only. The latter will be further 

south than the existing crossing. NZTA has been consulted and has provided conditional 

approval. 

Due to the volume of discharge, exceeding 2,000l/day, discharge consent is required pursuant 

to the Regional Plan’s Rule C.6.1.3.2. The nature of the discharge is essentially domestic and it 

is understood that the District Council has transferred/delegated powers to process 

applications for discharge of up to 3,000l/day. This proposal’s discharge rate is less than 

3,000l/day.  

An assessment of the proposal against the relevant provisions of both the Operative and 

Proposed District Plans follows in Section 5 of this Planning Report/AEE.  

The site is zoned Commercial under the Operative District Plan and Mixed Use under the 

Proposed District Plan. The applicant intends to provide for on-site wastewater treatment and 

disposal, and stormwater management has been designed. The application site has existing 

connection(s) to Council reticulated water supply and it is intended to utilise these 
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connections for the future lots. Fire Fighting water supply is available through Council hydrants 

in road reserve. 

The application is supported by architectural plans in Appendix 2; Engineering Assessment 

Report attached in Appendix 5; Wastewater Report attached in Appendix 6; Traffic 

Assessment Report attached in Appendix 7; and a Fire Engineering Report, for Lots 1-6 only 

attached in Appendix 9. There is also a Fire Report, associated with the “subdivision” of the 

existing commercial building, into four separate titles and the design of the building to enable 

this. 

1.2 Scope of this Report 

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

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

Management Act 1991. The application seeks consent to subdivide land in three titles into 16 

fee simple titles, as a discretionary activity subdivision; and for discharge consent pursuant to 

the Regional Plan for Northland, also as a discretionary activity.  The information provided in 

this assessment and report is considered commensurate with the scale and intensity of the 

activity for which consent is being sought. Applicant details are contained within the 

Application Form 9. 

2.0 PROPERTY DETAILS 

Location: 2052 SH 10, Waipapa. Location map attached in 

Appendix 3.    

Legal description: Lots 1 & 2 DP 203824 and Lot 2 DP 205437 

 

Records of Title: NA132C/411 and NA131A/749 & NA131A/750. Copies of 

titles attached in Appendix 4.  

 

3.0 SITE DESCRIPTION  

3.1 Physical & Mapped characteristics 

The site’s physical characteristics are described in the various supporting reports. There is an 

existing two-level commercial structure and single level residential dwelling with associated 

garage. Access is existing directly off SH 10. The site is mostly in hard surface, but with some 

grassed area adjacent to the northern boundary. 

 

The site is reasonably level. Zoned Commercial in the ODP, the site shares boundaries with 

Residential Zoned land on its northern and eastern boundaries. The site has a Mixed Use zone 

in the PDP, with those same boundaries with General Residential zoning. 

 

The site is not subject to any hazard and is not subject to any resource overlay in either the 

ODP or PDP. 
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3.2 Legal Interests on Titles 

The titles are subject to a number of easements. Several of these will be cancelled because 

the easements will become redundant through the re-development of the site. Those to be 

cancelled are listed on the face of the Scheme Plan(s).  

 

NA131A/749 & NA131A/750   

D599042.3 Right of way To be cancelled 

D599042.4 Drain water in gross in favour 

of FNDC 

To be cancelled 

D5999042.5 Telecommunications in gross To be cancelled 

D5999042.6 Electricity in gross To be cancelled 

8749234.1 Crossing Notice SH crossing notice 

6990072.1 & 8336811.1 Certificates pursuant to s77 

of the Building Act – the 

latter also affects 

NA132C/411 (below) 

 

   

NA132C/411   

D519485.2  Consent Notice requiring 

that any application for 

effluent disposal under the 

building act be 

accompanied by a report 

from a suitably qualified 

registered engineer 

Able to be complied with 

8749272.1 Crossing Notice SH crossing notice 

8336811.1 Certificates pursuant to s77 

of the Building Act 

 

 

3.3 Consent History 

 

The property file contains a large consent history, both in terms of building and resource 

consents. Not all are relevant to the sites themselves, having been focused on the Mawson 

Avenue residential development over the years as opposed to the sites’ Commercial Zoned 

area.  

 

Resource Consent History: 

 

There were a series of TCP (Town and Country Planning) subdivisions linked to the underlying 

title, and focused on Mawson Avenue residential development, dating from 1971 through to 

1993, the only relevant one (in terms of the current site), being 791318-TCPSUB, issued in 1981. 

This subdivided a part of the current application site land, however, it has since been 

superseded by subsequent consents. 

 

RC 1960641-RMASUB, issued in 1996, and its subsequent variation 1970240, created two new 

residential allotments from land to the northwest and northeast of the application site and are 

not overly relevant. 
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RC 2000569-RMASUB – a boundary adjustment subdivision issued in 2000 – featured a minor 

boundary change to better accommodate proposed commercial building; 

RC 2000630-RMALUC, issued in 2000 was to construct said commercial building, and to convert 

the existing house into offices. 

 

RC 2010152-RMASUB, issued in 2000, was another boundary adjustment subdivision, creating 

what is now Lot 2 DP 205437. 

 

RC 2030569-RMALUC, issued in 2003, provided for the relocation of office buildings; and 

2071026-RMA348, issued in 2007, provided for reciprocal rights of way at the properties’ Stage 

Highway crossing. 

 

Building Consent History: 

 

BC history dates back to 1965. The more recent and relevant building consents include: 

 

BC 1999-3048, issued in 1999 for a relocated building for office use; 

BC 2003-987, issued in 2003, to relocate a building within the site; 

BC 2010-294, issued in 2019 for the installation of a septic tank; pump line and irrigation field 

(system to be disestablished); 

BC-1999-3335, issued in 1999 for the two storey commercial building on site; and 

BC-2006-1415, issued in 2006 for an extension to that building. 

 

 

4.0 SCHEDULE 4 – INFORMATION REQUIRED IN AN APPLICATION 

Clauses 2 & 3: Information required in all applications 

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

(a) a description of the activity: 
. 
 

Refer Sections 1 and 5 of this Planning Report. 

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

Refer to Section 6 of this Planning Report. 

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

Refer to Section 3 of this Planning Report. 

(c) the full name and address of each 
owner or occupier of the site: 
 

This information is contained in the Form 9 attached to the 
application. 

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

Refer to Sections 3 and 5 of this Planning Report for existing 
activities within the site.  
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(e) a description of any other resource 
consents required for the proposal to 
which the application relates: 
 

The application is for a commercial subdivision and 
development pursuant to the Operative District Plan (and 
Proposed District Plan should this take legal effect prior to 
consent being issued for this application); and for a discharge 
consent pursuant to the Regional Plan for Northland.   

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

Refer to Section 7 of this Planning Report. 

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

(a) any relevant objectives, policies, or 

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

Refer to Sections 5 & 7 of this Planning Report. 

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

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

 

Refer sections 3 and 5.  
 
 
 
 
 
 
 
 
 
There is no existing resource consent. Not applicable. 
 
 
 
 
 
 
 
The site is not within an area subject to a customary marine title 
group. Not applicable. 

 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM231904#DLM231904
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM2414711#DLM2414711
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM235206#DLM235206
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM236097#DLM236097
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM3597401#DLM3597401
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234355#DLM234355
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Clause 4: Additional information required in application for subdivision consent 

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

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

 

Refer to Scheme Plans in Appendix 1.  

 

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

Clause 6: Information required in assessment of environmental effects 

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

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

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

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

Refer to Section 6 of this planning report. 

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

Not applicable as the application does not involve hazardous 
installations. 

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

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

The subdivision does not involve any discharge of 
contaminant. 

https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM237276#DLM237276
https://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM237276#DLM237276
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discharge into any other receiving 
environment: 

 

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

Refer to Section 6 of this planning report.  

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

Refer to Section 8 of this planning report.  

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

The Discharge Consent will contain standard conditions in 
regard the monitoring and performance of the Wastewater 
system. 

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

No protected customary right is affected.  

 

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

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

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

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

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

Refer to Section 7. The proposed activity will have less than 
minor adverse effects on the physical environment and 
landscape and visual amenity values.  

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

Refer to Section 7. The proposal will result in no adverse effects 
in regard to habitat and ecosystems.   

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

Refer to Section 7, and above comments 

(e) any discharge of contaminants into 
the environment, including any 

The proposal will not result in the discharge of contaminants, nor 
any unreasonable emission of noise. 
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unreasonable emission of noise, and 
options for the treatment and disposal 
of contaminants: 

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

The application site is not subject to natural hazards and does 
not involve hazardous installations. 

 

5.0 COMPLIANCE ASSESSMENT  

 

5.1 Weighting assessment 

The Operative District Plan is the only “Operative” plan. However, it is possible that this 

application will not have been consented, i.e. will still be in process, when decisions on 

submissions to the PDP are notified to submitters and the PDP has legal effect alongside the 

ODP. On that assumption, this application also considers the PDP when assessing compliance, 

In terms of assessing the weighting to be given to the two plans when assessing this application, 

in this instance the property has a Commercial Zone in the ODP and Mixed Use Zone in the 

PDP. This PDP zone and where it applies, attracted several submissions. Most favoured the 

concept of a Mixed Use Zone, but not necessarily the provisions to apply to it, nor its location. 

There remains potential, therefore, for appeal, by submitters who did not have their submissions 

accepted.   

Whilst it is likely that the Mixed Use Zone itself, and its intent, will remain, its final ‘form’ is not yet 

beyond challenge. On this basis it is difficult to give a proposed plan zoning more weighting 

than the operative plan zoning, at this point in time.   

5.2 Operative Far North District Plan 

 

The site is zoned Commercial, and has no resource features.  

Subdivision Minimum Lot Sizes: 

Table 13.7.2.1: Minimum Lot Sizes 

 

 (vi) COMMERCIAL ZONE 

Controlled Activity Status (Refer 

also to 13.7.3) 

Restricted Discretionary Activity 

Status (Refer also to 13.8) 

Discretionary Activity Status 

(Refer also to 13.9) 

The minimum lot sizes are 

3,000m² (unsewered) and 

250m² (sewered). 

 The minimum lot size is 2,000m² 

(unsewered). There is no limit for 

sewered lots, provided that 

servicing of the lot (including 

car parking, loading etc), can 

be achieved. 

 

Some lots are proposed to be as small as 90m2. However, all lots can be adequately serviced. 

The subdivision component of the development is therefore a discretionary activity.  
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Land Use – Zone Rules: 

 

Buildings are existing and are less than 12m in height – permitted. 

7.7.5.1.2 applies a Sunlight plane on boundaries adjoining Residential zoning. The application 

site has two such boundaries – the boundary with Lots 7-10; and the boundary with Lots 11-16. 

The existing two storey commercial building is not on a boundary with a residential zone.  Other 

existing buildings, likely to be removed, comply.  

 

7.7.5.1.3 Visual Amenity and Environmental Protection applies on these same boundaries and 

it is intended that this rule is complied with. 

 

Part (b) of the above rule requires the landscaping of road frontage, something that can be 

provided, whilst taking care not to block visibility to state highway. 

 

The property has no ‘pedestrian frontage’ notation and the proposal does not involve any 

residential development.  

 

It is assumed that the property is part of the Council’s urban (Waipapa) stormwater system. In 

the event that it is not, then Rule 7.7.5.1.11 Stormwater is breached and consent will need to 

be sought for that breach.  

 

District Wide Rules: 

 

There is no excavation/filling rule applying to the Commercial Zone. The site is not mapped as 

being subject to any hazard. It contains no resource feature to which Chapter 12 would apply. 

 

In regard to Chapter 15.1, there are no longer any requirements for the number of car parks. 

Notwithstanding that, car park dimensions are to standard, and manouevring and traffic 

circulation within the site can be catered for. It is proposed to shift an existing highway crossing 

and replace two existing side by side crossings, both providing for two way access/egress, with 

two separated crossings, one for entry only and one for exit only. Technically the Council may 

consider the shifting of an existing crossing to Limited Access State Highway to require consent 

pursuant to Rule 15.1.6C.1.1(e)(i). If this is the case, it does not alter the category of activity, 

which remains discretionary. 

 

I have not identified any breaches of the traffic intensity rule, noting this is a subdivision, not a 

land use application, and noting that there are three titles, with two licensed crossings 

 

5.3 Proposed Far North District Plan 

 

The Proposed District Plan (PDP) was publicly notified on 27th July 2022 and some rules were 

given immediate legal effect. Decisions on Submissions (and therefore when legal effect is 

granted for the PDP in its entirety pursuant to those decisions) may be publicly notified prior to 

any consent being issued for this application. An assessment of rules already having legal 

effect follows, and after that there is an assessment against rules in the PDP applying to the site 

should consent not be issued until after the PDP has legal effect in its entirety. 



  Thomson Survey Limited 
Subdivision & Development and Discharge Consent  June-26 
__________________________________________________________________________________________ 

____________________________________________________________________________________________________ 
Page | 11 

Planning Report and Assessment of Environmental Effects Job # 10886 

   
 
 

 

 

In regard to district wide considerations in the PDP, the only rules in the Subdivision chapter 

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

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

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

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

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

(not applicable). 

 

There were two earthworks rules and associated standards in the PDP with legal effect. These 

rules can both be complied with via conditions of consent – ADP applying, and Erosion and 

Sediment Control measures.  

 

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

the PDP was first notified, and that must therefore be considered in determining activity status 

for this proposal. 

 

Should the remainder of the PDP have legal effect whilst this application is with the Council, 

the following assessment is offered: 

 

The site is proposed to be zoned Mixed Use. This has a minimum lot size of 250m2 for sewered 

sites and no minimum lot size for sewered sites as a discretionary activity. The reason I have 

referred to ‘sewered’ is that it is proposed to have a reticulated communal wastewater 

collection, treatment and disposal system shared amongst all lots, with the appropriate 

easement in place. In any event, the subdivision would be regarded a discretionary subdivision 

activity under the PDP due to proposed lot sizes.  

 

In the Mixed Use Zone, commercial activity is a permitted activity subject to certain criteria. 

This proposal does not involve any application for land use, only the subdivision of land to 

enable future land uses.  

 

In terms of building height, the same 12m limit applies to new buildings as in the ODP. The PDP’s 

Sunlight rule applies on boundaries with the General Residential zone and is more nuanced 

than the equivalent rule in the ODP in that it takes into account the angle of the sun. However, 

existing buildings either are not on a zone interface or they comply.  

 

The PDP requires a 3m boundary setback from General Residential boundaries. There are 

existing buildings on one such boundary, but that is an existing situation, i.e. this proposal does 

not create a new boundary with land zoned GR. 

 

The PDP has a similar, but potentially more stringent road frontage landscaping requirement: 

1. Where a site adjoins a road boundary, at least 50% of that road boundary not occupied by buildings 

or driveways shall be landscaped with plants or trees.  
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2. The landscaping shall be a minimum height of 1m at installation and shall achieve a continuous 

screen of 1.8m in height and 1.5m in width within five years, except for service stations which are not 

subject to landscaping height requirements. 

 

The only concern with such a rule is where the requirement for landscaping might interfere with 

sight distances. Notwithstanding that, the landscaping on the road frontage appears 

achievable. 

In addition, side boundaries with the General Residential Zone have fencing and landscaping 

requirements: 

Site boundaries that adjoin any zone other than Mixed Use, Light Industrial or Heavy Industrial must: 

1. be fenced with a solid fence or wall with a minimum height of 1.8m; or  

2. be landscaped with plants or trees with a minimum height of 1m at installation and shall achieve a 

continuous screen of 1.8m in height and 1.5m in width within five years; or  

3. be screened with a combination of (1) and (2) above. 

Fencing already exists and option 1 is likely to be the option most practicable on the affected 

boundaries. Note, however, that this rule should not be required to be complied with until such 

time as development actually occurs on the new lots. 

The PDP contains a ‘coverage’ standard for the Mixed Use Zone: 

1. At least 10% of the site shall be planted in grass, vegetation or landscaped with permeable material; 

and  

2. The stormwater collection system is designed in accordance with Far North District Council 

Engineering Standards April 2022. Where a connection to Council’s reticulated stormwater system is 

not available the stormwater must be disposed of within the site. 

An engineering / site suitability report is required to determine compliance with these standards. 

The site has extensive impermeable coverage already (existing use right). A coverage rule, 

based on % coverage, is required to be assessed where new lot boundaries are being created, 

particularly where the size/area of a lot is being reduced. In regard to the existing single storey 

buildings on the site, these are intended for removal/relocation and as such no breach is 

anticipated on the lots currently shown as accommodating those buildings. 

In regard to the double storey commercial building already on site, the new Lots 1-4 will 

basically have 100% coverage because of that existing building. As such consent is required 

under the PDP for breaches of the above referenced ‘coverage’ rule, for Lots 1-4. An 

Engineering Assessment Report supports the application and this addresses stormwater 

management in its Section 8. 

District wide rules relevant to the proposal are those related to access and parking. Any altered 

access to the State Highway requires the approval of NZTA as a restricted discretionary activity 
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under the PDP. Conditional approval has been provided by NZTA. The crossings proposed lead 

directly off state highway onto Lot 17, owned in 1/16th shares by all other lots.  

No minimum number of car parking spaces apply. Accessible spaces and loading bays will be 

provided in compliance with standards. Dimensions and manouevring space for car park 

spaces that are provided will comply with standards. Trip generation will not be known until 

land use activities establish on each of the lots. It is doubtful, noting the size of the lots, that any 

individual lot will breach trip generation thresholds. 

Unlike the ODP, the PDP contains both a volume and an area permitted threshold for 

earthworks – 200m3 earthworks per site, over an area of 2,500m2. The subdivision itself will 

involve only minimal earthworks for crossing works and infrastructure (including wastewater) 

installation, although trenching is likely excluded from the definition of earthworks. No breach 

has been identified. 

5.4 Regional Plan 

Rule C.6.1.3 On-site Effluent Discharge - Permitted Activity specifies a daily discharge threshold 

of 2000 L/day. The proposed system will accommodate 2,160 L/day – a minor breach. 

Discharge consent is therefore required pursuant to C.6.1.3. I understand the inability to comply 

with C.6.1.3 results in discretionary activity status under C.6.1.5. 

6.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS  

6.1 Allotment Sizes and Dimensions 

The properties that make up the subdivision site are zoned Commercial n the ODP and Mixed 

Use in the PDP. I am of the belief that the sites can be regarded as sewered given the proposed 

communal system, requiring discharge consent, proposed for the development. The proposed 

lot sizes do not comply with controlled activity minimum lot sizes, and the subdivision is a 

discretionary activity accordingly. Nonetheless the vacant lots are capable of providing for 

modestly sized commercial units. Lots 1-4 are within an existing building.  The ODP does not 

require a minimum square building envelope within a site.  

 

Lot 1 will contain three separate units/tenancies, two on the ground floor, and one on the first 

floor. A Fire Engineering Report has been commissioned, primarily for building consent 

purposes, but showing that the lots/units within the existing building can be established as 

separate lots with appropriate Fire Safety measures in place. 

 

The Mixed Use Zone has no minimum building envelope requirement either. 

 

Supporting reports show that the sites are capable of supporting the proposed development 

in terms of allotment size and dimension. 
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6.2 Natural and Other Hazards 

The site is not subject to any natural hazards. A natural hazards assessment is contained within 

the Engineering Assessment prepared by Haigh Workman, Section 5. The Assessment 

concludes low risk of any natural hazard. 

6.3 Water Supply 

The application site is within a public water supply area. The sites have two existing connections 

and it is proposed to utilise these connections for the proposed lots. Refer to the Engineering 

Assessment Report supporting the application. Reliance is being placed on two fire hydrants 

within state highway, one opposite the site entrance and a second to the south, with 135m 

should be adequate for fire fighting water supply. The hydrant positioning and performance 

should be reviewed for fire fighting requirements.  

6.4 Energy Supply & Telecommunications 

Each lot will have connection to services.  

6.5 Stormwater Disposal  

The application is supported by an Engineering Assessment, prepared by Haigh Workman Civil 

and Structural Engineers – refer to Appendix 5. The Assessment’s section 8 addresses 

stormwater management. The Assessment describes existing site drainage, sets out the 

regulatory framework for stormwater management under the Operative District Plan, the 

Regional Plan, and the Council’s Engineering Standards.  

The proposal will eventually result in an anticipated 94% impermeable coverage of the overall 

site, compared to an estimated 53% current coverage. There is no limit specified in the ODP, 

however, the PDP requires 10% permeable coverage on a site. Consent is not being sought for 

any breach at this point in time in regard to proposed vacant lots, as the amount and timing 

of any development on these lots is not yet known.  Because the existing building is going to 

be ‘separated’ into four fee simple titles, a breach of the 10% permeable will result on Lots 1-

4. Consent is required pursuant to the PDP. 

The Haigh Workman report discusses the effects of runoff and a proposed stormwater 

management system. It assesses the stormwater management pursuant to the criteria in 

Chapter 11.3 of the ODP. 

It is proposed to attenuate the additional runoff over and above the existing consented 

development, back to pre development levels for the 10% AEP. The proposed methodology 

of described in the Haigh Workman report.  

6.6 Sanitary Sewage Disposal 

The site will be serviced by a communal wastewater system, with discharge of a domestic 

nature, and producing daily discharge slightly over the permitted threshold in the Regional 

Plan. The application is supported by a Wastewater Report, with proposed design, and 

accompanying AEE, prepared by Haigh Workman – refer to Appendix 6.  
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6.7 Easements for any purpose 

Easements are proposed as shown on the Scheme Plan – essentially a single easement in 

favour of all lots for sewer treatment and disposal, over all of Lot 7.  A series of redundant 

easements will be cancelled. 

6.8 Property Access 

A Traffic Assessment Report supports the application – refer Appendix 7. 

Access is proposed to be via two one way crossings, separated by landscaped verge. The 

northern entrance is to be entry only, and the southern crossing an exit only crossing. This 

replacement will replace the existing side by side registered crossing places (x 2). The proposal 

has been put to NZTA who have responded with the following assessment and conditions – 

their email is attached in Appendix 8: 

Our assessment has considered the following: 

• The proposed subdivision will result in three existing record of titles being subdivided 
into 16 freehold lots with one shared JOAL. 

• This section of State Highway 10 is a limited access road with two existing crossing 
places authorised for the subject site - CP's 56A and 57B. They have been authorised as 
separate crossings but have been constructed as on larger joint crossing. This crossing will no 
longer exist following the subdivision and land use consent being implemented. 

• Two separate vehicle crossings have been proposed as an entry and exit only flow. 
Each crossing will require a new Section 91 notice to be imposed on the record of title and 
allocated new references - CPs 56B and 57C.  

• The proposed traffic generation for the site is 312 vehicles per day, with 64 peak hour 
movements. This is not dissimilar from the existing commercial activity operating on site.  

• NZTA considers the proposed vehicle crossings and transport generation to be 
appropriate in this environment, subject to compliance with the conditions below. Please 
note this is an urban section of the state highway, and the inspection of the vehicle crossing 
will be undertaken by the District Council; approval of the design and a CAR is still required 
from NZTA.  

Conditions: 

1. The existing vehicle crossing (NZTA ref. 56A and 57B) located at approx. 1683410.9701, 

6103806.9914 shall be permanently closed, including reinstatement of any fence line, grassed 

areas, berm, highway drainage or kerb. Reinstatement works shall be consistent with the 

adjacent road reserve treatment, to the satisfaction of the New Zealand Transport Agency 

Network Manager.    
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2. The proposed vehicle crossings (NZTA ref. 56B and 57C) shall be constructed in general 

accordance with the plans prepared by Haigh Workman Ltd titled “DWG ACCESS”, Dwg No. 

RDP01 dated 18/05/2026. 

3. Prior to undertaking works in the road reserve, detailed design drawings must be provided to 

and approved by the NZ Transport Agency that demonstrate any proposed changes to the 

existing kerb and channel. 

4. Prior to the issuing of a certificate pursuant to Section 224(c) of the Resource Management 
Act 1991, the consent holder shall provide to Council confirmation that the New Zealand 
Transport Agency has been advised of relevant similar documentation (such as: draft LT (Land 
Transfer) plan, ML plan (for Māori Land), SO (Survey Office) plan), to facilitate the registration 
of any new Crossing Place (CP) Notices against those new titles, under Section 91 of the 
Government Roading Powers Act 1989. 

The applicant has considered the conditions and accepts them. 

Internal to the site it is intended to form 40 car park spaces, accessible parking as required, 

and loading spaces as required. The lot accommodating the parking and manouevring area 

is to be owned in equal shares by all lots. The layout provides for the safe and efficient 

circulation of traffic and pedestrians within the site.  

 

The crossings will be sealed or concrete surface, as will the car parking and manouevring area 

internal to the site.  

6.9 Building Locations  

 

The existing house on the property, historically converted to office space, will eventually be 

removed from the site. The existing large commercial building will remain. The vacant lots are 

small in size and any building constructed within them will be correspondingly small. The lots 

can nonetheless accommodate buildings suitable for a variety of commercial uses.  

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

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

purposes 

The site is zoned Commercial in the ODP and Mixed Use in the PDP, both zones encouraging 

commercial use. The site has no resource feature overlays. It contains no high or outstanding 

landscape or natural values, and no areas of significant indigenous vegetation or habitat. 

There is no land set aside for conservation purposes within the application site. 

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

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

District Plan or Far North Maps.  
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6.11 Soil 

 

The site is urban with existing development. The proposal does not adversely impact on the life 

supporting capacity of soils.  

 

6.12 Access to, and protection of, waterbodies 

There are no qualifying water bodies to which access is required to be provided. 

6.13 Land use compatibility (reverse sensitivity) 

The site is zoned for Commercial use and has historically been used for both commercial and 

residential use. There is residential zoned land on the site’s northwestern and northeastern 

boundaries. Boundary treatment will include fencing and/or vegetative screening, and 

appropriate building setback. I believe the potential for reverse sensitivities issues arising can 

be satisfactorily mitigated. It should be noted that the Mixed Use Zone encourages mixed 

commercial and residential uses, inferring these activities are considered compatible in the 

zone.  

6.14 Proximity to Airports  

The site is outside of any identified buffer area associated with the Bay of Islands Airport. 

6.15 Natural Character of the Coastal Environment 

The site is not within the Coastal Environment. 

6.16 Energy Efficiency and renewable Energy Development/Use 

Individual future lot owners may take the opportunity to install energy efficiency devices when 

they build. 

6.17 National Grid Corridor 

The National Grid does not run through the application site. 

7.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS – DISCHARGE CONSENT 

The application is supported by an Onsite Wastewater System Design Report by Haigh 

Workman Civil & Structural Engineers – Refer Appendix 6. This identifies the anticipated 

wastewater generation and outlines the proposed treatment system. The report’s appendices 

include an Assessment of Environmental Effects, utilising the NRC’s form AEE7; and Onsite 

Wastewater Disposal Investigation (FNDC Engineering Standards 2023). 
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8.0 STATUTORY ASSESSMENT  

8.1 Far North District Plan Objectives and Policies 

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

Chapters 13 (Subdivision); and 7.7 (Commercial Zone), of the District Plan.   

Subdivision Objectives & Policies 

Objective 13.3.1 is an enabling objective, seeking to provide for the subdivision of land in such 

a way as will be consistent with the purpose of the various zones in the Plan, and will promote 

the sustainable management of the natural and physical resources of the District. The 

Commercial Zone is intended to retain the style and atmosphere of existing commercial areas, 

and to confirm that future commercial development in the District will be concentrated in the 

existing commercial areas. The Commercial Zone enables commercial and other activities to 

establish in centres within urban areas so as to provide for the everyday commercial needs of 

the people of the District. 

I believe the proposal to be entirely consistent with Objective 13.3.1. The commercial use of 

the site will be consistent with the commercial activities in the immediate area. 

The proposal is appropriate for the site and does not adversely affect any of the matters listed 

in Objective 13.3.2.  

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

scheduled heritage resources; and to land in the coastal environment. Utilising / re-

development on commercial zoned land with none of the above listed features, is consistent 

with these objectives. The proposed development will not create any adverse effects on the 

values and character outlined in the two objectives. 

Development is existing to some extent, and the site can sustain on site servicing (Objective 

13.3.5).  

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

(Objective 13.3.7 and Policy 13.4.11).  

The sites will have power connections (13.3.8).  

The proposal will make efficient use of existing services (13.3.10).  

The proposal has had regard to the matters listed in Policy 13.4.1, where relevant.  

 

Access to the site is off existing public roads via existing (albeit shifted) crossings (13.4.2 and 

13.4.5). 

The site is not subject to any significant hazard (13.4.3). 

The site is not known to contain any heritage resources and is not in the coastal environment. 

It does not contain any outstanding landscape of natural features (13.4.6).    
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The site has connections to Council’s reticulated water supply (13.4.8). 

S6 matters (National Importance) have been adequately considered. The proposal is an 

appropriate use of the site (13.4.13).  

 

The subdivision has had regard to the underlying zone’s objectives and policies, where relevant 

(13.4.14).  

 

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

 

Commercial Zone Objectives and Policies 

There is a single objective applying to the Commercial Zone, and four policies –  

7.7.3.1 To achieve the development of commercial areas in the District accommodating a wide range 

of activities that avoid, remedy or mitigate the adverse effects of activities on other activities within the 

Commercial Zone and on the natural and physical resources of the District.  

7.7.4.1 That the Commercial Zone be applied to areas which are traditional commercial centres, and 

also to areas where the provision of commercial activity would not have adverse environmental effects, 

and would contribute to the needs and well being of the community.  

7.7.4.2 That the range of activities provided for in the Commercial Zone be limited only by the needs for 

the effects generated by the particular activity to be consistent with other activities in the zone.  

7.7.4.3 That standards be applied that protect visual and environmental amenity within the Commercial 

Zone, and the amenity of adjacent zones.  

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

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

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

The application site is already utilised for commercial purposes. The proposal sees the site re-

developed to provide for a range of small scale commercial activities, with one central 

parking and manouevring area, accommodating a range of activities to service the 

community. Adverse effects can be appropriately avoided, remedied or mitigated such that 

they are less than minor. The proposal is consistent with the zone’s objective. 

Policy 7.7.4.1 is aimed more at the Councl’s zoning policy than individual property owners. 

Policy 7.7.4.2 appears to encourage a range of activities in the zone, provided the effects 

generated are consistent with other activities in the zone. I believe any effects of this proposal 

will be consistent with other similar activities in the Waipapa Commercial Zone. 

The proposed activities that may occur within the future lots will be able to protect visual 

amenity, particularly on road frontage and with boundaries with residential zoned land. 

Stormwater management is addressed in the Engineering Assessment Report supporting the 

application and is considered appropriate for the site. 
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8.2 Proposed District Plan (PDP) 

The sites are zoned Mixed Use in the PDP. The proposed lot sizes do not comply with the PDP’s 

controlled activity minimum lot size and instead are a discretionary activity. An assessment 

follows, utilising the Recommended updated Subdivision provision wording resulting from the 

PDP’s hearings process. 

SUB-O1 Subdivision results in the efficient use of land, which:  

a.  achieves the objectives of each relevant zone, precinct, development area, overlays and 

the district wide provisions;  

b.  contributes to the existing and planned local character and sense of place;  

c. avoids reverse sensitivity issues that would prevent or adversely affect activities already  

established on land from continuing to operate;   

d. avoids land use patterns which would prevent land from achieving the objectives and policies of the 

zone in which it is located;  

e.  does not increase risk from natural hazards or risks are mitigates and existing risks reduced; and  

f.  manages adverse effects on the environment.    

 

The subdivision results in the efficient use of land, and is consistent with the zone’s objectives. 

The development will be consistent with the planned character of the area, creating a mini 

‘precinct’ of small scale commercial activities around the perimeter of a centralised parking 

and pedestrian area.  The risk of reverse sensitivity issues arising is mitigated by complying with 

boundary treatment measures required by the PDP where a Commercial Zone borders a 

General Residential Zone. The proposed land use will not prevent the land from achieving the 

objectives of the zone. There is no increased risk from natural hazards and less than minor 

adverse effects on the environment.   

 

SUB-O2 Subdivision provides for the:   

a.  Protection of highly productive land; and   

b.  Protection, restoration or enhancement of Outstanding Natural Features, Outstanding Natural 

Landscapes, Natural Character of the Coastal Environment, Areas of High Natural Character, 

Outstanding Natural Character, wetland, lake and river margins, Significant Natural Areas areas of 

significant indigenous vegetation and significant habitats of indigenous fauna, Sites and 

Areas of Significance to Māori, and Historic Heritage.    

 

N/A. The site does not feature any of the matters addressed in the above objective. 
 

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

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

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

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

given to connections made with the wider infrastructure network.    

 

The application site is not within an area of benefit for Council’s sewerage reticulation and will 

be self sufficient in regard to wastewater treatment and disposal. The sites are connected to 

public water supply. The applicant proposes to provide appropriate on-site stormwater 

management. The site is serviced by State Highway network, not Council’s.  

 

SUB-O4 

Subdivision is accessible, connected, and integrated with the surrounding environment including by 

and providing for: 

a. Safe transport connections including active modes of public transport where practicable; 

b.  new, and connection to existing public open spaces;  

c.  esplanade where land adjoins the coastal marine area; and    
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d.  esplanade where land adjoins other qualifying water bodies. 

 

Only part (a) is relevant and access to the site is existing. The proposal intends to upgrade 

those existing access arrangements to ensure minimal impact on the state highway network.  

 

SUB-OX 

Subdivision protects the long-term availability and productive capacity of highly productive land by 

avoiding inappropriate subdivision that would compromise its use for farming and forestry activities. 

 

N/A noting the zoning and absence of highly productive land. 

 

SUB-OY 

Subdivision occurs in a sequenced and coherent manner in locations and at a rate that enables growth 

and development to be supported by additional infrastructure. 

 

The proposed development is of a level provided for in the PDP as a discretionary activity, in 

an area proposed to be zoned for Mixed Use commercial/residential use. The site is bordered 

on two sides by residential zoning, and the site is suitable for use for small scale commercial 

activities, arranged as a ‘hub’, providing a transition area between residential and 

commercial / light industrial activities.  

 

SUB-P1 Enable boundary adjustments that: …. 

 

Not relevant – application is not a boundary adjustment. 
 

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

 

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

lots. 
 

SUB-P3 Provide for subdivision where it results in allotments that:  

a.  are consistent with the planned environment purpose, characteristics and qualities of the zone or 

precinct;   

b.  comply with the minimum allotment sizes for each zone or precinct;  

c.  have an adequate size and appropriate shape to contain a building platform; and   

d.  have legal and physical access.  

 

The lots are consistent with the planned environment of the zone, but do not meet the 

minimum lot sizes to apply to that zone (as a controlled activity). Each lot can, however, 

accommodate a building platform for commercial use of some kind, and the sites have legal 

and physical access.   

 

SUB-P4 

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

cultural values and hazard and risks sections of the plan  

 

SUB-P5 

Manage subdivision design and layout in the General Residential, Mixed Use, Medium Density 

Residential, Town Centre and Settlement zoneto 

provide for safe, connected and accessible environments by:  

a.  minimising vehicle crossings that could affect the safety and efficiency of the current and future 

transport network;  
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b.  avoid cul-de-sac development unless the site or the topography prevents future public access and 

connections;  

c.  providing for development that encourages social interaction, neighbourhood cohesion, a sense of 

place and is well connected to public spaces;   

d.contributing to a well connected transport network that safeguards future roading connections; and  

e.  maximising accessibility, (including for emergency response) 

connectivity by creating walkways, cycleways and an interconnected transport network; and 

f. providing additional infrastructure where required..  

 

The proposal does not change the number of existing crossings. It is not really a cul-de-sac 

development in the sense that there is an entry and an exit to and from the one parking area 

associated with the individual lots. The “hub” style re-development will encourage a sense of 

place and commercial enterprises that complement each other. Access directly to state 

highway in a speed restriction area is ideal for the proposal.  

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

a.  demonstrating that the subdivision will be appropriately serviced (including telecommunications) 

and integrated with existing and planned infrastructure if available; and   

b. ensuring that the infrastructure is provided is in accordance with the planned environment 

purpose, characteristics and qualities of the zone.   

 

Power and telecommunication services will likely be provided to the site. The proposal is 

intending to be serviced by on-site infrastructure in terms of wastewater and stormwater 

management, and connect to Council water supply.  

 

SUB- P7 

Require the vesting of esplanade reserves or esplanade strips when subdividing to specific allotment 

sizes land adjoining the coast or other qualifying water bodies.   

 

The site does not adjoin any waterbody. 
 

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

 

Site is not zoned Rural Production. 
     

SUB-PX 

Avoid subdivision that:  

a. Within the Horticulture Precinct, is not provided for in PREC1-P5:  

b. In all other parts of the Rural Production Zone:….. 

 

Site is not zoned Rural Production, nor in the proposed Horticulture Precinct. 
 

SUB-P9 

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

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

required in the management plan subdivision rule.  …. 

 

The site is not zoned Rural Lifestyle. 

 

SUB-P10 

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

 principalresidential units where resultant allotments do not comply with minimum allotment size and resi

dential density.  

 

Not applicable. There are no minor residential units.  
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SUB-P11   Consider the following matters where relevant when assessing and managing the effects of 

subdivision: 

Manage subdivision to address the effects of the activity requiring resource consent including ( but not 

limited to) consideration of the following matters where relevant to the application:  

a. The potential for reverse sensitivity effects that would prevent or adversely affect activities already 

established on land from continuing to operate; 

b. consistency with the scale, density, design and character of the environment and purpose of the  

zone;   

c.  the location, scale and design of buildings and structures;  

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

accommodate the proposed activity; or the capacity of the site to cater for on-

site infrastructure associated with the proposed activity;   

e.  managing natural hazards;  

f.  Any adverse effects on areas with historic heritage and cultural values, natural features and 

landscapes, natural character or indigenous biodiversity values; and  

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

out in Policy TW-P6. 

 

I believe any reverse sensitivity issues that may arise because of a zone interface, can be 

satisfactorily mitigated.  Site size, along with bulk and location requirements applying to each 

site, will result in small self contained commercial units on each of the vacant sites. Lots 1-4 

already support an existing commercial building. The site is not subject to hazard and there 

are no known adverse effects on historic heritage or cultural values, natural features and 

landscapes, natural character or indigenous biodiversity values. 

 

Mixed Use Zone objectives and policies are addressed below.  

MUZ-O1  

The Mixed Use zone is the focal point for the district's commercial, community and civic activities, and 

provides for compatible residential development where it that complements and is not incompatible 

with these activities.  

 

MUZ-O2  

Development in the Mixed Use zone is of a form, scale, density and design quality that contributes 

positively to the vibrancy, safety and amenity of the zone.  

 

MUZ-O3  

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

capacity of available or programmed development infrastructure to support it.  

 

MUZ-O4  

The adverse environmental effects generated by activities within the zone are managed, in particular 

at zone boundaries.  

 

MUZ-O5  

Residential activity in the Mixed Use zone is located above commercial activities to ensure active street 

frontages, except where the interface is with the Open Space zone. 

 

The proposal is consistent with the above objectives. The zone provides for a mix of commercial 

and residential use, but does not dictate that there must be a mix. Sites may be utilised for 

either, or in some cases both residential and commercial use within the same site. The latter is 

not envisaged. Small scale commercial development in this location will complement the 

transition between existing commercially used land in the immediate vicinity, and the 
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adjacent residential zoned Mawson Avenue housing area. The proposed development is 

within a semi serviced area. Adverse effects can be appropriately managed. 

MUZ-P1  

Enable a range of commercial (including supermarkets), community, civic and residential activities in the 

Mixed Use zone where:  

a. they support the function, role, sense of place and amenity of the zone, while recognising the existing 

environment; and  

b. there is:  

i. existing infrastructure to support development and intensification, or  

ii. additional infrastructure capacity can be provided to service the development and 

intensification.  

 

The proposal is consistent with the enabling intent of the above policy. 

MUZ-P2  

Require all subdivision in the Mixed Use zone to provide wastewater, stormwater and potable water 

supply the following reticulated services and local electricity distribution network to the boundary of each 

lot and encourage all subdivision to provide the following reticulated services to the boundary of each 

lot: a. telecommunications: i. fibre where it is available; ii. copper where fibre is not available; iii. copper 

where the area is identified for future fibre deployment. b. local electricity distribution network.; and c. 

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

MUZ-P3  

Require development in the Mixed Use zone to contribute positively to:  

a. high quality streetscapes;  

b. pedestrian amenity;  

c. safe movement of people of all ages and abilities;  

d. community well-being, health and safety; and  

e. traffic, parking and access needs. 

 

The proposed development is on a site with highway frontage, which is not generally 

conducive to high quality streetscapes. However, this section of the highway, within the 

northern extent of Waipapa and still within the speed restriction area, does already have a 

reasonably attractive streetscape in regard to roadside landscaping and plantings.  

 

Pedestrians are not generally encouraged in this part of Waipapa, along state highway, with 

any footpaths restricted to the adjacent retail area to the south of the site. Traffic, parking and 

access needs are provided for in a safe and efficient manner.  

 

MUZ-P4  

Require development in the Mixed Use zone that is adjacent to Residential and Open Space zones to 

maintain the amenity values of those areas, having specific regard to:  

a. visual dominance;  

b. privacy;  

c. shadowing;  

d. ambient noise; and  

e. light spill.  
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It is intended that future development on the zone interface with residential zoned land will 

have regard to the matters listed in the above policy.  

 

MUZ-P5  

Restrict activities that are likely to have an adverse effect on the function, role, sense of place and 

amenity of the Mixed Use zone, including:  

a. residential activity, retirement facilities supported residential care and visitor accommodation on the 

ground floor of buildings, to locations outside of the Pedestrian Frontage Overlay; except where a site 

adjoins an Open Space zone;  

b. light or heavy industrial activity;  

c. storage and warehousing;  

d. large format retail activity and trade suppliers; and  

e. waste management activity;  

f. Retirement villages; and  

g. Educational facilities  

 

The site is outside a pedestrian frontage overlay, and is not intended to support any of the 

other referenced activities. 

 

MUZ-P6  

Promote energy efficient design and the use of renewable electricity generation in the construction of 

mixed use development.  

 

Energy efficient design for suture development has not been a feature of this application. 

 

 

MUZ-P7  

Consider the following effects when assessing applications to establish residential, early childhood, 

retirement and education facilities:…  

 

The application does not propose to establish any of the activities listed.  

 

MUZ-PXX  

Avoid the establishment of:  

a. residential activity, visitor accommodation or supported residential care on the ground floor of a 

building within the pedestrian frontage overlay;  

b. Industrial and offensive trade activities and landfill; and  

c. primary production and rural industry  

 

The proposal avoids a-c. 

 

MUZ-P8  

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

including (but not limited to) consideration Consider of the following matters where relevant when 

assessing and managing the effects of land use and subdivision in the Mixed Use zone: to the application: 

a. consistency with the scale, density, design, amenity and character of the planned mixed use 

environment;  

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

roading;  
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c. opportunities for connectivity, within and between developments, public open space, services and 

facilities;  

d. at zone interfaces:  

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

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

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

accommodate the proposed activity; including:  

i. opportunities for water sensitive design low impact design methods;  

ii. management of three waters infrastructure and industrial and trade waste;  

f. managing natural hazards;  

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

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

indigenous biodiversity, and 

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

out in Policy TW-P6. 

 

I believe adequate regard has been had to all of the above matters to the extent they are 

relevant.  

 

In summary, the proposal is consistent with the proposed PDP’s Mixed Use zone objectives and 

policies. 

 

8.3 Regional Plan Policies relevant to Discharge Consent 

The discharge consent a discretionary activity. An assessment against relevant policies in the 

Regional Plan follows. 

 

Policy D.1.1 When an analysis of effects on tangāta whenua and their taonga is required  

A resource consent application must include in its assessment of environmental effects an analysis of the 

effects of an activity on tangāta whenua and their taonga if one or more of the following is likely:  

1) adverse effects on mahinga kai or access to mahinga kai, or  

2) any damage, destruction or loss of access to wāhi tapu, sites of customary value and other ancestral 

sites and taonga with which Māori have a special relationship, or  

3) adverse effects on indigenous biodiversity in the beds of waterbodies or the coastal marine area where 

it impacts on the ability of tangāta whenua to carry out cultural and traditional activities, or  

4) the use of genetic engineering and the release of genetically modified organisms to the environment, 

or  

5) adverse effects on tāiapure, mataitai or Māori non-commercial fisheries, or  

6) adverse effects on protected customary rights, or  

7) adverse effects on sites and areas of significance to tangāta whenua mapped in the Regional Plan 

(refer I Maps |Ngā mahere matawhenua). 

 

There are no listed / scheduled wahi tapu sites or other sites of significant to tangata whenua 

within the area of works. The site is not near a waterbody. The works will not adversely impact 

on mahinga kai. The works are not in or adjacent to a stream bed or coastal marine area. The 

works do not involve genetic engineering or genetically modified organisms. The site is not 

coastal and does not impact on any fisheries or protected customary rights.  
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In summary I do not believe the works will result in any adverse effects on tangata whenua or 

their taonga. 

 

Policy D.2.2 Social, cultural and economic benefits of activities  

Regard must be had to the social, cultural and economic benefits of a proposed activity, recognising 

significant benefits to local communities,... 

 

The proposal will have positive effects insofar as providing for a small scale commercial hub 

serving the community, providing for on-site servicing.  

 

F.1.2 Water quality  
Manage the use of land and discharges of contaminants to land and water so that:  

1) existing water quality is at least maintained, and improved where it has been degraded below the 

river, lake or coastal water quality standards set out in H.3 Water quality standards and guidelines, and 

2) the sedimentation of continually or intermittently flowing rivers, lakes and coastal water is minimised, 

and  

3) the life-supporting capacity, ecosystem processes and indigenous species, including their associated 

ecosystems, of fresh and coastal water are safeguarded, and the health of freshwater ecosystems is 

maintained, and  

4) the health of people and communities, as affected by contact with fresh and coastal water, is 

safeguarded, and  

5) the health and safety of people and communities, as affected by discharges of sewage from vessels, 

is safeguarded, and  

6) the quality of potable drinking water sources, including aquifers used for potable supplies, is protected, 

and  

7) the significant values of outstanding freshwater bodies and natural wetlands are protected, and   

8) kai is safe to harvest and eat, and recreational, amenity and other social and cultural values are 

provided for. 

 

The proposed activity will be carried out in such a way so as to achieve the objectives under 

F.1.2 above in regard to water quality. 

 

Policy D.4.3 Municipal, domestic and production land wastewater discharges  
An application for resource consent to discharge municipal, domestic, horticultural or farm wastewater 

to water will generally not be granted unless:  

1) the storage, treatment and discharge of the wastewater is done in accordance with recognised 

industry good management practices, and  

2) a discharge to land has been considered and found not to be environmentally, economically or 

practicably viable. 

 

The discharge is not to water.  The storage, treatment and discharge of the wastewater, which 

is domestic in nature and only resulting in slightly more volume of daily discharge than the 

permitted volume, will be done in accordance with recognised industry good management 

practices. 

 

In summary I consider the works to be consistent with the relevant objectives and policies in 

the Proposed Regional Plan (Appeals Version). 
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8.4 Part 2 Matters 

5 Purpose 

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

resources. 

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

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

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

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

reasonably foreseeable needs of future generations; and 

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

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

 

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

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

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

mitigating adverse effects on the environment.   

 

6 Matters of national importance 

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

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

provide for the following matters of national importance: 

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

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

inappropriate subdivision, use, and development: 

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

and development: 

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

fauna: 

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

and rivers: 

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

tapu, and other taonga: 

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

(g)  the protection of protected customary rights: 

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

 

The site does not exhibit any s6 Matters of National Importance.  

  

7 Other matters 

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

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

regard to— 

(a) kaitiakitanga: 

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

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

(c) the maintenance and enhancement of amenity values: 

(d) intrinsic values of ecosystems: 

(e) [Repealed] 

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

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

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

(i) the effects of climate change: 

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

 

Relevant matters within s7 have had regard to. 

 

8 Treaty of Waitangi 

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

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

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

 

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

proposed subdivision does not offend any of those principles.  

 

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

into account. 

 

8.5 National and Regional Policy Statements & Environmental Standards 

I have not identified any relevant national policy statements or environmental standards. 

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

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

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

is consistent with these objectives and policies. 

9.0 CONSULTATION & S95 ASSESSMENT 

9.1 S95A Public Notification Assessment 

 

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

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

in certain circumstances. None of these circumstances exist. Step 2 of s95A specifies the 

circumstances that preclude public notification. No such circumstance exists.  Step 3 of s95A 

must therefore be considered. The application is not subject to a rule or national environmental 

standard that requires public notification. This report and AEE concludes that the activity will 

not have, nor is it likely to have, adverse effects on the environment that are more than minor. 

In summary public notification is not required pursuant to Step 3 of s95A. 

 

http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM435834
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9.2 S95B Limited Notification Assessment 

 

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

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

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

notified. No affected group of persons as listed in s95B exist in this instance. Step 2 of s95B 

specifies the circumstances that preclude limited notification. Neither circumstance exists and 

Step 3 of s95B must be considered. The application is not for a boundary activity. The s95E 

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

 

9.3 S95D Level of Adverse Effects  

 

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

more than minor. 

 

9.4 S95E Affected Persons 

 

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

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

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

instance the proposal is not considered to result in any adverse effects of a minor or more than 

minor nature on either road or southern boundary (with other Commercial activities). The 

appropriate boundary treatments in terms of screening/landscaping and distance from 

boundary will ensure less than minor effects on zone interfaces. 

 

Given the above and the urban/commercial zoning of the site, I am of the opinion that there 

are no affected persons in regard to internal boundaries. NZTA has been consulted – refer to 

Appendix 8. 

 

10.0 CONCLUSION 

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

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

will be no more than minor.  

The proposal is considered consistent with the relevant objectives and policies of the 

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

Policy Statement, and consistent with Part 2 of the Resource Management.  

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

be publicly notified. I have not identified any affected persons. 
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It is requested that the Council give favourable consideration to this application and grant 

consent. 

 

Signed      Dated    26th June 2026 

Lynley Newport,  

Senior Planner   

Thomson Survey Ltd 

 

11.0 LIST OF APPENDICES 

 

Appendix 1 Scheme Plan(s) 

Appendix 2 Architectural and Site Plans 

Appendix 3 Location Plan   

Appendix 4 Record of Title & Relevant Instruments 

Appendix 5 Engineering Assessment 

Appendix 6 Wastewater Report 

Appendix 7 Traffic Assessment Report 

Appendix 8 Consultation with NZTA 

Appendix 9 Fire Report 
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SITE ADDRESS

LEGAL DESCRIPTION:
2052 SH10
WAIPAPA 0230

TERRITORIAL AUTHORITY FAR NORTH COUNCIL

LEGAL DESC. LOT 1 DP 203824, LOT 2 DP 203824 & LOT 2 
DP 205437

CERT. OF TITLE NA131A/749, NA131A/750 & NA132C/411
SITE AREA 4288 m²
ZONE COMMERCIAL ZONE

 
OVERLAYS / CONTROLS N/A

ROAD CLASSIFICATION PRIMARY COLLECTOR
WIND ZONE HIGH (BRANZ)
EQ ZONE ZONE 1
SEASPRAY (WITHIN 500m) NO
EXPOSURE ZONE ZONE C
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Archiology Limited

• THIS DRAWING SHALL NOT BE SCALED.

• CONTRACTOR SHALL VERIFY AND BE RESPONSIBLE 
FOR ALL DIMENSIONS ON SITE PRIOR TO 
CONSTRUCTION OR FABRICATION IF IN DOUBT - 
ASK. 

• ARCHIOLOGY LTD IS TO BE NOTIFIED OF ANY 
VARIATION BETWEEN SITE DIMENSIONS AND 
THOSE ON PLANS.

• THESE DRAWINGS REMAIN THE PROPERTY OF 
ARCHIOLOGY LTD AND SHOULD NOT BE COPIED IN 
ANY FORM OR PASSED ON TO A THIRD PARTY 
WITHOUT PRIOR WRITTEN CONSENT.

• ALL CONSTRUCTION TO COMPLY WITH 
NZS3604:2011 AND NZBC:1992 + AMENDMENTS.

• BLOCKING TO COMPLY WITH NZS3604:2011 - NOT 
SHOWN CLARITY.

• ALL TIMBER TO BE GRADE SG8 UNLESS SPECIFIED 
OTHERWISE.

• ALL FIXING OR FASTENINGS WITHIN 600mm OF 
FINISHED GROUND LEVEL TO BE STAINLESS STEEL.
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SIGNAGE BOARD
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- 5m HEIGHT

SERVICE
SHED
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CAGED BIN AREA WITH
2x 4.5m3 INDUSTRIAL BINS

EXTG BERM TO BE 
ADJUSTED FOR NEW 
VEHICLE CROSSING

WW RESERVE AREA, 
30% OF 108 m2.
(32.4 m2)

10m x 4m WW 
TREATMENT PLANT

PROPOSED WW TREATMENT PLANT
TO BE MIN. 1.5m AWAY FROM ANY 

BOUNDARIES OR BUILDINGS.
FOR SETBACK FROM BUILDINGS LESS 

THAN 3m, GEOTECH TO CHECK 
IMPACT ON BUILDING FOUNDATION.

PROPOSED RET. WALL
= 1m MAX HEIGHT

PROPOSED RET. WALL
= 0.6m MAX HEIGHT

PROPOSED 
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Archiology Limited

• THIS DRAWING SHALL NOT BE SCALED.

• CONTRACTOR SHALL VERIFY AND BE RESPONSIBLE 
FOR ALL DIMENSIONS ON SITE PRIOR TO 
CONSTRUCTION OR FABRICATION IF IN DOUBT - 
ASK. 

• ARCHIOLOGY LTD IS TO BE NOTIFIED OF ANY 
VARIATION BETWEEN SITE DIMENSIONS AND 
THOSE ON PLANS.

• THESE DRAWINGS REMAIN THE PROPERTY OF 
ARCHIOLOGY LTD AND SHOULD NOT BE COPIED IN 
ANY FORM OR PASSED ON TO A THIRD PARTY 
WITHOUT PRIOR WRITTEN CONSENT.

• ALL CONSTRUCTION TO COMPLY WITH 
NZS3604:2011 AND NZBC:1992 + AMENDMENTS.

• BLOCKING TO COMPLY WITH NZS3604:2011 - NOT 
SHOWN CLARITY.

• ALL TIMBER TO BE GRADE SG8 UNLESS SPECIFIED 
OTHERWISE.

• ALL FIXING OR FASTENINGS WITHIN 600mm OF 
FINISHED GROUND LEVEL TO BE STAINLESS STEEL.
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SILT FENCE

CUT
(PLATFORM)

CUT RL 89.79 
A: 857.5 m2

V: 464.0 m3

CUT
(BATTER) 
A: 56.5 m2

V: 12.0 m3

CUT
(PLATFORM)
CUT RL 89.29 
A: 452.4 m2

V: 247.7 m3

CUT
(BATTER) 
A: 5.9 m2

V: 0.5 m3

CUT
(PLATFORM)

CUT RL 88.99 
A: 206.1 m2

V: 42.6 m3

CUT
(DRIVEWAY) 
A: 1584.4 m2

V: 605.7 m3

CUT
(BATTER) 
A: 162.5 m2

V: 15.9 m3

EXISTING
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EROSION & SEDIMENT CONTROL

NOTES:
- THE SEDIMENT CONTROL PLAN IS SCHEMATIC 

ONLY AND IF DEEMED NECESSARY WILL BE 
CONFIRMED ON SITE.

- REFER SILT FENCE DETAILS ON SHEET A104.
- SILT FENCE TO COMPLY WITH FAR NORTH 

COUNCIL EROSION & SEDIMENT CONTROL 
CODE OF PRACTICE.

- ALL EROSION & SEDIMENT CONTROL 
MEASURES ARE TO BE CONSTRUCTED AND 
INSTALLED PRIOR TO BUILDING WORKS ON SITE 
COMMENCING.

- SILT FENCES ARE TO BE MONITORED FOR 
MAINTENANCE DURING CONSTRUCTION AT 
LEAST ONCE A WEEK AND AFTER ANY 
RAINFALL.

- THE IMPLEMENTATION AND MAINTENANCE OF 
SEDIMENT MANAGEMENT IS THE 
RESPONSIBILITY OF THE MAIN CONTRACTOR.

- CONTRACTORS SHALL UNLOAD AND LOAD ALL 
EXCAVATION MACHINERY ON THE SITE AND 
NOT FROM TRUCKS PARKED ON THE ROAD.

- THE CONTRACTOR IS TO MAKE AVAILABLE A 
HOSE FOR WASHING DOWN DELIVERY 
VEHICLES AND CONCRETE TRUCKS BEFORE 
THEY LEAVE THE SITE.

- DEMOLITION AND SITE CLEARANCE ACTIVITIES 
SHALL IDEALLY COMMENCE DURING A PERIOD 
OF FINE WEATHER TO REDUCE THE RISK OF 
SEDIMENT ESCAPING FROM THE SITE.

- EXISTING SUMPS SHALL BE PROTECTED WITH 
HAY BALES OR FILTER FABRIC.

- SOIL STOCKPILES SHALL BE COVERED WITH 
POLYTHENE SHEET AND HELD IN PLACE WITH 
LARGE ROCKS.

- ENSURE THAT ALL EXCAVATIONS FOR SERVICES 
ARE BACKFILLED AS SOON AS POSSIBLE.

- DOWNPIPES (TEMPORARY) IF NECESSARY ARE 
TO BE INSTALLED AND CONNECTED TO THE 
STORMWATER SYSTEM AS EARLY AS POSSIBLE 
ONCE THE ROOFING MATERIAL HAS BEEN 
INSTALLED.

- A HEALTHY VEGETATION BUFFER SHALL BE LEFT 
OVER AS MUCH OF THE SITE AS POSSIBLE.

- THE SITE IS TO BE KEPT CLEAN AND TIDY AT ALL 
TIMES.

GEOTEXTILE & POST SILT FENCE

CUT
AREA: 3325.3 m2

VOLUME: 1388.4 m3

TOTAL EARTHWORK AREA / VOLUME 
AREA 3325.3 m2 / VOLUME 1388.4 m3

NOTE: THIS AREA / VOLUME ARE FOR PLANNING 
GUIDE NOT FOR CONSTRUCTION.

LEGEND - EARTHWORKS

DRIVEWAY
AREA: 1584.4 m2

VOLUME: 605.7 m3

NOTES - EARTHWORKS

SITE MANAGEMENT

NZBC - F5.2

CONSTRUCTION & DEMOLITION HAZARDS

a) WORKS UNDERTAKEN FOR THIS CONSENT DO 
NOT INCLUDE THOSE WHERE FALLING OBJECTS 
ARE A HAZARD. NO SCAFFOLDING TO BE 
ERECTED, NO ALTERATIONS TO EXISTING 
BUILDING ABOVE SUBFLOOR.

b) WORKS ARE CENTRALLY LOCATED TO THE SITE, 
ADJACENT PROPERTIES ARE OUTSIDE PROXY OF 
ANY POTENTIAL HAZARDOUS ACTIVITY.

c) ALL SUITABLY QUALIFIED CONTRACTORS ARE 
TO ENSURE OPERATION OF WORKS FALL INTO 
COMPLIANCE WITH NZBC F5.2.

d) WORKS UNDERTAKEN ARE TO BE DONE UNDER 
APPROPRIATELY QUALIFIED SUPERVISION. 
PROJECT MANAGER / FOREMAN OR CLIENT TO 
ENSURE HAZARDOUS WORKS CANNOT BE 
ACCESSED BETWEEN OPERATIONAL WORKING 
HOURS.

SITE SETOUT

- EARTHWORKS CUT AREA / VOLUME SHOWN 
ON THIS PLAN ARE NOT TO BE USED FOR 
QUOTING PURPOSES. CONTRACTOR TO 
CALCULATE / QUOTE USING THEIR OWN 
METHODS / CALCULATIONS ON SITE & 
CONFIRM WITH OWNER PRIOR TO 
UNDERTAKING.

- ENSURE TO PUT 'EROSION & SEDIMENT 
CONTROL' DEVICES IN PLACE - REFER TO FAR 
NORTH COUNCIL STANDARDS & PROCEDURES.

- ANY PROPOSAL TO CREATE CUTS OR FILLS 
GREATER THAN 600mm IN HEIGHT SHOULD BE 
THE SUBJECT OF SPECIFIC DESIGN ADVICE. ALL 
FILLES, REGARDLESS OF DEPTH, MUST BE 
PLACED IN ACCORDANCE WITH NZS4431:2022 
WITH RESPECT TO SUBGRADE PREPARATION 
AND STANDARD OF COMPACTION.

- EXCAVATION AND GROUND CONDITIONS MUST 
BE INSPECTED BY THE GEOTECH ENGINEER.

- ENSURE TO ERECT SILT CONTROL FENCES & 
WATER DIVERSION TRENCH AWAY FROM THE 
EXCAVATION PRIOR TO ANY EXCAVATION 
TAKING PLACE.

- ENSURE THAT THE SUPPRESSION OF DUST IS 
ATTENDED TO IF IT BECOMES AN ISSUE.

- SILT FENCE IN VICINITY OF EXCAVATION AS 
SHOWN.

- PROPOSED LOCATION OF THE BUILDING IS TO 
BE PEGGED BY A SURVEYOR IN THE CONFIRMED 
LOCATION.

- PEG FFL *DATUM BY SURVEYOR ON SITE - (PEG 
FFL AGAINST FENCE - OUT OF THE WAY).

- CONTRACTOR TO VERIFY ALL EXTERNAL 
MEASUREMENTS OF EXISTING DWELLING PRIOR 
TO SETOUT.
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Archiology Limited

• THIS DRAWING SHALL NOT BE SCALED.

• CONTRACTOR SHALL VERIFY AND BE RESPONSIBLE 
FOR ALL DIMENSIONS ON SITE PRIOR TO 
CONSTRUCTION OR FABRICATION IF IN DOUBT - 
ASK. 

• ARCHIOLOGY LTD IS TO BE NOTIFIED OF ANY 
VARIATION BETWEEN SITE DIMENSIONS AND 
THOSE ON PLANS.

• THESE DRAWINGS REMAIN THE PROPERTY OF 
ARCHIOLOGY LTD AND SHOULD NOT BE COPIED IN 
ANY FORM OR PASSED ON TO A THIRD PARTY 
WITHOUT PRIOR WRITTEN CONSENT.

• ALL CONSTRUCTION TO COMPLY WITH 
NZS3604:2011 AND NZBC:1992 + AMENDMENTS.

• BLOCKING TO COMPLY WITH NZS3604:2011 - NOT 
SHOWN CLARITY.

• ALL TIMBER TO BE GRADE SG8 UNLESS SPECIFIED 
OTHERWISE.

• ALL FIXING OR FASTENINGS WITHIN 600mm OF 
FINISHED GROUND LEVEL TO BE STAINLESS STEEL.
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Archiology Limited

• THIS DRAWING SHALL NOT BE SCALED.

• CONTRACTOR SHALL VERIFY AND BE RESPONSIBLE 
FOR ALL DIMENSIONS ON SITE PRIOR TO 
CONSTRUCTION OR FABRICATION IF IN DOUBT - 
ASK. 

• ARCHIOLOGY LTD IS TO BE NOTIFIED OF ANY 
VARIATION BETWEEN SITE DIMENSIONS AND 
THOSE ON PLANS.

• THESE DRAWINGS REMAIN THE PROPERTY OF 
ARCHIOLOGY LTD AND SHOULD NOT BE COPIED IN 
ANY FORM OR PASSED ON TO A THIRD PARTY 
WITHOUT PRIOR WRITTEN CONSENT.

• ALL CONSTRUCTION TO COMPLY WITH 
NZS3604:2011 AND NZBC:1992 + AMENDMENTS.

• BLOCKING TO COMPLY WITH NZS3604:2011 - NOT 
SHOWN CLARITY.

• ALL TIMBER TO BE GRADE SG8 UNLESS SPECIFIED 
OTHERWISE.

• ALL FIXING OR FASTENINGS WITHIN 600mm OF 
FINISHED GROUND LEVEL TO BE STAINLESS STEEL.
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Executive Summary 
Haigh Workman Limited were engaged by 2052 SH10 Waipapa Limited to undertake an engineering assessment of 
land at 2052 State Highway 10 , Waipapa. It is proposed to develop Lot 1 & Lot 2 DP 203824, Lot 2 DP 205437 (4,288 
m2) into a 18 Lot commercial development with associated driveway, footpaths, carparking and landscaping. 

This report assesses earthworks, access, stormwater, wastewater, water supply and firefighting, with specific regard 
to the local authority plans and subdivision rules. Proposed Site Plans prepared by Archiology Limited were made 
available at the time of writing this report.  

The site is zoned ‘Commercial’ under the Far North District Council District Plan. 

Natural Hazards 
A desktop assessment of natural hazards has been completed in accordance with the National Policy Statement for 
Natural Hazards 2025. All natural hazards have been assessed as low.   

Access 
The existing site has an existing crossing off State Highway 10. The crossing is sealed as far as the property 
boundary but in a worn but serviceable state with patch repairs. 

A Transport Assessment Report has been carried out by Traffic Engineering & Management Limited. 

Haigh Workman has since been engaged to provide a further Traffic Report confirming the type of crossing. 

Earthworks 
The proposed earthworks area is 3,300 m2 and the volume is 1,946 m3 comprising 1,346 m3 of cut and 600 m3 of fill. 
Excavation and / or filling in the Commercial Zone is a Permitted Activity, with an earthworks permit required in 
accordance with Council bylaws. Cut materials to be carted offsite, fill comprises imported granular hardfill.  

Retaining walls are proposed to support vertical excavations along the northern and eastern boundaries. These 
retaining walls should be subject to engineering design to support surcharges.  The maximum retained cut height 
proposed is 1.25 m.      

Stormwater Management 
Following development of the site, the expected impermeable surfaces for a ‘Commercial’ development will comply 
with the Far North District Council Operative District Plan Permitted Activity.   

Stormwater has been designed to attenuate runoff back to the existing consented development for the 10% AEP, in 
accordance with Far North District Council Engineering Standards. This will ensure that there is no additional load on 
the Council reticulated stormwater system because of the proposed development. No changes to the existing 
stormwater connection are proposed. 

Three stormwater detention tanks (2 x 25,000 L and 1 x 10,000 L) installed at the time of development will provide 
attenuation back to existing consented development.  

Water Supply 
The site is connected to the reticulated water supply network and approval is sought to connect the proposed 
development to that network. An application to connect, detailing the connection, backflow prevention and metering 
arrangements will be required.  

Fire Fighting 
There are two fire hydrants on the opposite side of State Highway 10.  Hydrant location and performance should be 
reviewed for satisfaction of firefighting requirements. 

iv
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Wastewater 

Haigh Workman have carried out an Onsite Wastewater Design Report (Ref. 26 067, Onsite Wastewater Design 
Report, 2052 State Highway 10, Waipapa, April 2026) with site assessment, design and recommendations provided.  
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1 Introduction 

 P r o j e c t  B r i e f  a n d  S c o p e  

Haigh Workman Limited (Haigh Workman) was commissioned by the 2052 SH10 Waipapa Limited (the client) to 
undertake an engineering assessment of land at 2052 State Highway 10, Waipapa (the site).  

The scope of the report includes the following assessment items: 

 Natural hazards, 
 Vehicle access and parking, 
 Earthworks to complete the subdivision, 
 Stormwater and wastewater, and 
 Water supply and firefighting. 

 L i m i t a t i o n s  

This report has been prepared by Haigh Workman for the sole benefit of 2052 SH10 Waipapa Limited (the client) 
with respect to the brief outlined to us. This report is to be used by our client and consultants and may be relied upon 
by the Far North District Council (FNDC) when considering the application for the proposed unit title subdivision and 
development.  The information and opinions contained within this report shall not be used in any other context for 
any other purpose without prior review and agreement by Haigh Workman.  

It has been assumed in the production of this report that the site is to be subdivided and subsequently redeveloped 
at the site identified. If any of these assumptions are incorrect, then amendments to the recommendations made in 
this report may be required. 

The comments and opinions presented in this report are based on the findings of the desk study and ground 
conditions encountered during an intrusive site visit performed by Haigh Workman. There may be other conditions 
prevailing on the site which have not been revealed by this investigation and which have not been taken into account 
by this report. Responsibility cannot be accepted for any conditions not revealed by this investigation. Any diagram 
or opinion on the possible configuration of strata or other spatially variable features between or beyond investigation 
positions is conjectural and given for guidance only.   

2 Site Description 

 S i t e  I d e n t i f i c a t i o n  

Site Address:  2052 State Highway 10, Waipapa 
Legal Description: Lot 1 & Lot 2 DP 203824, Lot 2 DP 205437 
Area: 4,288 m2 
FNDC Zoning: Commercial 

 S i t e  D e s c r i p t i o n  

The site is legally described as Lot 1 & Lot 2 DP 203824, Lot 2 DP 205437, it has an irregular shape, covering an area 
of 4,288 m2. The site contains an existing two-level commercial structure (Gas & Tyre) and a single-level dwelling 
with associated garaging. Access is via an existing crossing directly off State Highway 10. The site is mostly 
developed with buildings, parking and yarding but with a grassed area adjacent to the northern boundary.  
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The site is located to the north of the Waipapa township with residential properties to the north, east and west and 
commercial businesses to the south and southeast. 

The nearest surface water body is the Whiriwhiritoa Stream, which is approximately 330 m west of the site (at the 
closest point by plan measurement). The site generally slopes towards the south. The site is shown below in Figure 
1 and provided in Appendix A. 

 
 Figure 1 – Site Location Plan (Source: Far North District Council GeoMaps) 

 P r o p o s e d  D e v e l o p m e n t  

A Proposed Site Plan from Archiology Limited (drawing RC-A101 dated 23 April 2026) shows the proposed commercial 
development. Based on the proposed site plan, we understand that the client intends to repurpose the existing 
structure (Gas & Tyre) to create six units, remove the existing dwelling and associated structures to allow a further 
twelve units, providing a total 18 commercial units set around a central car parking area. The Proposed Site Plan 
drawing from Archiology Limited is provided in Appendix A. 

Our understanding is that a total of 18 unit titles will be created. It is uncertain at this time if proposed Unit 9 will be 
developed. For assessment purposes we have assumed a build size of 120 m2.  

 D i s t r i c t  P l a n  Z o n i n g  

The site is zoned as ‘Commercial’ under the FNDC (Operative in Part) District Plan. 

It is our understanding that the proposed unit title subdivision is a ‘Discretionary’ Activity based on the earthworks 
volumes for the site. 

The Site 

Waipapa 
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3 Environmental Setting 

 P u b l i s h e d  G e o l o g y  

Sources of Information:  

 Institute of Geological & Nuclear Sciences (GNS), 1:250,000 scale, Geological Map 2, 2009: ‘Geology of the 
Whangarei Area’, 

 NZMS 290 Sheet P 04/05, 1: 100,000 scale, 1980: ‘Soil map of Whangaroa-Kaikohe’. 

3.1.1 Weathered Geology (Soils)  

New Zealand Land Inventory maps 290 Sheet P04/05 Soil Map of the Whangaroa – Kaikohe area indicates that the 
site is underlain by ‘soils of the rolling and hill land; well to moderately well drained Okaihau gravelly friable clay 
(OK)’. The NZMS Sheet ‘Whangaroa – Kaikohe’ map of the site and surrounding area is provided below in Figure 2. 

 
Figure 2 – NZMS 290 Sheet P04/05 Soil Map 

3.1.2 Bedrock Geology  

The geology underlying the site is mapped as late Miocene to Pliocene basalt lava, volcanic plugs and minor tuff (Pvb) 
comprising of the Kerikeri Volcanic Group. The GNS geologic map of the site and surrounding area is provided below 
in Figure 3 with geological units explained in Table 2. 

Site Location 
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Figure 3 – Geological Map (Source: GNS Sciences Geology Website) 

Table 2 – Geological Unit Table  

Symbol Unit Name Description 

Basalt flows, volcanic plugs and minor tuff.Kerikeri Volcanic GroupPvb

Unconsolidated to poorly consolidated mud, sand, gravel andTauranga GroupQ1a
peat deposits of alluvial, colluvial and lacustrine origins. 

Partly consolidated mud, sand, gravel and peat or lignite ofTauranga GroupeQa
alluvia, colluvial, lacustrine, swamp and estuarine origins. 

4 Site Investigations  

 S i t e  W a l k o v e r   

A walkover of the site was undertaken on 16 April 2026 and included site mapping for stormwater and soakage 
testing for effluent disposal.  

 S u b s u r f a c e  I n v e s t i g a t i o n  

Subsurface investigations were carried out primarily to test the soakage, categorise the soils and check the 
groundwater level for effluent disposal purposes. Three testpits were excavated as part of the soakage testing in the 
central car parking area. These were dug to an approximate depth of 0.5m  using an excavator.  This was followed by 
100 mm Ø hand augered bore holes extending from the bases to achieve a total depth below ground level ranging 
1.1 to 1.4 m.   

The underlying soils can be summarised as comprising moist a red / brown clayey silt and redder silt, the topsoil 
already having been removed for the existing car park construction. Groundwater was not encountered. A more 

Site Location 

Pvb 

Q1a 

eQa 
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detailed description, including test pit and bore hole logs is given in the On-site Wastewater Design Report, Ref. 26 
067, 6 May 2026 by Haigh Workman. 

5 Natural Hazards 
The National Policy Statement for Natural Hazards 2025 (NPSNH 2025) became operative on 15 January 2026, 
establishing nationally consistent requirements for assessing and managing natural hazard risk under the Resource 
Management Act 1991 (RMA). 

Natural hazards listed in Part 1: Preliminary provisions 71(3) of NPSNH 2025 include: flooding, landslips, coastal 
erosion, coastal inundation, active faults, liquefaction, and tsunami. 

The NPSNH requires that natural hazard risk be assessed using the likelihood level against consequence level 
methodology defined in Appendix 1 (Risk Matrix). 

 Hazard likelihood (rare, unlikely, possible, likely, almost certain), 
 Consequences (insignificant to catastrophic), and 
 Resulting risk classification (low, medium, high, very high). 

The NPSNH requires management measures to be proportionate to the level of natural hazard risk: 

 Low risk: Development may generally proceed with standard controls, 
 Medium risk: Mitigation and design measures must reduce risk to acceptable levels, and 
 High / very high risk: Avoidance is required unless effective mitigation demonstrably reduces risk. 

This natural hazard assessment has been based on a desktop review of mapped information and is detailed below in 
Table 2. 

Table 2 – Natural Hazard Assessment  

Natural 
Hazard 

Desktop Assessment Likelihood Consequence Risk Comments 

Flooding 
No mapped flood hazards 
on or adjacent to the site 

(Source – NRC) 
LowMinorRare

Surface water is able 
to drain off the site 

onto SH10 

Landslips / 
Slope 

Instability 

Geology and gradient 
indicates that the site is 

not likely to be susceptible 
to instability  

(Source – GNS science, site 
investigation) 

LowMinorUnlikely

Mapping land 
susceptible to 

instability is based on 
Proposed District Plan 

criteria 

Coastal 
Erosion 

The site is not located near 
a coastline 

-LowNegligibleVery Rare

Coastal 
Inundation 

No mapped coastal 
hazards on or adjacent to 

the Site (Source – NRC) 
-LowNegligibleVery Rare

Active Faults 
There are no active faults 

mapped in Northland 
(Source – GNS science) 

-LowNegligibleVery Rare

Liquefaction 
Mapped liquefaction risk 

for the site is unlikely  
(Source – FNDC) 

-LowMinorRare
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Tsunami 
No mapped Tsunami risk to 

the site 
(Source – NRC) 

-LowNegligibleVery Rare

There is no significant risk from natural hazards that would cause Section 106 of the RMA to apply. 

 F l o o d  M a p p i n g  

The site is not mapped by the FNDC or NRC as being subject to flooding. The site is near level with a gentle slope 
towards the south to southeast. 

The site does not lie within any mapped river or coastal flood hazard areas, as shown below in Figure 4 with the 
river hazard zone displayed in blue.  

 
Figure 4 – Mapped 10yr and 100yr River Flood Hazard Zone (Source: Northland Regional Council GIS Website) 

 L a n d s l i p s  /  S l o p e  I n s t a b i l i t y  

Near level to gently sloping Kerikeri Volcanic Group geology is unlikely to be susceptible to instability based on 
assessment criteria to identify land which may be subject to instability in the Far North District (LDE, 2019) adopted 
in the Proposed District Plan. Specifically, the land is underlain by a ‘Low Hazard’ geological unit (Kerikeri Volcanic 
Group (Rhyolite Domes, Basalt, Scoria) and is not sloping steeper than 1V:3H (18°). 

Legend 

 

 

 

Site Location 
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 L i q u e f a c t i o n  

FNDC mapping (refer Figure 5 below) indicates that the site is located within an area assessed as being unlikely to be 
vulnerable to liquefaction. Based on this mapping, and the generally cohesive clayey silt soils and basalt derived 
geology described in Section 3, liquefaction is assessed as a low natural hazard risk for the developable area.   

 
Figure 5 – Liquifaction Vulnerablility Assessment (Source: FNDC) 

6 Traffic 

 T r a n s p o r t  A s s e s s m e n t  R e p o r t  ( T E A M )  

A Transport Assessment Report Ref. 251322 dated 24 April 2026 has been carried out by Traffic Engineering & 
Management Limited (TEAM). 

 A c c e s s  

The existing site has an existing 6.0 m wide crossing off State Highway 10 plus flares. The crossing is sealed as far as 
the property boundary but in a worn but serviceable state with patch repairs. 

The TEAM report assesses two vehicle crossings that can operate as a separated entry and exit as being adequate. 
The existing (northern) crossing will be retained as the entry and a second new crossing 10 m to the south serves as 
the exit, connected by a circulatory manoeuvring aisle within the site. 

The report says that safe access can be achieved and makes reference to New Zealand Transport Authority (NZTA) 
Access Type C and Type E but provides no firm recommendations including the need for carriageway widening and 
tapers. 

Site Location 
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Haigh Workman has since been engaged to provide a further Traffic Report confirming the type of crossing. 

 P a r k i n g  &  L o a d i n g  

Under the National Policy Statement on Urban Development (NPS-UD) 2020, the Operative District Plan no longer 
has minimum on-site car parking requirements for commercial zones, in Tier 1, 2, and 3 urban environments.  

However, having said this, 40 onsite car parking spaces are proposed which the TEAM report assesses as adequate. 

Two loading spaces are proposed which the TEAM report assesses as suitably sized to accommodate two medium 
rigid trucks or one large rigid truck. 

 P e d e s t r i a n  &  C y c l i s t  A c c e s s  

A 1.8 m wide demarcated footpath is proposed within the site providing a connection to each commercial unit. This 
in turn connects to the existing footpath on State Highway 10 that leads into Waipapa. 

Cyclists can use the proposed vehicle crossings for access. 

7 Earthworks 

 P r o p o s e d  E a r t h w o r k s  

Under the FNDC District Plan and FNDC Proposed District Plan, earthworks cut and fill are added together whilst 
drainage is not included. The proposed earthworks at the time of subdivision are associated with forming the building 
platforms for the new commercial units, driveways, parking and manoeuvring and drainage.  

The proposed earthworks covers an area of 3,300 m2 and includes a cut volume of 1,346 m3 and gravel fill for the 
carpark / concrete area is estimated at 600 m3 . The total cut / fill volume is estimated at 1,346 + 600 = 1,946 m3. Cut 
materials are to be carted offsite, fill is to be imported granular hardfill. A retaining wall is located along the northern 
boundary with a maximum height of 1.25 m. Refer Earthworks Plan by Archiology Limited provided in Appendix A. 

Excavation and / or filling in the Commercial Zone is a Permitted Activity under the FNDC District Plan, with an 
earthworks permit required in accordance with council bylaws.  

Under the FNDC Proposed District Plan Standard EW-S1 excavation and / or filling in the Mixed Use Zone exceeds 
200 m3 in any 12-month period. Consent may be required under that rule, dependant on the timing of the application. 

As earthworks are anticipated at the time of subdivision / development, the following rules and standards have legal 
effect and will be complied with: 

 Earthworks Rule EW-R12 (Earthworks and the discovery of suspected sensitive material), 

 Earthworks Rule EW-R13 (Earthworks and erosion and sediment control), 

 Standard EW-S3 Accidental Discovery Protocol, and 

 Standard EW-S5 Erosion and sediment control. 

 E a r t h w o r k s  C o n s t r u c t i o n  

Any earthworks should be carried out in accordance with NZS 4404 and Council’s Engineering Standards and 
Guidelines.    

Erosion and sediment control for earthworks will be carried out in accordance with Council’s Engineering Standards 
and Guidelines and Auckland Council GD05. 
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The appended Earthworks Plan by Archiology Limited shows silt fencing. The site already contains a large yarding 
area in gravel and seal. Careful staging of the works will help to limit exposed earthworks areas, and the existing 
metal can be spread across the subgrade to stabilise the surface. 

Specific controls will be required at the site entrance to prevent mud being tracked onto the road. As a minimum the 
entrances should be stabilised using clean gravel and a jet washer used to remove mud stuck on tyres. Stormwater 
outlets should also be protected using ‘socks’ formed from coir or of filter fabric fill with bark mulch. These should 
be placed at cesspit and culvert inlets.  

8 Stormwater Management 

 E x i s t i n g  S i t e  D r a i n a g e  

The existing site drainage is shown on the topographical survey plan appended. The system comprises cesspits 
collecting yarding runoff and roof downpipes all connected to the Council 450 mm diameter stormwater pipe on 
SH10. 

 R e g u l a t o r y  F r a m e w o r k  

8.2.1 FNDC District Plan 

The site is zoned as ‘Commercial’. The relevant activity rules for stormwater management are as follows: 

Permitted Activity 

7.7.5.1.11 STORMWATER MANAGEMENT  
The disposal of collected stormwater from the roof of all new buildings and new impervious surfaces provided 
that the activity is within an existing consented urban stormwater management plan or discharge consent.  

Controlled Activity  

7.7.5.2.3 STORMWATER MANAGEMENT  
The disposal of collected stormwater from the roof of all new buildings and new impervious surfaces provided 
that:  
(a) where the means of disposal of collected stormwater will be by way of piping to an approved outfall, each 
allotment shall be provided with a piped connection to the outfall laid at least 600mm into the net area of the 
allotment. This includes land allocated on a cross-lease; and  
(b) the stormwater collection system shall be designed to avoid any contaminants stored or used on the site from 
being entrained in any stormwater discharge unless that stormwater is discharged through a stormwater 
interceptor system; and  
(c) the site is managed such that the concentration of contaminants in stormwater leaving the site do not pose 
an immediate or long term hazard to human health or the environment. 

Subdivision Rule relating to stormwater disposal is 13.7.3.4. The pertinent sections relating to this site are: 

13.7.3.4 STORMWATER DISPOSAL 
(a) All allotments shall be provided, within their net area, with a means for the disposal of collected stormwater 
from the roof of all potential or existing buildings and from all impervious surfaces, in such a way so as to avoid 
or mitigate any adverse effects of stormwater runoff on receiving environments, including downstream 
properties. This shall be done for a rainfall event with a 10% Annual Exceedance Probability (AEP). 
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(d) All subdivision applications creating sites 2ha or less shall include a detailed report from a Chartered 
Professional Engineer or other suitably qualified person addressing stormwater disposal. 

8.2.2 Regional Plan for Northland  

The Operative Regional Plan for Northland (dated 27 March 2026) Rule C.6.4.2 provides for the diversion and 
discharge of stormwater from outside a public stormwater network provided (amongst other conditions): 

2) the diversion and discharge does not cause or increase flooding of land on another property in a storm event 
of up to and including a 10% Annual Exceedance Probability (AEP) or flooding of buildings on another property 
in a storm event of up to and including a 1% AEP. 

7) the discharge does not contain more than 15 milligrams per litre of total petroleum hydrocarbons, and 

8) the discharge does not cause any of the following effects in the receiving waters beyond the zone of 
reasonable mixing: 

a) the production of conspicuous oil or grease films, scums or foams, of floatable or suspended materials, or 

b) a conspicuous change in the colour or visual clarity, or 

c) an emission of objectionable odour, or d) the rendering of freshwater unsuitable for consumption by farm 
animals, or 

e) the rendering of freshwater taken from a mapped priority drinking water abstraction point (refer I Maps 
Ngā mahere matawhenua) unsuitable for human consumption after existing treatment. 

The Regional Plan Permitted Activity rule does not specifically require attenuation to existing consented development 
levels, provided there is no increase in downstream flooding for the 10% AEP event.  

8.2.3 FNDC Engineering Standards 2023 

The pertinent sections relating to stormwater management in the FNDC Engineering Standards 2023 are as follows: 

Chapter 4: Stormwater and Drainage 
4.1.3 Performance Standards 
e. The primary stormwater system shall be capable of conveying 10% AEP design storm events without 
surcharge (see Section 4.3.9 Hydrological Design Criteria). 
 
4.1.6. Managing Effects of Land Use on Receiving Environments 
Hydrological balance can be partly maintained by limiting the maximum rate of discharge and peak flood levels 
for post-development to that at pre-development levels and enabling infiltration to minimise impacts on base 
flow and ground water recharge. 
 
Peak flow management can be achieved using detention storage, utilising extended duration, for the duration 
of a limited peak flow event. Therefore, in the absence of more detailed assessment of stream stability, the 
discharges from detention devices into a stormwater network shall be constrained to 80% of pre-development 
peak flow rate. These constraints may be relaxed, subject to detailed assessments and hydrological / hydraulic 
modelling of the catchment being provided. 
 
4.3.8. System Design 
Table 4-1: Minimum Design Summary 
Current rainfall (i.e. not climate change adjusted) shall be used for the following: 
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• Determining pre-development stormwater runoff flows and volumes for use in combination with calculated 
post development flows to determine stormwater treatment (quantity and quality) requirements. 
 
Climate change adjusted rainfall shall be used for the following: 
• Determining post-development stormwater runoff flows and volumes for stormwater infrastructure design. 
 
Flood Control (1% AEP event). Detention required, limiting the post-development 1% AEP event flow rates to 
80% of the pre-development 1% AEP event flow rates. 
 
Flow attenuation (Attenuation of the 50% and 20% AEP events). Limit the post-development 50% and 20% AEP 
event flow rates to 80% of the pre-development flows through controlled attenuation and release. Typically, 
always required in the upper catchment and sometimes not required where development site is located in 
proximity to the catchment outlet, discharging to a watercourse with sufficient network capacity, and where 
flow attenuation may worsen flooding hazards due to relative timing of peak flows. This is subject to assessment 
demonstrating no negative impacts would occur. If the proposed stormwater discharge is into a tidal zone, then 
no attenuation is required. 
 
Design rainfall – Current rainfall (i.e. not climate change adjusted) shall be used for determining pre-
development stormwater runoff flows and volumes for us in combination with calculated post development 
flows to determine stormwater treatment (quantity and quality) requirements. 
 
Climate change adjusted rainfall shall be used for determining post-development stormwater runoff flows and 
volumes for stormwater infrastructure design. 

 I m p e r m e a b l e  S u r f a c e s  

Pre and post development impermeable surfaces are shown below in Table 3. The most recent Building Consent 
stamped approved plans (2006) are appended. Post development impermeable surfaces are shown on the proposed 
development plans provided in Appendix A.  

Table 3 – Pre (2006) and Post Development Impermeable Surfaces  

Pre Development Surfaces 

Component Coverage (m2) 

721Roof – existing building

210Roof – existing dwelling

36Roof – existing garage

1,030Hardstand - asphalt

285Hardstand - concrete

2,282Total Impermeable Surfaces (Existing)

4,288Site Area

53.2% Site Coverage

Post Development Surfaces 

1,835Roof – existing and proposed new buildings

Driveway, carparking and footpaths (concrete) 2,008 
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Gravelled laydown area 189 

Total Impermeable Surfaces (Proposed) 4,032 

Site Area 4,288 

% Site Coverage 94.0 

* District Plan definition for impermeable surfaces does not include water tanks up to 20 m2 area, slatted timber decks and pathways        

< 1 m wide. 

The proposed impermeable surfaces comply with ‘Commercial’ zone Permitted Activity. 

We recommend that stormwater runoff be attenuated back to 80% of the existing consented development. 

To comply with the FNDC District Plan and Regional Plan for Northland, the appropriate return event for stormwater 
attenuation design is the 10% AEP event. 

 C u r r e n t  S t o r m w a t e r  M a n a g e m e n t  

Stormwater runoff for the existing development is via a piped network that connects directly to the Council 450 mm 
diameter stormwater pipeline located on State Highway 10. 

Stormwater modelling by FNDC (flood modelling 2007 by GHD Consultants) displayed on the FNDC GIS provides 
pipeline flows for various scenarios. 

The GHD model indicates no secondary overland flow, even for the Maximum Probable Development + Climate 
Change (MPD + CC) scenario. This demonstrates that the current stormwater network has capacity during a 10% AEP 
event. See Figure 5 below.  

However, since NRC hazard mapping shows river flooding associated with the Whiriwhiritoa Stream downstream of 
the site, we recommend stormwater attenuation for the proposed additional impermeable surfaces. 
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Figure 5 – GHD Flood Modelling Assessment Data for Existing Stormwater Pipe (Source: FNDC GIS Website) 

 E f f e c t s  o n  R u n o f f  

The peak stormwater runoff for the pre and post scenarios were modelled using HydroCAD using a SCS TR-20 Type 
1A storm profile with rainfall from HIRDs V4 for the 10% AEP historical rainfall provided below in Table 4 and Table 
5. Runoff coefficients (CN) have been taken from FNDC Engineering Standards 2023 Table 4.3 for Type C low 
permeability soils. 

We only apply the ‘80% of pre-development’ rule to the undeveloped grassed area, which becomes the proposed 
commercial units.  

Table 4 – Post Development Run-off (historical rainfall using HydroCAD) 

Component 
Area 
(m2) CN 

I (24hr rainfall) 
(mm) Q (L/s) 

20.57.1981,835Roof – existing and proposed buildings

Driveway, carparking and footpaths 
(concrete) 22.47.1982,008

2.17.198189Gravelled laydown area

1.77.174256Grass

46.74,288Total

Table 5 – Pre Development (BC Consented – 2006) Run-off (historical rainfall using HydroCAD) 

Component Area 
(m2) 

CN I (24hr rainfall) 
(mm) 

Q (L/s) 

8.17.198721Roof – existing building

2.37.198210Roof – existing dwelling

Legend: 
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0.47.19836Roof – existing garage

11.57.1981,030Hardstand - asphalt

3.27.198285Hardstand - concrete

10.37.1742,006Grass (80%)

35.74,288Total

11.0Additional Runoff

The proposed development will result in an increase in peak stormwater runoff of 11.0 L/s during the 10% AEP event.   

 P r o p o s e d  S t o r m w a t e r  M a n a g e m e n t  

8.6.1 Stormwater Quantity 

Roof runoff from Units 10 – 18 will be managed using two 25,000 L cylindrical tanks (3.5 m diameter), each fitted 
with a 34 mm outlet orifice positioned 0.65 m above the tank base. Runoff from Units 4 – 8 will be attenuated using 
a single 10,000 L slimline tank (1.15 m diameter) with a 36 mm outlet orifice. Roof water from Units 1 – 3 will 
discharge directly to the existing stormwater outlet, which connects to the Council stormwater pipe on State Highway 
10. 

Concentrated flows from attenuation tanks, roof downpipes, concreted yarding and the like shall be piped to the 
Council stormwater network via the existing stormwater connection. See Drainage Plan provided in Appendix A. 

8.6.2 Stormwater Quality 

The Regional Plan Rule C.6.4.2 sets stormwater contamination limits for: 

 Petroleum hydrocarbons and the production of conspicuous oil or grease films, scums or foams, of 
floatable or suspended materials 

 Changes in the colour or visual clarity, objectionable odour, or the rendering of freshwater unsuitable for 
consumption by farm animals, or freshwater taken from mapped priority drinking water abstraction points 

There are no mapped downstream drinking water abstraction points, refer Figure 6 below. 

The development of the site for commercial use should not generate stormwater contamination higher than for 
standard car parking. Cesspit inlets are designed to capture sediments and larger contaminants, filters such as 
‘enviropods’ can be introduced if it is considered necessary to capture finer sediment or floating rubbish. 

Prevention of liquid / soluble pollutants entering the stormwater system is reliant on education and individual’s 
respect for the environment and following good practice such as using commercial vehicle washes and disposing of 
waste liquids in a controlled manner. Awareness can be improved by signage such as cesspit inlets embossed with 
‘DUMP NO WASTE FLOWS TO SEA’, these are available from Hynds. Other forms of education are policy statements, 
tenancy agreement clauses or voluntary code of practices. 
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Figure 6 – Northland Drinking Water Takes (Source: NRC GIS Website) 

 F N D C  A s s e s s m e n t  C r i t e r i a  

The proposed stormwater management has been assessed against the assessment criteria in Section 11.3 of the 
FNDC District Plan as follows:  

Table 6 – Far North District Plan Section 11.3 Assessment Criteria Stormwater Management 

Stormwater Disposal Assessment Criteria Comment 

(a) the extent to which building site coverage and 
Impermeable Surfaces contribute to total catchment 
impermeability and the provisions of any catchment or 
drainage plan for that catchment. 

Additional runoff over and above the existing 
consented development will be attenuated back to 
pre-development levels for the 10% AEP. 

(b) the extent to which Low Impact Design principles 
have been used to reduce site impermeability. 

The use of SW attenuation tanks is a form of Low 
Impact Design. 

(c) any cumulative effects on total catchment 
impermeability. 

Additional runoff over and above the existing 
consented development will be attenuated back to 
pre-development levels, thereby cancelling any 
cumulative effects on total catchment. 

(d) the extent to which building site coverage and 
Impermeable Surfaces will alter the natural contour or 
drainage patterns of the site or disturb the ground and 
alter its ability to absorb water. 

Drainage patterns will not be altered by the proposed 
subdivision.  

The soils present onsite are moderately well drained.(e) the physical qualities of the soil type.

(f) any adverse effects on the life supporting capacity of 
soils. 

None. 

Site Location 
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(g) the availability of land for the disposal of effluent 
and stormwater on the site without adverse effects on 
the water quantity and water quality of water bodies 
(including groundwater and aquifers) or on adjacent 
sites. 

There is sufficient suitable land available for the 
disposal of effluent plus reserve areas, in compliance 
with required setbacks from boundaries and 
flowpaths.  

(h) the extent to which paved, Impermeable Surfaces are 
necessary for the proposed activity. 

Future commercial development on the site will result 
in impermeable surfaces which will be attenuated.  

(i) the extent to which landscaping and vegetation may 
reduce adverse effects of run-off. 

Undeveloped areas will be grassed and in the central 
car park area – planted with evapotranspiration 
species.  

(j) any recognised standards promulgated by industry 
groups. 

Stormwater attenuation is a recognised means for 
mitigating the effects of increased impermeable 
surfaces. 

(k) the means and effectiveness of mitigating 
stormwater runoff to that expected by permitted 
activity threshold. 

Stormwater attenuation limiting runoff to previously 
consented levels has been designed for the site.    

(l) the extent to which the proposal has considered and 
provided for climate change. 

Stormwater attenuation design for the site is in 
accordance with FNDC Engineering Standards 2023. 

(m) The extent to which stormwater detention ponds 
and other engineering solutions are used to mitigate 
any adverse effects. 

Attenuation tank(s) have been detailed for the site. 
Detention ponds are not required.  

9 Potable Water 

 P o t a b l e  W a t e r  S u p p l y  

The Site is currently connected to the reticulated water supply network and approval is sought to connect the 
proposed development to that network.   

There is a 63 mm diameter rider main on the road frontage, and a 200 mm diameter water main on the opposite side 
of the road. 

An application to connect, detailing the connection, backflow prevention and metering arrangements will be 
required.  Supply flows and pressures should be reviewed for suitability as part of the design. 

 F i r e  F i g h t i n g  

Council Engineering Standards and Fire and Emergency NZ require a water supply that is adequate for firefighting 
purposes. There is a 200 mm diameter water main with two fire hydrants located on State Highway 10, one opposite 
the site entrance and a second to the south within 135 m of the site.  

The hydrant positioning and performance should be reviewed for satisfaction of firefighting requirements. 
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10 Wastewater 
The site is not able to connect to the Council sewer system. Haigh Workman has carried out an Onsite Wastewater 
Design Report for a proposed communal system. Refer report Ref. 26 067, Onsite Wastewater Design Report, 2052 
State Highway 10, Waipapa, May 2026).  

 

 

 

End of Report – Appendices to follow. 
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Appendix A – Site Drawings 

Drawing No. Title 

26 067 / 1  Site Location Plan 
RC-A102 Proposed Site Plan (Archiology Limited, dated 21 May 2026) 
RC-A103 Proposed Earthworks Plan (Archiology Limited, dated 21 May 2026) 
RC-A110 Drainage Plan (Archiology Limited, dated 21 May 2026) 

A101 
Building Consent 2006 (pre-development surfaces)                                  
(IES Construction Limited, dated 5 April 2006) 

SWD01 Attenuation Tank Detail (Haigh Workman, dated 18 May 2026) 
10886 Topographical Survey (Thomson Survey, dated 25 February 2026) 
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- EXCAVATION AND GROUND CONDITIONS MUST 
BE INSPECTED BY THE GEOTECH ENGINEER.

- ENSURE TO ERECT SILT CONTROL FENCES & 
WATER DIVERSION TRENCH AWAY FROM THE 
EXCAVATION PRIOR TO ANY EXCAVATION 
TAKING PLACE.

- ENSURE THAT THE SUPPRESSION OF DUST IS 
ATTENDED TO IF IT BECOMES AN ISSUE.

- SILT FENCE IN VICINITY OF EXCAVATION AS 
SHOWN.

- PROPOSED LOCATION OF THE BUILDING IS TO 
BE PEGGED BY A SURVEYOR IN THE CONFIRMED 
LOCATION.

- PEG FFL *DATUM BY SURVEYOR ON SITE - (PEG 
FFL AGAINST FENCE - OUT OF THE WAY).

- CONTRACTOR TO VERIFY ALL EXTERNAL 
MEASUREMENTS OF EXISTING DWELLING PRIOR 
TO SETOUT.
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Archiology Limited

• THIS DRAWING SHALL NOT BE SCALED.

• CONTRACTOR SHALL VERIFY AND BE RESPONSIBLE 
FOR ALL DIMENSIONS ON SITE PRIOR TO 
CONSTRUCTION OR FABRICATION IF IN DOUBT - 
ASK. 

• ARCHIOLOGY LTD IS TO BE NOTIFIED OF ANY 
VARIATION BETWEEN SITE DIMENSIONS AND 
THOSE ON PLANS.

• THESE DRAWINGS REMAIN THE PROPERTY OF 
ARCHIOLOGY LTD AND SHOULD NOT BE COPIED IN 
ANY FORM OR PASSED ON TO A THIRD PARTY 
WITHOUT PRIOR WRITTEN CONSENT.

• ALL CONSTRUCTION TO COMPLY WITH 
NZS3604:2011 AND NZBC:1992 + AMENDMENTS.

• BLOCKING TO COMPLY WITH NZS3604:2011 - NOT 
SHOWN CLARITY.

• ALL TIMBER TO BE GRADE SG8 UNLESS SPECIFIED 
OTHERWISE.

• ALL FIXING OR FASTENINGS WITHIN 600mm OF 
FINISHED GROUND LEVEL TO BE STAINLESS STEEL.
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BUILDER TOCHECK LOCATIONS,
LEVELS, DEPTHS ETC. OF ALL
INGROUND SERVICES PRIOR TO All stormwater from roof,

COMMENCEMENT. - driveways & watertank
0

INSPECTION REQUIRED ON overflow to be disposed
THESEPIANS ANDSPECIFICATIONS MUST BE

KEPT 'ON SrTE'DURING CONSTRUCTION. ALL

'WATER SUPPLY & SOIL/WAS ' of Jg N,Z,B,C. El BOUNDARY PEGS MUST BE LOCATED AND
DISPOSAL PIPES, PRIOR -

COVERAGE WITH CONCRET Local Purpose Reserve (Accessway) 2.0 wide
45°16' 56.34 boundary FLAGGED BEFORE WORK IS COMMENCED.
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THERE OF REMAIN THE PROPERTY OF HAIGH WORKMAN LTD.   ©2020
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  10,000 L slimline tank
Inlet

Overflow 100 mm Ø

2.32 m
  Retention storage

Volume required = 6.7 m³ (min)

Tee Junction 100 mm Ø
  with inspection cap Ground level varies

Attenuation orifice (1 x 36 mm Ø)

Ø 100 mm PVC
pipe discharging
from roof 25,000 L attenuation tank

NOTE

· Maximum orifice pipe length is 150mm. Allow 
75mm clearance from end of pipe to outside tank 
wall

· Fix orifice pipe to tee junction using reducer fittings

25,000  L attenuation  tank

Ø 100 mm overflow outlet

Ø  100  mm PVC
pipe

Ø 34 mm outlet 
orifice

Ø
 

100
 

mm PVC to discharge location.
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We do not guarantee the underground location of any pipe or cable.
Lines shown are indicative from services visible on the surface.

NOTES AND DISCLAIMERS

This drawing has been produced solely for the the use 
intended by the client stated on the plan, and must not 
be used for any other purpose. Thomson Survey accepts 
no responsibility for this plan, or any data on this plan, to 
be used for any other purpose. 

Please check data and advise Thomson Survey Ltd of 
any discrepancies or omissions.

Appellation information shown hereon was sourced from 
Quickmap
Refer to record of title for easement
or covenant details if any.
The accompanying digital data must be read in conjunction 
with the information shown here.

Local Authority:  Far North District Council

Coordinate System: NZGD Mt Eden 2000
Coordinate Origin:  IB 1 DP 397550 

Level Datum: NZVD2016
Levels in terms of: RM 1 SO 55463 (C31K) RL: 93.32

Equipment used:  Leica GS18 RTK GPS
All measurements are to GPS accuracy. Precise levels 
have not been done. 

Contour interval is: 0.2m MINOR, 1.0m MAJOR

Manholes and Cespitts inverts are displayed clockwise 
from outlet. Eaves are measured at the face of barge or 
gutter as applicable.

All information supplied must be checked before construction.
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Appendix B – HydroCAD Data 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



11S

Predevelopment
 Permeable Surfaces

12S

Previously Consented
 Impermeable surfaces

10L

Existing-Consented

80S

80%

Routing Diagram for 26 067_20260506_(Type 1A)-80%Predevelopment
Prepared by Haigh Workman Limited,  Printed 19/05/2026

HydroCAD® 10.20-4c  s/n 13322  © 2024 HydroCAD Software Solutions LLC

Subcat Reach Pond Link



26 067_20260506_(Type 1A)-80%Predevelopment
  Printed  19/05/2026Prepared by Haigh Workman Limited

Page 2HydroCAD® 10.20-4c  s/n 13322  © 2024 HydroCAD Software Solutions LLC

Area Listing (all nodes)

Area

(sq-meters)

CN Description

(subcatchment-numbers)

1,030.0 98 Asphalt  (12S)

285.0 98 Concrete  (12S)

967.0 98 Roof  (12S)

2,006.0 74 grass (eng standards  (11S)

4,288.0 87 TOTAL AREA



26 067_20260506_(Type 1A)-80%Predevelopment
  Printed  19/05/2026Prepared by Haigh Workman Limited

Page 3HydroCAD® 10.20-4c  s/n 13322  © 2024 HydroCAD Software Solutions LLC

Soil Listing (all nodes)

Area

(sq-meters)

Soil

Group

Subcatchment

Numbers

0.0 HSG A

0.0 HSG B

0.0 HSG C

0.0 HSG D

4,288.0 Other 11S, 12S

4,288.0 TOTAL AREA



26 067_20260506_(Type 1A)-80%Predevelopment
  Printed  19/05/2026Prepared by Haigh Workman Limited

Page 4HydroCAD® 10.20-4c  s/n 13322  © 2024 HydroCAD Software Solutions LLC

Ground Covers (all nodes)

HSG-A

(sq-meters)

HSG-B

(sq-meters)

HSG-C

(sq-meters)

HSG-D

(sq-meters)

Other

(sq-meters)

Total

(sq-meters)

Ground

Cover

0.0 0.0 0.0 0.0 1,030.0 1,030.0 Asphalt

0.0 0.0 0.0 0.0 285.0 285.0 Concrete

0.0 0.0 0.0 0.0 967.0 967.0 Roof

0.0 0.0 0.0 0.0 2,006.0 2,006.0 grass 

(eng 

standard

s

0.0 0.0 0.0 0.0 4,288.0 4,288.0 TOTAL 

AREA



Type IA 24-hr  Type 1A-10yr Rainfall=170 mm26 067_20260506_(Type 1A)-80%Predevelo
  Printed  19/05/2026Prepared by Haigh Workman Limited

Page 5HydroCAD® 10.20-4c  s/n 13322  © 2024 HydroCAD Software Solutions LLC

Time span=0.00-24.00 hrs, dt=0.01 hrs, 2401 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind method  -  Pond routing by Stor-Ind method

Runoff Area=2,006.0 m²   0.00% Impervious   Runoff Depth>95 mmSubcatchment 11S: Predevelopment 
   Tc=10.0 min   CN=74   Runoff=12.9 L/s  191.5 m³

Runoff Area=2,282.0 m²   100.00% Impervious   Runoff Depth>163 mmSubcatchment 12S: Previously 
   Tc=10.0 min   CN=98   Runoff=25.5 L/s  373.0 m³

   Inflow=35.7 L/s  526.2 m³Link 10L: Existing-Consented
   Primary=35.7 L/s  526.2 m³

  x 0.80   Inflow=12.9 L/s  191.5 m³Link 80S: 80%
   Primary=10.3 L/s  153.2 m³   Secondary=2.6 L/s  38.3 m³

Total Runoff Area = 4,288.0 m²   Runoff Volume = 564.5 m³   Average Runoff Depth = 132 mm
46.78% Pervious = 2,006.0 m²     53.22% Impervious = 2,282.0 m²
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Summary for Subcatchment 11S: Predevelopment Permeable Surfaces

Runoff = 12.9 L/s @ 8.01 hrs,  Volume= 191.5 m³,  Depth> 95 mm
     Routed to Link 80S : 80%

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type IA 24-hr  Type 1A-10yr Rainfall=170 mm

Area (m²) CN Description
* 2,006.0 74 grass (eng standards

2,006.0 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (meters) (m/m) (m/sec) (m³/s)
10.0 Direct Entry, 

Subcatchment 11S: Predevelopment Permeable Surfaces

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr
Type 1A-10yr Rainfall=170 mm

Runoff Area=2,006.0 m²
Runoff Volume=191.5 m³

Runoff Depth>95 mm
Tc=10.0 min

CN=74

12.9 L/s
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Summary for Subcatchment 12S: Previously Consented Impermeable surfaces

Runoff = 25.5 L/s @ 7.94 hrs,  Volume= 373.0 m³,  Depth> 163 mm
     Routed to Link 10L : Existing-Consented

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type IA 24-hr  Type 1A-10yr Rainfall=170 mm

Area (m²) CN Description
* 967.0 98 Roof
* 285.0 98 Concrete
* 1,030.0 98 Asphalt

2,282.0 98 Weighted Average
2,282.0 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (meters) (m/m) (m/sec) (m³/s)
10.0 Direct Entry, 

Subcatchment 12S: Previously Consented Impermeable surfaces

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr
Type 1A-10yr Rainfall=170 mm

Runoff Area=2,282.0 m²
Runoff Volume=373.0 m³

Runoff Depth>163 mm
Tc=10.0 min

CN=98

25.5 L/s
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Summary for Link 10L: Existing-Consented

Inflow Area = 4,288.0 m², 53.22% Impervious,  Inflow Depth > 123 mm    for  Type 1A-10yr event
Inflow = 35.7 L/s @ 7.97 hrs,  Volume= 526.2 m³
Primary = 35.7 L/s @ 7.97 hrs,  Volume= 526.2 m³,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Link 10L: Existing-Consented

Inflow
Primary

Hydrograph

Time  (hours)
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Inflow Area=4,288.0 m²
35.7 L/s

35.7 L/s
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Summary for Link 80S: 80%

Inflow Area = 2,006.0 m², 0.00% Impervious,  Inflow Depth > 95 mm    for  Type 1A-10yr event
Inflow = 12.9 L/s @ 8.01 hrs,  Volume= 191.5 m³
Primary = 10.3 L/s @ 8.01 hrs,  Volume= 153.2 m³,  Atten= 20%,  Lag= 0.0 min
     Routed to Link 10L : Existing-Consented
Secondary = 2.6 L/s @ 8.01 hrs,  Volume= 38.3 m³

Primary outflow = Inflow x 0.80, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Link 80S: 80%

Inflow
Primary
Secondary

Hydrograph

Time  (hours)
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Inflow Area=2,006.0 m²
x 0.80

12.9 L/s

10.3 L/s

2.6 L/s



21S

Permeable surfaces

22S

Other impermeable
 surfaces

23S

Roof units 1-3

24S

Roof units 4-8

25

Roof units 10-18

1T

1x SlimTank 10,000L

2T

2xTank 3.5m dia

20L

Post-development

Routing Diagram for 26 067_20260518_(Type 1A)-80%-final_SLIM
Prepared by Haigh Workman Limited,  Printed 18/05/2026

HydroCAD® 10.20-5c  s/n 13322  © 2023 HydroCAD Software Solutions LLC

Subcat Reach Pond Link
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Area Listing (selected nodes)

Area

(sq-meters)

CN Description

(subcatchment-numbers)

2,007.9 98 Concrete  (22S)

256.0 74 Grass  (21S)

189.0 98 Gravel roads, HSG D  (22S)

1,835.1 98 Roofs  (23S, 24S, 25)

4,288.0 97 TOTAL AREA
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Soil Listing (selected nodes)

Area

(sq-meters)

Soil

Group

Subcatchment

Numbers

0.0 HSG A

0.0 HSG B

0.0 HSG C

189.0 HSG D 22S

4,099.0 Other 21S, 22S, 23S, 24S, 25

4,288.0 TOTAL AREA
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Ground Covers (selected nodes)

HSG-A

(sq-meters)

HSG-B

(sq-meters)

HSG-C

(sq-meters)

HSG-D

(sq-meters)

Other

(sq-meters)

Total

(sq-meters)

Ground

Cover

Subcatchment

Numbers

0.0 0.0 0.0 0.0 2,007.9 2,007.9 Concrete 22S

0.0 0.0 0.0 0.0 256.0 256.0 Grass 21S

0.0 0.0 0.0 189.0 0.0 189.0 Gravel roads 22S

0.0 0.0 0.0 0.0 1,835.1 1,835.1 Roofs 23S, 24S, 25

0.0 0.0 0.0 189.0 4,099.0 4,288.0 TOTAL AREA
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Time span=0.00-24.00 hrs, dt=0.01 hrs, 2401 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind method  -  Pond routing by Stor-Ind method

Runoff Area=256.0 m²   0.00% Impervious   Runoff Depth>95 mmSubcatchment 21S: Permeable surfaces
   Tc=10.0 min   CN=74   Runoff=1.7 L/s  24.4 m³

Runoff Area=2,196.9 m²   100.00% Impervious   Runoff Depth>163 mmSubcatchment 22S: Other impermeable surfaces
   Tc=10.0 min   CN=98   Runoff=24.5 L/s  359.1 m³

Runoff Area=316.0 m²   100.00% Impervious   Runoff Depth>163 mmSubcatchment 23S: Roof units 1-3
   Tc=10.0 min   CN=98   Runoff=3.5 L/s  51.7 m³

Runoff Area=509.8 m²   100.00% Impervious   Runoff Depth>163 mmSubcatchment 24S: Roof units 4-8
   Tc=10.0 min   CN=98   Runoff=5.7 L/s  83.3 m³

Runoff Area=1,009.3 m²   100.00% Impervious   Runoff Depth>163 mmSubcatchment 25: Roof units 10-18
   Tc=10.0 min   CN=98   Runoff=11.3 L/s  165.0 m³

Peak Elev=1.43 m  Storage=6.6 m³   Inflow=5.7 L/s  83.3 m³Pond 1T: 1x SlimTank 10,000L
   Outflow=3.5 L/s  83.1 m³

Peak Elev=1.78 m  Storage=34.2 m³   Inflow=11.3 L/s  165.0 m³Pond 2T: 2xTank 3.5m dia
   Outflow=3.5 L/s  161.5 m³

   Inflow=35.7 L/s  679.8 m³Link 20L: Post-development
   Primary=35.7 L/s  679.8 m³

Total Runoff Area = 4,288.0 m²   Runoff Volume = 683.5 m³   Average Runoff Depth = 159 mm
5.97% Pervious = 256.0 m²     94.03% Impervious = 4,032.0 m²
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Summary for Subcatchment 21S: Permeable surfaces

Runoff = 1.7 L/s @ 8.01 hrs,  Volume= 24.4 m³,  Depth> 95 mm
     Routed to Link 20L : Post-development

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type IA 24-hr  Type 1A-10yr Rainfall=170 mm

Area (m²) CN Description

* 256.0 74 Grass

256.0 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (meters) (m/m) (m/sec) (m³/s)

10.0 Direct Entry, 

Subcatchment 21S: Permeable surfaces

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

Type 1A-10yr Rainfall=170 mm

Runoff Area=256.0 m²

Runoff Volume=24.4 m³

Runoff Depth>95 mm

Tc=10.0 min

CN=74

1.7 L/s @ 8.01 hrs
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Summary for Subcatchment 22S: Other impermeable surfaces

Runoff = 24.5 L/s @ 7.94 hrs,  Volume= 359.1 m³,  Depth> 163 mm
     Routed to Link 20L : Post-development

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type IA 24-hr  Type 1A-10yr Rainfall=170 mm

Area (m²) CN Description

* 189.0 98 Gravel roads, HSG D
* 2,007.9 98 Concrete

2,196.9 98 Weighted Average
2,196.9 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (meters) (m/m) (m/sec) (m³/s)

10.0 Direct Entry, 

Subcatchment 22S: Other impermeable surfaces

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

Type 1A-10yr Rainfall=170 mm

Runoff Area=2,196.9 m²

Runoff Volume=359.1 m³

Runoff Depth>163 mm

Tc=10.0 min

CN=98

24.5 L/s @ 7.94 hrs
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Summary for Subcatchment 23S: Roof units 1-3

Runoff = 3.5 L/s @ 7.94 hrs,  Volume= 51.7 m³,  Depth> 163 mm
     Routed to Link 20L : Post-development

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type IA 24-hr  Type 1A-10yr Rainfall=170 mm

Area (m²) CN Description

* 316.0 98 Roofs

316.0 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (meters) (m/m) (m/sec) (m³/s)

10.0 Direct Entry, 

Subcatchment 23S: Roof units 1-3

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

Type 1A-10yr Rainfall=170 mm

Runoff Area=316.0 m²

Runoff Volume=51.7 m³

Runoff Depth>163 mm

Tc=10.0 min

CN=98

3.5 L/s @ 7.94 hrs
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Summary for Subcatchment 24S: Roof units 4-8

Runoff = 5.7 L/s @ 7.94 hrs,  Volume= 83.3 m³,  Depth> 163 mm
     Routed to Pond 1T : 1x SlimTank 10,000L

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type IA 24-hr  Type 1A-10yr Rainfall=170 mm

Area (m²) CN Description

* 509.8 98 Roofs

509.8 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (meters) (m/m) (m/sec) (m³/s)

10.0 Direct Entry, 

Subcatchment 24S: Roof units 4-8

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

Type 1A-10yr Rainfall=170 mm

Runoff Area=509.8 m²

Runoff Volume=83.3 m³

Runoff Depth>163 mm

Tc=10.0 min

CN=98

5.7 L/s @ 7.94 hrs
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Summary for Subcatchment 25: Roof units 10-18

Runoff = 11.3 L/s @ 7.94 hrs,  Volume= 165.0 m³,  Depth> 163 mm
     Routed to Pond 2T : 2xTank 3.5m dia

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Type IA 24-hr  Type 1A-10yr Rainfall=170 mm

Area (m²) CN Description

* 1,009.3 98 Roofs

1,009.3 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (meters) (m/m) (m/sec) (m³/s)

10.0 Direct Entry, 

Subcatchment 25: Roof units 10-18

Runoff

Hydrograph

Time  (hours)
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Type IA 24-hr

Type 1A-10yr Rainfall=170 mm

Runoff Area=1,009.3 m²

Runoff Volume=165.0 m³

Runoff Depth>163 mm

Tc=10.0 min

CN=98

11.3 L/s @ 7.94 hrs
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Summary for Pond 1T: 1x SlimTank 10,000L

Inflow Area = 509.8 m²,100.00% Impervious,  Inflow Depth > 163 mm    for  Type 1A-10yr event
Inflow = 5.7 L/s @ 7.94 hrs,  Volume= 83.3 m³
Outflow = 3.5 L/s @ 8.23 hrs,  Volume= 83.1 m³,  Atten= 39%,  Lag= 17.5 min
Primary = 3.5 L/s @ 8.23 hrs,  Volume= 83.1 m³
     Routed to Link 20L : Post-development

Routing by Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Peak Elev= 1.43 m @ 8.23 hrs   Surf.Area= 4.6 m²   Storage= 6.6 m³

Plug-Flow detention time= 14.2 min calculated for 83.1 m³ (100% of inflow)
Center-of-Mass det. time= 12.3 min ( 663.4 - 651.1 )

Volume Invert Avail.Storage Storage Description

#1 0.00 m 10.7 m³ 1.15 mW x 4.00 mL x 2.32 mH Prismatoid

Device Routing     Invert Outlet Devices

#1 Primary 0.00 m 36 mm Vert. 36mm DIA Orifice/Grate    C= 0.650   Limited to weir flow at low heads   

Primary OutFlow  Max=3.5 L/s @ 8.23 hrs  HW=1.43 m   (Free Discharge)
1=36mm DIA Orifice/Grate  (Orifice Controls 3.5 L/s @ 3.43 m/s)

Pond 1T: 1x SlimTank 10,000L

Inflow
Primary

Hydrograph

Time  (hours)
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Inflow Area=509.8 m²

Peak Elev=1.43 m

Storage=6.6 m³

5.7 L/s @ 7.94 hrs

3.5 L/s @ 8.23 hrs
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Summary for Pond 2T: 2xTank 3.5m dia

Inflow Area = 1,009.3 m²,100.00% Impervious,  Inflow Depth > 163 mm    for  Type 1A-10yr event
Inflow = 11.3 L/s @ 7.94 hrs,  Volume= 165.0 m³
Outflow = 3.5 L/s @ 9.05 hrs,  Volume= 161.5 m³,  Atten= 69%,  Lag= 66.3 min
Primary = 3.5 L/s @ 9.05 hrs,  Volume= 161.5 m³
     Routed to Link 20L : Post-development

Routing by Stor-Ind method, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs
Peak Elev= 1.78 m @ 9.05 hrs   Surf.Area= 19.2 m²   Storage= 34.2 m³

Plug-Flow detention time= 109.8 min calculated for 161.5 m³ (98% of inflow)
Center-of-Mass det. time= 93.5 min ( 744.6 - 651.1 )

Volume Invert Avail.Storage Storage Description

#1 0.00 m 46.2 m³ 3.50 mD x 2.40 mH Vertical Cone/Cylinder  x 2

Device Routing     Invert Outlet Devices

#1 Primary 0.00 m 34 mm Vert. 34mm DIA Orifice/Grate    C= 0.650   Limited to weir flow at low heads   

Primary OutFlow  Max=3.5 L/s @ 9.05 hrs  HW=1.78 m   (Free Discharge)
1=34mm DIA Orifice/Grate  (Orifice Controls 3.5 L/s @ 3.82 m/s)

Pond 2T: 2xTank 3.5m dia

Inflow
Primary

Hydrograph

Time  (hours)
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Inflow Area=1,009.3 m²

Peak Elev=1.78 m

Storage=34.2 m³

11.3 L/s @ 7.94 hrs

3.5 L/s @ 9.05 hrs
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Summary for Link 20L: Post-development

Inflow Area = 4,288.0 m², 94.03% Impervious,  Inflow Depth > 159 mm    for  Type 1A-10yr event
Inflow = 35.7 L/s @ 7.97 hrs,  Volume= 679.8 m³
Primary = 35.7 L/s @ 7.97 hrs,  Volume= 679.8 m³,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-24.00 hrs, dt= 0.01 hrs

Link 20L: Post-development

Inflow
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Hydrograph

Time  (hours)
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Inflow Area=4,288.0 m²
35.7 L/s @ 7.97 hrs

35.7 L/s @ 7.97 hrs
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Engineering Assessment for Proposed Unit Title Subdivision 26 067 
2 June 20262052 State Highway 10, Waipapa

2052 SH10 Waipapa Limited   
 

 

 

Appendix C – Stormwater Attenuation Tank Details 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



OPERATION AND  
MAINTENANCE GUIDES

Authorised By:
Promax Engineered Plastics Limited
PO Box 749, Kerikeri 0245, New Zealand
T: 0800 77 66 29 
E: sales@promax.co.nz

O&M For: XP1025000

Date: August 2025

Code: XP1025000

Description: XPRESS Water Tank 25,000 Ltr - North Island

Product 
Warranty: 

20 years

Durability: 20 years

SPECIFICATIONS

Capacity (L) Diameter (mm) Height (mm) Weight (kg) Manhole Dia (mm)

25,000 3700 2820 380 610

Standard

Includes 1x 50mm Outlets. 

Complies with: 

• AS/NZS 4020: Products in contact with drinking water

• AS/NZS 2070 (INT): Plastics material for food contact use

• Manufactured to AS/NZS 4766:2020 Water & Chemical Tank Standard

Uses
• Potable Water Storage

• Retention/Detention Stormwater Management

Statement

In line with today’s focus on Ecologically Sustained Development, Green Building Initiatives and 5 Star 
Ratings, Promax is committed to supplying quality Liquid Storage and Handling Solutions. 

Promax Plastics confirms that if these tanks are installed according to Good Management practices set 
out in the Promax Installation Guides they will perform as stated throughout their intended life.

Building 
Codes:

B1: Structure. Loads imposed as defined inside AS/NZS 4766. 
B2: Durability. 20 year durability as defined inside AS/NZS 4766. 
E1: Surface Water. Applies if the tank is part of a stormwater management system. 
G12: Water Supplies. Applies if the tank is used for potable water storage. Complies with AS/NZS 4020. 
F2: Hazardous Building Materials. Tanks will not release harmful substances, as per AS/NZS 4766 and 
AS/NZS 4020. 
H1: Energy Efficiency. Applies if the tank is used as a component of a Passive House system.

Limitations
Not for any intended use case beyond the scope outlined  in this document unless with prior written 
permission by Promax. Use of this tank in conjunction with seismic restraints requires a site specific 
consultation with Promax and PS1 prior to installation and commissioning

promax.co.nz



Authorised By:
Promax Engineered Plastics Limited
PO Box 749, Kerikeri 0245, New Zealand
T: 0800 77 66 29 
E: sales@promax.co.nz

OPERATION AND  
MAINTENANCE GUIDES

MAINTENANCE

Responsibility: The owner/s are responsible for maintenance of the tank.

Post Storm 
Inspection:

Following a storm event it is recommended that a full tank inspection is carried out, please refer 
the maintenance section for guidelines on this.

Debris removal 
programme:

If debris is identified in either a regular maintenance check or post storm inspection it is 
recommended that this is removed by a professional stormwater maintenance provider.

Description Action Frequency

Tank Stability Tank must remain level, foundation must not become eroded Monthly

Tank Lid Remains securely fitted Bi-Monthly

Inlet/Outlet Fitting Remains securely fitted with no leakage Bi-Monthly

Pump If fitted, check pump for inlet screen blockages Bi-Monthly

Sediment build-up
Remains lower than the base outlet. If outlet flow becomes 
restricted, remove  
sediment with vacuum truck. Re-attach tank lid securely. 

Bi-annually or as 
necessary

Please note: Entry into this tank is at owners risk.   

promax.co.nz
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Tanksalot Slimline water tanks are built for 
narrow spaces, usually to fit alongside 
your house or where access is limited. 
They are available in a range of colours in 
standard or made-to-measure sizes up to 
10,000 litres. Internal stainless-steel cross-
bracing is engineered into the tank for 
maximum strength and durability. 
 
 
 
  

FEATURES & BENEFITS 
❱ New Zealand made using quality AQUAPLATE®  
   corrugated steel. 
❱ Made-to-measure for the perfect fit in your 
   available space.  
❱ Choose from a range of Colorbond® colours.  
❱ 20-year corrosion warranty & 10-year 
  construction warranty. 
❱ Capacity 600 - 10,000 litres. 
❱ Available in hundreds of sizes.  
❱ Option to nominate fitting positions for the   
   tank inlet, outlet and overflow. 
❱ Meets AS/NZ4020 standard for storage of 
   drinking water. 
❱ Food-grade polymer lining prevents 
   water-to-metal contact. 
❱ Rigid cross bracing system, won’t bulge or 
   bow like a plastic tank. 
❱ Rivets sit flush against the tank. 
❱ Can be placed onto a concrete pad or an  
  engineered timber platform. 
 
 
 

RECOMMENDED FOR 
❱ Small or narrow spaces alongside 
  dwellings.  
❱ Aesthetic modern design blends with the 
  architectural features of dwellings.  
❱ Storage of drinking water.  
❱ The harsh New Zealand environment.  
❱ Potable or non-potable water systems. 
 
INCLUSIONS 
❱ 400mm inlet leaf screen & solar shield.  
❱ 25mm outlet. 
❱ 100mm overflow. 
 
LOCATION 
If possible, locate the tank in a shady site away 
from trees to prevent debris clogging the 
strainer resulting in contamination of the water. 
 
PLANET FRIENDLY 
The tank is mostly recyclable giving it the 
smallest environmental footprint. 
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TANK BASE 
Tanks should not be placed directly onto the 
ground and must be installed on a firm, stable 
platform with no overhang of the tank over the 
edge of the base. For further information refer to 
the Tanksalot Water Tank Base Preparation Guide.  
 
ACCESSORIES 
Tanksalot offers a range of accessories including 
water pumps, water filters, tank level gauges and 
rain heads. 
 
ODOUR & TASTE 
Care should be taken to ensure that 
contaminants are not introduced into the water 
tank. If any odour or taste is noticed, the 
catchment area should be checked for 
contaminants such as lichen or deceased 
animals as these are known to affect water 
quality. New tanks should be flushed out if a slight 
odour or taste is present.  
 
QUALITY ASSURANCE 
Tanks are water-tested for structural integrity.  
 
WARRANTY 
Tanksalot offers this product under a 20-year 
corrosion warranty and a 10-year construction 
warranty. 

 

 
 
 
 
 
We take care to ensure that the information in this document is accurate at the point of publication. Specification may vary (within a small parameter) due to manufacturing 
process variations or environmental conditions. All images are for illustration purposes only and should not be taken as binding. The actual product may vary, and 
specification/ dimensions/ colour/ other attributes may differ. Please visit our website to ensure you are viewing the most recent and accurate product information. 
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1. Introduction 

Traffic Engineering & Management Ltd has been engaged by 2052 State Highway 10 Waipapa Limited Ltd to undertake a 

transport assessment of a proposed commercial unit development at 2052 State Highway 10 in Waipapa. The site is a 

4,288m2 commercial zoned property. 

18 commercial units are proposed with each unit having a gross floor area of circa 100m2.   

The 18 proposed commercial units consists of an existing commercial building on the site that is to be redeveloped into  

6 units with an extension for 2 more units, plus 2 new buildings developed for an additional 9 units and one vacant lot as 

a final 18th unit.   

A central carpark area is proposed to accommodate 40 parking spaces, 2 loading spaces, rubbish storage area, 

demarcated footpaths, and a circulating manoeuvring aisle with 2 vehicle crossing accesses. 

There is an existing large commercial vehicle crossing on State Highway 10 that serves the site and this is to be 

consolidated as an entry crossing, with a second vehicle crossing proposed as an exit crossing.  This access arrangement 

minimises traffic effects to State Highway 10 and with an existing painted median on State Highway 10 traffic effects have 

been assessed to be minor and satisfactory. 

This report considers:  

• The existing traffic environment. 

• The vehicle and pedestrian access arrangements. 

• The parking, loading, and servicing arrangements. 

• The traffic generated by the development. 

• Motorist and pedestrian safety. 

• Recognised engineering standards and guidelines including Far North District Council's district plan transport 

objectives, policies, rules and standards. 

These and other transport matters are addressed in the details of this report. 

 

2. Existing Site 

The site is located at 2052 State Highway 10 in Waipapa and it is identified in the Figure 1 aerial photo.  It is located at 

Waipapa's northern commercial/residential threshold. 

Access is currently provided by a large commercial vehicle crossing on State Highway 10.  To the south of the crossing 

towards Waipapa's commercial area State Highway 10 is kerbed on the subject site's side of State Highway 10 (eastern 

side).  On all other sides of State Highway 10 there is no kerb.  

Currently on the site is a commercial warehouse building, sheds and yard area. 
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Figure 1: Aerial photo of site 

3. Existing Transport Environment 

As can be seen in Figure 1 the site's location is on Waipapa's northern commercial/residential threshold.  Larger industrial 

and commercial activities are located further to the south, and further to the north is rural. 

The adjacent land uses, as shown in Figure 1, includes a superette, café, food takeways, and petrol station to the south, 

modular home factory to the west, and residential houses to the north and east.   

3.1 Traffic and Roading Characteristics  

The site has its only access on State Highway 10, which is a key regional north-south route and as such accommodates 

moderate traffic volume, which is recorded in mobileroad.org to be 5,760 vehicles per day.  This volume correlates with 

the State highway traffic monitoring sites to the north and south along State Highway 10 that records a higher volume to 

the south, and lower volume to the north, with comparable heavy vehicle percentages of circa 7%. 

To accommodate this traffic volume State Highway 10's carriageway width adjacent to the site is 11 metres consisting of 

one traffic lane in each direction separated by a painted median.  The speed limit is 70km/hr. 

The site's existing access consists of a large asphalt sealed vehicle crossing that is 10 metres wide at the property 

boundary.  This access has been operating well with no known traffic issues and this is to be expected given its large size, 

painted median and clear sightlines.   

SITE 
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The historical traffic volume accessing the site based on its previous commercial activities is estimated to range up to a 

maximum of 300 vehicles per day. 

Sight distance measured from the site's access is clear south to the roundabout with Waipapa Road 125 metres away, and 

unrestricted to the north in excess of 200 metres sight distance.  These sight distances satisfy the Austroads Safe 

Intersection Sight Distance (SISD) criteria with consideration of slower speed for traffic approaching from the roundabout 

to the south1. 

3.2 Road Safety 

A study has been made of the traffic accident record maintained by the New Zealand Transport Agency (NZTA) for the 

five-year period 2021 to 2026 inclusive.  

The searched area covered an area of 50 metres either side of the site's access on State Highway 10.  1 minor injury 

accident was recorded, refer to Figure 2 for the search area and location of the recorded accident.   

The recorded accident involved a cyclist passing traffic queued at the Waipapa roundabout and a motorist turned right 

through the queue into a superette carpark without giving way to the cyclist.   

This is a common type of accident where there is queued traffic, property access and cyclists present.  The accident 

record does not raise significant concerns with regard to the current traffic operation in the vicinity of the site site’s 

access or the proposal as assessed in more detail in the following sections of this report.  

 
Figure 2: Traffic accident history location 

 

 

1 Guide to Road Design Part 4A Table 3.2, 151 metres at 70km/hr, 2 second reaction time. 

SITE'S EXISTING ACCESS 

SUPERETTE'S ACCESS 
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3.3 Passenger Transport 

The available bus routes to the site are 2 district routes identified in Figure 2 and Figure 3 that operate on a Tuesday and a 

Thursday with 1 outbound route in the morning and 1 inbound route in the afternoon. 

  

Figure 3: Bus Route 

 

 

Figure 4: Bus Route 
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3.4 Pedestrian Amenity  

Footpath is provided on the site's side of State Highway 10 connecting the site to the commercial areas of Waipapa to the 

south.  There is a public walkway along the site's northern boundary connecting State Highway 10 to the residential street 

of Mawson Ave. 

3.5 Cycling Amenity 

Cycling is possible for confident cyclists on State Highway 10 with its wide traffic lanes and marked road shoulder on the 

western side.  The site's vicinity to the nearest existing and proposed cycleways and shared paths is shown in Figure 4. 

 
Figure 5: Existing and proposed cycling routes in the area 

 

 

 

SITE 
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4. The Proposal 

The proposal is to develop 18 commercial units that are all generally the same size of 100m2
  The total gross floor area 

proposed is 1,925m2, refer to Figure 6 for the proposed site plan.  1 of the units is proposed as a metalled yard area in the 

south-eastern corner of the site.  The types of activities envisaged in the units are a range of small commercial, light 

industrial and warehouse/storage businesses.   

The transport attributes of the proposal include: 

• 2 vehicle crossings proposed that can operate as a separate entry and exit. 

• A circulating manoeuvring aisle connecting to both proposed vehicle crossings and all units. 

• 40 parking spaces. 

• 2 loading spaces. 

• Rubbish storage area. 

• Demarcated footpath leading to each unit. 

 
Figure 6: Proposed site plan 

4.1 Access 

4.1.1 Vehicle Access 

As can be seen in the Figure 6 site plan, the proposed access arrangement consists of 2 vehicle crossings that can operate 

as a separated entry and exit.  Entry is envisaged at the northern existing vehicle crossing, and exit is envisaged at a 

proposed new vehicle crossing located 10 metres to the south.   
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Standard 'ENTRY' and 'NO ENTRY' signs together with arrow markings within the site can manage a separated entry and 

exit arrangement, and it is considered to be an ideal arrangement to minimise delays, avoid conflicts, and minimise traffic 

effects to State Highway 10. 

The proposed separated vehicle crossings are connected by a circulating manoeuvring aisle within the site.  The majority 

of parking spaces are on one side of the manoeuvring aisle and the commercial units with each having roller door loading 

access are on the other side.   

With the largest vehicle accessing the site anticipated to be an 11.5 metre long large rigid truck2, the proposed vehicle 

crossings have specific engineering design (SED) in terms of corner radii and taper to accommodate the swept path of this 

vehicle, refer to tracking for this truck demonstrated in Figure 6. 

The proposed access design aligns with the access specifications in the New Zealand Transport Agency's Planning Policy 

Manual 'Access onto the state highway from private property' document3. 

 
Figure 7: Large rigid truck tracking at the site's proposed separated entry and exit vehicle crossings 

 

4.1.2 Pedestrian & Cyclist Access 

A 1.8 metre wide demarcated footpath is proposed in the circulating manoeuvring that provides a connection to each 

commercial unit, refer to this illustrated in the Figure 7 artist rendering. 

 

2 RTS18 design truck, which is comparable to the Far North District Council's Appendix 3E 'Vehicle Tracking Curves' Heavy Rigid Vehicle 

3 Access Type C , 9 metre corner radii. Access Type E, 15 metre corner radii and 1:10 taper. 
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Figure 8: Artist rendering showing demarcated footpath 

The demarcated footpath emphasises to site motorists that pedestrians are present and to give them priority whilst also 

directing pedestrians away from vehicle circulation areas.  With the footpath being demarcated and flush it does not 

compromise loading access for each unit's roller door.  

The demarcated footpath connects to the existing street on State Highway 10 that leads into Waipapa.  Cyclists can use 

the site's proposed vehicle crossings for access. 

4.2 Parking 

There are 40 onsite car parking spaces proposed.  The parking space dimensions are standard 5 metre long by 2.7 metre 

wide spaces with a minimum manoeuvring depth of 6.6 metres (inclusive of demarcated footpath).  These dimensions 

satisfy the Far North District Council's engineering design standards4, which references the building code standard 

NZS2890 'Off-street parking'.   

The NZS2890 user class for these dimensions allow full door opening and are generously sized parking spaces to facilitate 

loading activities. They also satisfy the District Plan Appendix 3D 'Manoeuvring and Parking Space Dimensions' for casual 

user parking spaces. 

Refer to Figure 7 demonstrating 85th percentile car tracking for a range of the proposed parking spaces.  This car is 

comparable to the Far North District Council's 85th percentile motor car5 

 

4 3.2.15. Parking and Manoeuvring 3.2.15.2 Off Road Parking 

5 NZS2890 design car, which is comparable to the Far North District Council's Appendix 3E 'Vehicle Tracking Curves' 85 percentile motor car 
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Figure 9: 85th Percentile car tracking 

Bicycle parking can be accommodated within each commercial unit when required without issue. 

4.2.1 Accessible Parking Requirements 

The building code's NZS4121 standard requires accessible parking at the rates listed in Table 1.  This is the same as that 

specified in Far North District Council's District Plan6. 

Table 1: Accessible Parking Requirements 

With 40 parking spaces proposed, not less than 2 parking spaces are required to be accessible parking spaces. 

2 accessible parking spaces are proposed with compliant 3.5 metre width.  On this basis, NZS4121’s accessible parking 

space standards are satisfied. 

4.2.2 Parking Spaces Required 

The Operative Far North District Plan does not have minimum carparking requirements.  As a guide to the expected 

parking demand the previous version of the District Plan required parking for commercial premises to be provided at a 

rate of 1 space per 40m2 of Gross Business Area (GBA)7.  With a proposed GBA of 1,925m2 demand is expected to be in 

the order of 48 parking spaces, and with 40 parking spaces proposed this is a practical number to accommodate staff and 

visitor parking onsite in a managed manner to avoid adverse parking effects. 

4.2.3 Loading Spaces Required 

The Far North District Plan requires 2 loading spaces for activities established within a commercial zone having a Gross 

Building Area (GBA) of between 500m2 and 5,000m2.  The proposal has a GBA of 1,925m2 and 2 loading spaces are 

 

6 15.16B.1.4 Accessible Car Parking Spaces 

7 Appendix 3C 'Parking Spaces required' 

TotaL number of parking spaces Number of accessible parking spaces 

1-20 Not less than 1 

21-50 Not less than 2 

For every additional 50 parking spaces Not less than 1 
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proposed that are suitably sized to accommodate 2 medium rigid trucks or 1 large rigid truck.  Refer to the truck tracking 

in Figure 10 demonstrating parking in the proposed loading spaces. 

Further assessment of truck servicing and loading is provided in Section 4.4. 

 
Figure 10: Medium rigid truck tracking 

4.2.4 Carpark Gradients 

The proposed access, manoeuvring corridor, and parking space gradients are a gentle maximum of 5% (1 vertical by 20 

horizontal), which is suitable for the intended commercial use and satisfies the building code's NZS2890 specifications8. 

The accessible parking spaces have a maximum gradient of 4% (1 vertical by 25 horizontal), which satisfies the building 

code's NZS4121 specifications. 

4.3 Traffic Generation 

To determine the anticipated traffic generation of the development, reference has been made to the New Zealand 

transport Agency's Research Report 453 'Trips and parking Related to Land Use' document9 that provides comprehensive 

traffic generation information regarding warehousing, contractor and manufacture activities. 

The more conservative 85th percentile data set has been considered as detailed in Table 2. 

The proposed development is considered to comprise an even mix of these activities, and on this basis the average of the 

rates provided has been considered. These rates are shown in Table 3 below. 

Table 2: Traffic Generation Rates 

 

8 2.4.6 Gradients within parking modules 

9 Table C.1 New Zealand trip generation and parking demand 

Weekday Rates Warehousing Contractor Manufacture Average Rate 

Peak hour (1 hour) vehicle 
trips/100m2 GBA 

1.0 trips/100m2 GBA 6.2 trips/100m2 GBA 2.7 trips/100m2 3.3 trips/100 GBA 
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Application of these average rates to the proposed total 1,925m2 GBA results in the Table 3 number of vehicle 

movements associated with the development. 

Table 3: Traffic Generation Estimates 

This number of trips is relatively low from a traffic engineering perspective and relates to on average one trip every 1 

minute in the peak hours, and this level of traffic movement can be accommodated without adversely impacting the 

function of State Highway 10 given that the access has a separated entry and exit, there is a painted median on State 

Highway 10, and there is sufficient time between site traffic movements to avoid queuing and delays.  

Compared to the Far North District Council's traffic intensity factor10 for commercial activities, which is 10 trips per 100m2 

GBA, the daily traffic intensity is 192.  This traffic intensity is a permitted activity in accordance with the District Plan 

threshold values11. 

Overall, the traffic generation for the proposal is satisfactory form a traffic engineering perspective. 

4.4 Fire Appliance Access, Loading & Servicing 

The Building Code C/AS1 document requires commercial developments to provide fire appliance access to within  

75 metres of any point in any unit contained within the building except if there is a sprinkler system.  If there is a sprinkler 

system access to within 20 metres to the sprinkler system inlets is needed. 

It is not known if a sprinkler system will be used or not, but irrespective of this a fire appliance truck can gain access next 

to all units via the circulating manoeuvring aisle.    

An onsite rubbish storage area is proposed that can accommodate a variety of private waste bins that can be wheeled to 

the site's 2 allocated loading spaces for collection by a private contractor. 

The design of each units loading doors allow for a medium rigid truck to access the units, refer to the truck tracking in 

Figure 11 that demonstrates this. 

 

10 Appendix 3A - Traffic Intensity Factor 

11 15.1.6A.1 Maximum Daily One Way Traffic Movements' for commercial zone is 200. 

Daily vehicle trips/unit 2.4 trips/100m2 GBA Not available 30 trips/100m2 16.2 trips/100 GBA 

Time Period Average Rate Trips 

Peak hour 3.3 trips/hour/100m2 64 trips/hour 

Daily 16.2 trips/day/100m2 312 trips/day 
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Figure 11: Medium rigid truck tracking 

In summary, the proposed fire appliance access and servicing arrangements for the site are acceptable for the intended 

use. 

4.5 Construction Traffic Management Plan 

It is standard practice that the applicant is to submit a Construction Traffic Management Plan (CTMP) so that any 

potential adverse effects of construction traffic will be mitigated. The CTMP is to be approved by Council and this 

requirement should be included in the conditions of consent. In this case the CTMP will likely be developed by the 

contractors as they will have the best information with regards to the staging of the development. 

The CTMP needs to address how deliveries would be made to the site, the location of loading areas (such as any 

temporary use of the on-street traffic lane), how heavy or over dimension vehicles would be brought to and removed 

from the site, etc. 

The CTMP should include details (among other general issues listed in the standard CTMP list) of hours of operation, 

location of parking for workers or sub-contractors who need to have their vehicles on or close to the site, when vehicles 

would be able to use the roadway to load or unload (if at all), wheel washing, maintenance of pedestrian access, 

adequate signage and ensuring that access to neighbouring properties is not compromised. 

Overall, the provision of an appropriate CTMP will ensure that details of the construction traffic are carefully considered, 

and the effects mitigated. 

Given the good site access arrangements available for construction traffic and the good connectivity to the surrounding 

arterial network, there is not expected to be any issues in this regard. 
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5. Conclusions 

The proposed 18 unit commercial development has been assessed in regard to its traffic arrangements, which includes 

assessment of its vehicle access, traffic generation, parking, loading and pedestrian/cycling amenity.  Where relevant an 

assessment against the Far North District Council's engineering standards and District Plan transport rules have also been 

completed. 

In considering each of these aspects there are no adverse traffic impacts highlighted that are cause for concern from a 

transport engineering perspective.  

The vehicle access arrangements provided by a separate entry and exit vehicle crossing are able to safely accommodate 

the expected volume and type of traffic generated by the commercial development without adversely affecting the 

functioning and safety of State Highway 10. 

The on-site parking provisions provide a practical supply of parking that allows parking to be managed onsite for staff and 

visitors and avoid adverse parking effects.  

Truck loading and servicing arrangements have been assessed to be suitable for the envisaged commercial use. 

The pedestrian access arrangement provided by a demarcated footpath connects all units  to the street footpath network 

to provide safe pedestrian access. 

Overall, the proposal is satisfactory from a transport engineering perspective and aligns with the Far North District 

Council's transport objectives, policies, rules and standards.  
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1. EXECUTIVE SUMMARY 

BCD Group Limited has been engaged to provide fire engineering design services for the commercial unit development at 

2052 State Highway 10, Waipapa. 

 

The fire engineering design documentation details the requirements to the extent required by Sections 17 & 112 of the 

Building Act. The documentation includes assessing existing building features / systems, as required by Section 112 on 

an ‘as nearly as is reasonably practicable (ANARP) basis. 

 

This executive summary details key required works resulting from the fire engineering design documentation. It is the 

readers’ responsibility to ensure that the documentation is reviewed in its entirety to avoid the omission of any fire safety 

requirements detailed in this report. 

 

 

Project scope 

- The proposal for the development involves alterations to an existing building (Block 1) and the construction of two 

new buildings (Blocks 2 and 3) to be used as commercial units. This fire report covers the Block 1 building. Blocks 2 

and 3 are addressed under a separate fire report.  

- The scope of work for Block 1 includes the subdivision of the existing building portion through the construction of 

property-rated fire separations and an extension to the northeast to provide additional units. Upon completion of the 

proposed building work, the development will become separately titled (Lots 1–6). Lot 1 will contain three retail units, 

while Lots 2–6 will each comprise a single commercial unit.  

- In alignment with the current building use, Lots 2-4 are designed for commercial use that will not contain storage 

exceeding 3 m in height. The building extension, Lots 5 & 6, are also designed for commercial use, though this design 

futureproofs Lot 5 & 6 to accommodate storage above 3 m high at a later date. 

 

 

Building use, risk group, and occupant load 

- Building use: WL & CS. 

- Risk group: CA & WB. 

- The occupant load of the entire building is 108. 

 

 

Fire safety systems  

- Install a Type 3 automatic fire alarm system in each lot to NZS 4512:2021 and be certified as a compliant system by 

an accredited inspection body. 

- As each lot will be separately titled, the Type 3 system in each lot (Lots 1-6) shall be a standalone system with 

individual control panels. 

- The fire alarm control panels shall be in a position close to the FENZ attendance point (C/AS2: 6.2.1). The location of 

the panels is to be in agreement with FENZ. The approval form must be submitted by the nominated fire alarm agent 

as part of their fire alarm standards requirements. 

- No direct connection to a remote receiving centre (i.e. FENZ) is required. 

 

 

Means of escape and access into and within the building 

- A single independent means of escape is provided from each Lot on the ground level via the entrance door to the 

outside. 

- The retail unit of Lot 1 on the first floor is provided with a single means of escape via the safe path stairwell leading 

directly to the outside. 

- All egress routes and doors along them are to comply with Part 3 of this report. 

- Install illuminated EXIT signs in the building to comply with NZBC F8. 
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Internal fire separations 

- The building is to be subdivided into six separate Lots (Lots 1 to 6). Each lot will be under a separate title and separated 

from adjoining Lots by property-rated fire rated construction. 

- Lot 1 comprises three firecells, the ground-floor units, the first-floor unit, and the safe path stairwell. Existing fire 

separations within Lot 1 achieve a 60-minute life rating. All other Lots are designed as single firecells. 

- Fire separations between Lots 1-4 are to achieve a 120/120/120 FRR, and between Lots 4-6 are to achieve a 

180/180/180 FRR. These fire separations shall be a two-way system and extend to 450 mm above the roof, forming 

a parapet. Refer to the Fire Plans in Appendix A for details. 

- Per historic documentation, the existing safe path stairwell serving the first-floor unit is fire separated from the rest 

of the building on both floor levels by concrete walls, which achieve a 60-minute FRR. These existing fire separations 

will not be altered as part of the proposed building work and shall be maintained. 

- All new surface finishes and floor coverings are to comply with Section 4.12 of this report. 

 

 

External fire separations 

- The southeast boundary wall of the existing building portion (Lots 1-4) is a precast concrete construction and achieves 

a FRR of 120 minutes. 

- The southeast boundary wall of the extension (Lots 7-8) is required to achieve a two-way 180/180/180 FRR for 

property protection. 

- The southwest elevation of Lot 1 faces State Highway 10 and achieves separation by distance. No external fire rating 

is required for property protection. 

- The northwest elevation of the entire building facing Lot 17 (common property) is permitted to be non-fire rated given 

a sufficient setback distance is provided from the relevant boundary. For a common property, the relevant boundary 

is considered on the far side of the common property under C/AS2 definitions. 

- The northeast elevation of the building being on the boundary, shall be fire rated to achieve a two-way 180/180/180 

FRR for property protection. 

- Primary and secondary elements required to be fire rated shall provide sufficient structural stability to avoid premature 

failure under design dead loads, design live loads and any additional load caused by fire. 

- The southeast boundary wall of the extension (Lots 5-6) is to extend 450 mm above the roof to form a parapet. 

- The existing southeast boundary wall of the building (Lots 1-4) which has a >450 mm high parapet complies with the 

provisions of horizontal fire spread from roofs. 

 

 

Firefighting 

- Fire appliance access is provided from State Highway 10 to within 20 m of the front of the building for firefighting 

purposes. 

 

 

Lighting for emergency 

- Due to changes in levels and lengths of escape exceeding 20 m, engage the services of a suitably qualified person to 

design and install an emergency lighting system throughout the entire building to comply with NZBC F6 Visibility in 

Escape Routes. 
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2. REGULATORY AND COMPLIANCE FRAMEWORK 

The Building Act 

The purpose of this report is to demonstrate that the new building will comply with New Zealand Building Code clauses 

C2 to C6 for Protection from Fire as required by the following provisions of the Building Act 2004 and Amendments. 

 
Section 17: All building work to comply with the building code  
All building work must comply with the building code to the extent required by this Act, whether or not a 
building consent is required in respect of that building work. 

 
Section 112: Alterations to existing buildings 
(1) A building consent authority must not grant a building consent for the alteration of an existing building, 

or part of an existing building, unless the building consent authority is satisfied that, after the alteration, -  
(a) the building will comply, as nearly as is reasonably practicable, with the provisions of the building 

code that relate to –  
(i) means of escape from fire; and 
(ii) access and facilities for persons with disabilities (if this is a requirement in terms of section 

118); and 
(b) the building will, -  

(i) if it complied with the other provisions of the building code immediately before the building 
work began, continue to comply with those provisions; or 

(ii) if it did not comply with the other provisions of the building code immediately before the 
building work began, continue to comply at least to the same extent as it did then comply. 

(2) Despite subsection (1), a territorial authority may, by written notice to the owner of a building, allow the 
alteration of an existing building, or part of an existing building, without the building complying with 
provisions of the building code specified by the territorial authority if the territorial authority is satisfied 
that, -  
(a) If the building were required to comply with the relevant provisions of the building code, the 

alteration would not take place; and 
(b) the alteration will result in improvements to attributes of the building that relate to –  

(i) means of escape from fire; or 
(ii) access and facilities for persons with disabilities; and 

(c) the improvements referred to in paragraph (b) outweigh any detriment that is likely to arise as a 
result of the building not complying with the relevant provisions of the building code. 

 
This report demonstrates compliance with The New Zealand Building Code Fire Safety Clauses by using the following 
Acceptable Solutions: 

- C/AS2 Buildings other than Risk Group SH (2nd Edition, 28 July 2025) 

- D1/AS1 Access routes (Amendment 6, 1 January 2017) – for means of escape from fire only 

- F6/AS1 Visibility in escape routes (Amendment 4, 1 January 2017) 

- F7/AS1 Warning Systems (2 November 2023) 

- F8/AS1 Signs (Amendment 4, 1 January 2017) 
 
Matters concerning an evacuation scheme, under the Fire Safety and Evacuation of Buildings Regulations 2018, should 

be discussed directly with Fire and Emergency New Zealand. 

 

Matters concerning any storage and use of petroleum products at this site fall under the Health and Safety at Work Act 

(HSWA). This report does not address anything in this regard. If the site contains these products, it is recommended that 

the services of a suitably qualified HSWA expert be engaged. 

 

Compliance Schedule 

There are specified systems identified in this report that are required to be recorded on a Compliance Schedule. Please 

refer to page 19 of this report. 

 

Fire and Emergency New Zealand (FENZ) 

In accordance with Section 46(1) of the Building Act 2004 certain applications for Building Consent must be provided to 

FENZ for review. 

- The building work being carried out fits within the criteria under Clauses 1 and 2 as listed in the DBH Gazette Notice 

No. 49 effective 7 May 2012; the Building Consent Authority is required to forward a copy of this application to FENZ 

for comment on matters relating to means of escape from fire, and the requirements for firefighting. 

- Please refer to page 21 of this report. 
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3. DOCUMENTATION 

The fire design issues detailed in this report are the minimum required to satisfy the requirements of the Building Code. 

Unless specifically stated, this report does not address matters in addition to the Building Act such as owners' and / or 

tenants’ property and contents protection. The owner is advised to check the acceptability of the provisions of this report 

with the property insurer. 

 

This report deals specifically with the requirements of this project and this client. It is not intended for any other purpose 

or to be used by any other parties. 

 

This report is a performance document intended to be used by the Architects / Designers and other consultants in 

implementing their detailed designs and preparing their working drawings and specifications.  The consultants whose 

documentation is required to incorporate the requirements of this report are expected to have read this report, 

understood the implications as it affects their scope of work, and have incorporated the relevant fire safety 

requirements, including incorporating Fire Engineering Design plans into their drawings and specifications. 

 

The following drawings / documentation have been reviewed in the compiling of this fire engineering design report. To 

ensure that the specific fire safety requirements are clearly identified, it is recommended that “Fire Engineering Design” 

drawings be included in the building consent submission set. 

 

Author Title Sheets Revision Date 

Archiology Limited Architectural Drawings 27 sheets - 29/04/26 

Thomson Survey Limited 
Proposed Subdivision of Lots 1 & 2 DP 
2-3824 & Lot 2 DP 205437 

1 sheet - 22/05/26 
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4. BUILDING / PROJECT SCOPE 

Building location 
The site is located at 2052 State Highway 10, Waipapa (see Figure 1). 

 

 
Figure 1: Site location from GRIP Map. 
 

 

Building use / risk group 
Under Schedule 2 of the Building (Specified Systems, Change of Use, and Earthquake-prone Buildings) Regulations 2005, 

the existing building is designed as a commercial CS & WL Building Use. Following the alterations the uses will remain 

unchanged, though this design has made futureproofing provisions for WH Building Use in Lots 5 & 6.  

 

The applicable Risk Groups are as follows (C/AS2, Table 1.1): 

- CA Public use and educational facilities 

- WB Business, commercial and low-level storage 

 
In accordance with NZBC Clause A3, this building is classified as Importance Level 2: 

- Buildings that pose a normal risk to human life or the environment, or a normal economic cost, should the building 

fail. 

 

 

Proposed works 

The proposal involves alterations to an existing building (Block 1) and the construction of two new buildings (Blocks 2 

and 3) to be used as commerical units. This fire report covers the Block 1 building. Blocks 2 and 3 are addressed under a 

separate fire report.  

 

The scope of work for Block 1 includes the subdivision of the existing building portion through the construction of property-

rated fire separations and an extension to the northeast to provide additional units. Upon completion of the proposed 

building work, the development will comprise six separate unit titles (Lots 1–6). Lot 1 will contain three retail tenancies, 

while Lots 2–6 will each comprise a single commercial unit.  

 

In alignment with the current building use, Units 4-6 are designed on the basis that storage will not exceed 3 m in height. 

The decision not to accommodate higher storage is due to it not being feasible to fire stop the existing roof purlins where 

they will penetrate the inter-unit walls. There are no tested fire stopping products in NZ for such penetrations through 180-

minute fire separations. The new Units 7-8 will be designed to accommodate storage above 3 m high. 
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5. BUILDING SCORE SHEET 

Guidance for BCAs when requesting information about means of escape from fire for existing buildings. 

BUILDING SCORE SHEET 

 Key Factors Points Score 
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Building Age 

Approved from 1 June 2001 onwards 0  

Approved between 1 January 1993 and 31 May 2001 1 1 

Approved on or before 31 December 1992 3  

Information held on the building by the BCA or TA 
(Score one of these only and choose the most comprehensive assessment) 

For buildings approved from 1 June 2001: no consents made 0  

Full building assessment on file dated 1 June 2001 or later 2  

Full building assessment on file dated on or before 31 May 2001 4  

One or more partial building assessments on file 6  

No assessment on file for building additions or alterations 8  

Unable to determine history of building 8 8 
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Extent of the proposed building work 

Minor 0  

Moderate 3  

Significant 6 6 
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Building importance level 

Level 1 0  

Level 2 4 4 

Level 3 8  

Level 4 and Level 5 12  

Additional points for building Level 1, 2 or 3 with sleeping facilities 4  

 TOTAL SCORE TO USE WITH TABLE 1 19 
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6. SECTION 112 ASSESSMENT 

Where compliance with the requirements of the Building Act for alterations is not fully demonstrated through using this 

Acceptable Solution, the level of assessment required shall be agreed upon with the building consent authority or territorial 

authority. 

 

To assist the relevant authority, we have referred to “Guidance requesting information about means of escape from fire 

for existing buildings” 1Dec 2013. 

 

Although this report has determined the building score to be 13, we have designed the building to achieve full compliance 

with Acceptable Solution C/AS2. Therefore, a gap assessment is not required. 

 

 

 

7. PART 1 GENERAL 

1.4 Calculating occupant loads 
Table 3: Occupant load 

Lot Activity Area (m2) m2 / person Occ. Load 

1 Retail (Unit 1) 36 3.5 10 

1 Retail (Unit 2) 36 3.5 10 

1 Retail (Unit 3) 73 3.5 21 

2 Commercial (Unit 4) 170 10 17 

3 Commercial (Unit 5) 170 10 17 

4 Commercial (Unit 6) 172 10 17 

5 Commercial (Unit 7) 84 10 8 

6 Commercial (Unit 8) 84 10 8 

Building Total1 108 

 
Note: 
1. As per C/AS2 1.4.3, duplication has been avoided by taking occupant load as zero in intermittently occupied areas. 

Refer to the Occupant Load Plan in Appendix A for an illustration of the intermittently occupied spaces. 
2. The occupant load is assessed in accordance with Acceptable Solution C/AS2 to demonstrate compliance with 

NZBC C1-C6. These numbers should not be used for the purpose of design to NZBC G1, 2 and 3, for which a 
separate method of calculation is applicable. 

 

 

  

 
1 Ministry of Business, Innovation & Employment. December 2013, Version 1 
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8. PART 2 FIRECELLS, FIRE SAFETY SYSTEMS & FIRE RESISTANCE RATINGS 

2.2 Fire safety systems 
Table 4: Required fire alarm system 

Activity CA (Lot 1) WB (Lots 2-6) 

Escape height <4 m 0 m 

Storage height n/a ≤3 m 

Apex height n/a 6 m 

Occupant load <50 - see Table 3 <50 - see Table 3  

Alarm type Type 3 - see note1 Type 3 - see note1 

Other precautions See note2  See note2  

 
Notes: 
1. Fire alarm system 

Install a Type 3 automatic fire alarm system in each lot to NZS 4512:2021 and be certified as a compliant system by 
an accredited inspection body. 
- As each Lot will be separately titled, the Type 3 system in each Lot (Lots 1-6) shall be a standalone system with 

individual control panels. 

- The fire alarm control panels shall be in a position close to the FENZ attendance point (C/AS2: 6.2.1). The location 
of the panel is to be in agreement with FENZ. The approval form must be submitted by the nominated fire alarm 
agent as part of their fire alarm standards requirements. 

- Install encapsulated heat detectors in locations where nuisance alarms may occur due to moisture and / or 
condensation. 

- No direct connection to a remote receiving centre (i.e. FENZ) is required. 

- This will also satisfy the requirements of the Fire Safety and Evacuation of Buildings Regulations 2018 as an 
evacuation warning signal. 

 
2. Fire hydrant system (Type 18) 

A fire hydrant system is not required as the hose run distance from a parked appliance is <75 m. 
 
 

2.3 Fire resistance ratings (FRR) 
Life Rating = 60 minutes                    Applies to this building consent 

Property Rating = 120 minutes (Lots 1-4)                  Applies to this building consent 

Property Rating = 180 minutes (Lots 5-6)                  Applies to this building consent 

 

 

 

9. PART 3 MEANS OF ESCAPE 

3.1 General principles 
Escape routes shall comply with the building code, Clause D1. All stairs, ladders, landings, handrails, doors and openings 

shall comply with Acceptable Solution D1/AS1. 

 

3.1.1.7 Signs 

Install illuminated EXIT signs to cover the escape routes and over the final exit doors in all units. 

The design and installation of the illuminated signs is to be in accordance with AS 2293.1:2005. 

Exit signs are to be sized to comply with 16, 24, or 32 m viewing distances (F8/AS1, Table 4 & 5). 

 

Doors designated as fire doors shall have signs on both sides of the leaf adjacent to the handles or push plates stating, 

“Fire Door, Please Keep Closed”. 

 

Indicative locations of EXIT signs are shown on the attached Fire Plans. These do not consider existing signage and 

possible obscuration due to partitioning, furniture, and therefore should not be assumed to depict all required signage. 
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3.1.2 Number of escape routes 

A single independent means of escape is provided from each Lot on the ground level via the entrance door to the 
outside. 
 
The retail unit of Lot 1 on the first floor is provided with a single means of escape via the safe path stairwell leading 

directly to the outside. 

 
 

3.2 Height and width of escape routes 
Height requirements for escape routes are to be: 

- 2100 mm across the full width. 

- Isolated ceiling fittings are permitted if they do not exceed 200 mm in diameter or project downwards >100 mm. 

- Doors into or within an escape route shall have a minimum clear height of 1955 mm. 

 

The width of escape routes shall be per Table 5. The clear width and height may include minor projections as defined by 
Acceptable Solution D/AS1. Examples may include, but are not limited to: 

- Handrails, signs, or other fixtures projecting no more than 100 mm, and 

- Door assemblies that reduce the width to no more than 125 mm when fully open. 

 

Table 5: Minimum clear width of escape routes 

Risk Group Element 
Open path Exitway 

Horizontal Vertical Horizontal Vertical 

CA, WB 
Escape route 850 mm1 n/a 1000 mm 1000 mm 

Door 760 mm n/a n/a n/a 

 

Notes: 
1. In areas where a single escape route is permitted, its width can be reduced to a minimum of 700 mm. 

 

3.3 Length of escape routes 
Table 6: Lengths of open path travel 

Area Risk Group 
Dead End Open Path1 Total Open Path1 

Permitted Actual2 Permitted Actual2 

Lot 1 (Unit 1) CA 20 m 10 m 50 m n/a 

Lot 1 (Unit 2) CA 20 m 10 m 50 m n/a 

Lot 1 (Unit 3) CA 20 m 19 m 50 m n/a 

Lot 2 (Unit 4) WB 35 m 23 m 75 m n/a 

Lot 3 (Unit 5) WB 35 m 23 m 75 m n/a 

Lot 4 (Unit 6) WB 35 m 23 m  75 m n/a 

Lot 5 (Unit 7) WB 35 m 18 m  75 m n/a 

Lot 6 (Unit 8) WB 35 m 18 m 75 m n/a 

 
Notes: 
1. The lengths of the escape routes are shown permitted increase where a Type 3 fire alarm system is installed. 
2. The distances of travel are the worst case from each area to a safe place outside or a safe path. 

 

 

3.5 Exitways 
Refer to Section 4.7 of this report regarding fire separation requirements on exitways (safe path). 

 

3.5.4 Control of exitway activities 

The existing safe path stairwell serving Unit 3 shall not be used for any storage of goods, combustibles, solid waste, or 

solid waste containers. 
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3.6 External escape routes 
Once exiting the final exits, all escape routes diverge directly away from the building and/or there is two directions of 

escape available. Therefore, the protection of external escape routes need not be considered. 

 

 

3.8 Single escape routes 
A single means of escape is acceptable from each unit as the occupant load is <50 people, the dead-end travel distance 

is within the permitted limits, and the escape height is <10 m. 

 

 

3.9 Doors subdividing escape routes 
3.9.1 Door closers and latching 

All doors located along designated escape routes shall be: 

- Hinged or pivoted on one vertical edge. An exception applies to the manual sliding doors where they are permitted 

for use on escape routes in spaces occupied by <20 people. 

- If doors are required to be secure, they shall be fitted with simple fastenings that can be readily operated from the 

direction approached by people making an escape. 

 

3.9.2 Locking devices 

Doors subdividing escape routes are to be fitted with simple fastenings that can be readily operated from the direction of 

escape and are not capable of being locked from the inside with a key or other security device preventing escape. 

 

If doors are proposed to be fitted with an electromechanical lockset, they shall be fitted with a failsafe device, so in the 

event of a power failure or door malfunction, the lockset will automatically fail to the unlock position. Doors shall be 

provided with a fail-safe emergency door release (e.g. a push-to-exit button and emergency break-glass) which allows 

unobstructed escape.  

 

3.9.3 Direction of opening 

Doors subdividing escape routes used by ≤50 people may swing in either direction. 

 

3.9.4 Degree and width of opening 

All doors must swing at least 90° in plan and include no change in floor level on either side of the door unless permitted 

by Acceptable Solution D1/AS1. 

 

 

 

10. PART 4 CONTROL OF INTERNAL FIRE & SMOKE SPREAD 

4.1 Firecells 
The building is to be subdivided into six separate Lots (Lots 1 to 6). Each lot will be under a separate title and separated 

from adjoining lots by property-rated fire rated construction. 

 

Lot 1 comprises three firecells, the ground-floor units, the first-floor unit, and the safe path stairwell. Existing fire 

separations within Lot 1 achieve a 60-minute life rating. All other lots are designed as single firecells. 

 

Fire separations between Lots 1-4 are to achieve a 120/120/120 FRR and between Lots 4-6 are to achieve a 

180/180/180 FRR. These fire separations shall be a two-way system and extend to 450 mm above the roof, forming a 

parapet. Refer to the Fire Plans in Appendix A for details. 

 

 

4.2 Internal structural stability during fire 
4.2.1 Stability of primary building elements requiring an FRR 

The structural stability of primary building elements required to achieve an FRR shall be retained for the duration of the 

FRR specified. 

 

Structural engineering calculations may be required to verify that the walls required to provide a fire rating are designed 

for stability under fire conditions for the specified period (i.e. 60, 120 or 180 minutes). 

 



 

\\bcdfs01\projects\26-0605 waipapa development – 2052 sh10, waipapa\050 bcd fire\053 final\existing building units 1-8\rev 2\26-06-25 fire report (2) 

26-0605 - u1-8.docx 14 

4.2.3 Providing vertical stability 

Primary elements in a vertical orientation, e.g., walls and columns, that provide support to building elements requiring an 

FRR in a horizontal orientation, e.g., floors and beams, shall be rated for structural adequacy for the duration of the FRR 

specified. 
 

4.2.4 Providing horizontal stability 

Building elements required to achieve an FRR shall have horizontal stability provided via: 

-       A free-standing cantilever from a structural base with an equivalent FRR, or  

-       Be appropriately supported by primary elements within a firecell, or 

-       Be supported by primary elements outside of the firecell (such as the adjacent household unit). 
 

Primary elements within the firecell 

Primary elements located entirely within a firecell shall consider exposure to fire from multiple sides simultaneously. If 

primary elements are proposed to be protected with fire rated lining systems, take care to ensure an appropriate ‘one-

way’ system is specified to each relevant side of the primary supporting element. 

 

Supporting steel 

Should primary elements be supported by steel columns, beams, or portals exposed to the effects of fire, they shall be 

encased appropriately using a tested lining system or protected by intumescent paint. The intumescent application shall 

follow the FPA New Zealand Code of Practice for the Specification and Application of Intumescent Coatings for the Fire 

Protection of Structural Steel.  

 

If located within a fire separation, supporting steel shall be protected via intumescent paint or where typical GIB linings 

are used, ensure an appropriate ‘one-way’ or ‘two-sided exposure’ linings are specified to each relevant side of a wall. 

 
 

4.3 Firecell construction 
4.3.2 Fire stopping 

Existing identified or new penetrations compromising the effectiveness of FRR’s are to have fire stops installed such that 

they satisfy the following: 

- Materials or products shall have an equivalent FRR of the system when tested in accordance with AS 1530.4:2005, 

NZS/BS 476.21 – 22, or AS 4072.1:2005.  

- Passive fire stops and the methods of installation must represent those of the prototype used in tests to establish 

the FRR. 

- Ventilation ducts penetrating FRR separations systems must have FRR or Sm dampers complying with AS 1682.1 

and AS 1682.2. Dampers must be readily accessible for inspection and servicing. 

Fire stops are to be labelled to include information such as the name and contact details of the installer and 

manufacturer, the FRR, the installation date, and a unique reference number for the installation. It’s best practice to 

compile a schedule including location plans, identifying the unique reference numbers, the separation, the product used, 

and the FRR. A copy of the schedule should be kept on-site in a location accessible to the IQP. 

 

4.3.3 Junctions of fire separations 

Where fire separations meet other fire separations or fire rated parts of external walls, they shall either be bonded 

together or have the junction fire stopped over its full length. The external cladding cavity gap should be fire stopped in 

line with the horizontal or vertical fire separations. 

 
Where one fire separation is a wall and the other a floor, the wall / floor junction shall be constructed with the FRR 

required for the higher rated element. 

 

4.3.6: Sealing of gaps  

To avoid the passage of smoke through fire separations and smoke separations, gaps shall be sealed with fire resistant 

materials complying with AS 1530.4 in their intended application if they are located: 

- In smoke separations, and between fire separations and smoke separations, 

- Around glazing in smoke separations, 

- Between fire separations and unrated parts of external walls, or 

- Between smoke separations and unrated parts of external walls. 
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4.4 Closures in fire and smoke separations 
4.4.1 Fire rating and smoke rating of closures 

Per historic documentation, the existing exit door opening into the safe path stairwell from the first floor unit is a fire 

door achieving a -/60/60sm. This fire door, not being affected by the proposed building work, will remain compliant and 

is to be maintained.  

 

 

4.7 Escape route separations 
4.7.1 Exitways 

Per historic documentation, the existing safe path stairwell serving the first-floor unit is fire separated from the rest of the 

building on both floor levels by concrete walls, which achieve a 60-minute FRR. These existing fire separations will not be 

altered as part of the proposed building work and shall be maintained. 

 

 

4.10 Floors 
4.10.1 Fire resistance rating of floors 

The midfloor of the first-floor unit is of 150 mm concrete floor construction, achieving a 60-minute FRR. No alterations 

are proposed to this existing midfloor. 

 
 

4.12 Interior surface finishes, floor coverings and suspended flexible fabrics 
4.12.1 Surface finishes for walls and ceilings 

Existing surface finishes unaffected by the proposed building work will remain compliant on an ANARP basis. 

 

All new surface finishes are to comply with the group numbers prescribed below (G/N stated or lower). 

 

Table 8: Surface finishes 

Space Surface1 Group No2 

Exitway (safe path stairs) Wall & ceiling linings 1S 

All occupied spaces Wall & ceiling linings 3 

 
Note: 
1. Product group numbers shall be confirmed via material data sheets submitted as part of the building consent 

information. 
 
4.12.2 Foamed plastic and exposed combustible insulating materials 

Where foamed plastics form part of the walls / ceilings, the complete system shall achieve a group number 3 and shall 

comply with the flame propagation criteria as specified in AS 1366. 

 
4.12.3 Flooring 

Existing floor coverings unaffected by the proposed building work will remain compliant on an ANARP basis. 

 

All new floor coverings are to comply with the critical radiant flux rating as prescribed below (C.R.F as stated or greater). 

 
Table 9: Critical radiant flux requirements for flooring 

Space Minimum Critical Radiant Flux1 

Exitway (safe path stairs) ≥2.2 kW/m2 

All occupied spaces ≥1.2 kW/m2 

 
Note: 
1. Shall be confirmed via material data sheets submitted as part of the building consent information. 
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4.12.4 Exceptions to surface finish requirements 

Surface finish requirements do not apply to: 

- Small areas of non-conforming product within a firecell with a total aggregate surface area no > 5.0 m2 

- Electrical switches, outlets, cover plates and similar small discontinuous areas. 

- Pipes and cables used to distribute power or services. 

- Handrails and general decorative trim of any material such as architraves, skirtings and window components, 
including reveals, provided these do not exceed 5% of the surface area of the wall or ceiling they are part of. 

- Damp-proof courses, seals, caulking, flashings, thermal breaks and ground moisture barriers. 

- Timber joinery and structural timber building elements constructed from solid wood, glulam or laminated veneer 
lumber. This includes heavy timber columns, beams, portals and shear walls not more than 3.0m wide. 

- Individual doorsets. 
 
4.12.5 Suspended flexible fabrics 

When tested to AS 1530 Part 2: 

- Suspended flexible fabrics shall have a flammability index of no greater than 12. 

- When used as underlay to roofing or exterior cladding that is exposed to view the flammability index shall be no 

greater than 5. 

 

 

 

11. PART 5 CONTROL OF EXTERNAL FIRE SPREAD 

5.2 Horizontal fire spread from external walls 
5.2.2 Fire rating of external walls 

- The southeast boundary wall of the existing building portion (Lots 1-4) is a precast concrete construction and 

achieves a FRR of 120 minutes. 

- The southeast boundary wall of the extension (Lots 7-8) is required to achieve a two-way 180/180/180 FRR for 

property protection. 

- The southwest elevation of Lot 1 faces State Highway 10 and achieves separation by distance. No external fire rating 

is required for property protection. 

- The northwest elevation of the entire building facing Lot 17 (common property) is permitted to be non-fire rated given 

a sufficient setback distance is provided from the relevant boundary. For a common property, the relevant boundary 

is considered on the far side of the common property under C/AS2 definitions. 

- The northeast elevation of the building being on the boundary, shall be fire rated to achieve a two-way 180/180/180 

FRR for property protection. 

 

Primary and secondary elements required to be fire rated shall provide sufficient structural stability to avoid premature 

failure under design dead loads, design live loads and any additional load caused by fire. 

 

Refer to Tables 10 and 11 for the external fire spread assessment for the existing building portion (Lots 1-4) and the 

proposed extension (Lots 5-6), respectively. 

 

5.2.4 Unprotected areas and separation distance 

Table 10: Maximum percentage of unprotected area for external walls (Lots 1-4) 

Wall 
Width of 
firecell (m) 

Angle 
Distance to 
Boundary (m) 

Total UPA (%) Max UPA (m2) 

Permitted Actual Permitted Actual 

Northwest >10 & ≤10 ≤45° >12 100% 100% n/a n/a 

Southwest >10 & <10 ≤45° >12 100% 100% n/a n/a 

Northeast >10  ≤45° 0 0% 0% 0 0 

Southeast >10 ≤45° 0 0% 0% 0 0 
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Table 11: Maximum percentage of unprotected area for external walls (Lots 5-6) 

Wall 
Width of 
firecell (m) 

Angle 
Distance to 
Boundary (m) 

Total UPA (%) Max UPA (m2) 

Permitted Actual Permitted Actual 

Northeast Any width ≤45° 0 0% 0% 0 0 

Southeast Any width ≤45° 0 0% 0% 0 0 

Northwest Any width ≤45° >16 100% 100% n/a n/a 

 

 

5.3 Horizontal fire spread from roofs and open sided buildings 
5.3.1 Roofs 

To futureproof the building for different future uses, horizontal fire spread shall be resisted by extending the fire rated Lot 

boundary walls to no less than 450 mm above the roof to form a parapet.  

- The southeast boundary wall of the extension (Lots 5-6) is to extend 450 mm above the roof to form a parapet. 

- The new intertenancy boundary walls between Lots are to extend 450 mm above the roof to form a parapet. 

- The existing southeast boundary wall of the building (Lots 1-4) which has a >450 mm high parapet complies with 

the provisions of horizontal fire spread from roofs. 

 

 

5.5 Exterior surface finishes 
5.5.1 External wall cladding materials 

Walls <1 m from the boundary 

Cladding materials shall be: 

a) Non-combustible or limited combustible materials; or  

b) Tested in accordance with the relevant standard test in the Building Product Specifications and achieve a Type A 

classification. 

The cladding tests shall be confirmed via material data sheet. 

 

Walls ≥1 m from the boundary & <10 m building height 

There are no requirements for exterior surface finishes as the proposed external walls are ≥1 m from the boundary and 

<10 m in height. 

 

 

 

12. PART 6 FIREFIGHTING 

6.1 FENZ vehicular access 
Fire appliance access is provided from State Highway 10 to within 20 m of the front of the building for firefighting purposes. 

 

 

6.2 Information for firefighters 
6.2.1 The independent fire alarm control panel for each lot shall be in a position close to the FENZ attendance point 

(C/AS2: 6.2.1), in accordance with NZS 4512. The location of the panel is to be in agreement with FENZ. The approval 

form must be submitted by the nominated fire alarm agent as part of their fire alarm standards requirements.  

 

If hazardous substances are present in the building, warning signage in accordance with NZBC F8 shall be displayed. 

 
 

 

13. PART 7 PREVENTION OF FIRE OCCURRING 

7.4 Electrical fire safety 
Electrical installations in buildings must be installed in accordance with NZBC Clause G9. 
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14. F6 / AS1 VISIBILITY IN ESCAPE ROUTES 

Lighting for emergency 
Due to changes in levels and lengths of escape exceeding 20 m, engage the services of a suitably qualified person to 

design and install an emergency lighting system throughout the entire building to comply with NZBC F6 Visibility in Escape 

Routes. 

 

 

 

15. CONSTRUCTION MONITORING 

We have reviewed the requirements for construction monitoring. Construction monitoring ensures that the building work 

is correctly interpreted and implemented in accordance with the design documentation. 

 

Documentation to be provided by the contractors relating to the fire design includes: 

- Exit signage: Producer Statement PS3 Construction – Electrical. 

- Visibility in Escape Routes (Emergency Lighting): Producer Statement PS3 Construction – Electrical. 

- Fire Alarm: Producer Statement PS3 Construction. 

- Fire Alarm: Fire Alarm System Certificate of Completion – from an accredited inspection body. 

- Fire Rated Separations: Producer Statement PS3 Construction – for installed Fire Rated Construction. 

 

BCD Group Limited is not currently engaged to carry out fire engineering construction monitoring of the proposed works. 
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16. FIRE COMPLIANCE SCHEDULE ITEMS 

As there are Specified Systems in the building, compliance schedule details are required to be supplied to Council as part 

of the building consent application. It is the responsibility of the person lodging the building consent to complete the 

relevant Council forms relating to Specified Systems.  

 

BCD Group Limited has provided information below only to assist in the completing of the relevant Council forms. The 

information below only covers Specified Systems that are affected by this Fire Engineering Design. This information is 

superseded by the completed Council forms. If assistance is required in completing the relevant Council forms, please 

contact the system provider or IQP.  

 

SS Specified System Performance 
Standard 

IRM Procedure Frequency Status 

2/1 Automatic or manual 
emergency warning 
systems for fire  
 
Type: 3 
 
Location: As shown 
on approved plan by 
the Fire Alarm agent. 
 

NZS 4512:2021 – Fire 
detection and alarm 
systems in buildings 
 
 

NZS 4512:2021 - Fire 
detection and alarm 
systems in buildings  
(Part 6) 

Monthly and 
annual 
inspections 
by IQP 
 

New  
 

4 Emergency lighting 
 
Type: Emergency 
lighting systems 
including Illuminated 
EXIT signage 
 
Location: As shown 
on emergency 
lighting plan. 
 

Acceptable Solution 
F6/AS1 (Amendment 4: 
1 January 2017) 
(Paragraphs 1.3.1, 1.5.1 
& 1.6.1) 
 
AS 2293.1:2005 – 
Emergency evacuation 
lighting for buildings – 
Part 1 System design, 
installation, and 
operation. 
 

AS/NZS 2293.2:1995 – 
Emergency evacuation 
lighting for buildings – (Part 
2 Inspection and 
maintenance). 
 

Six monthly 
and annual 
inspections 
by IQP 

New  
 

14/2 Emergency power 
systems for, or signs 
relating to, a 
specified system in 
any of specified 
systems 1-13 
 
Type: Signs relating 
to specified systems 
1-13 
 
Location: As shown 
on approved plan 
accepted by BCA. 
 

Generally Acceptable 
Solution F8/AS1 
Amendment 4 (effective 
1 January 2017). 
 
However individual 
standards such as NZS 
4541: 2020 may have 
additional signage 
requirements not shown 
in F8/AS1 where the 
below is not an 
exhaustive list –  
• SS 2/1: Sign 

showing how to 
operate a fire alarm 
call point (F8/AS1 
Paragraph 5.1) 

 

Illuminated signs. 
A) Continued effectiveness 
B) Of the correct type 
C) Present and in the right 

locations 
D) Legible and illuminated. 
 
Non-illuminated signs 
A) Of the correct type 
B) Present and in the right 

locations 
C) Legible. 
 
 

Monthly and 
annual 
inspections 
by IQP 
Annual 
inspections 
by IQP 
 

Modified 
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SS Specified System Performance 
Standard 

IRM Procedure Frequency Status 

15/2 Other Fire Safety 
Systems or Features 
 
Type: Final Exits 
 
Location: Refer to 
Fire Plans 
 

C/AS2 - Acceptable 
Solution for Buildings 
other than Risk Group 
SH, 2nd Edition, 28 July  
2025, Sections 3.7 &   
3.9.  
 
 

Final exits should be 
inspected to ensure they can 
be opened and are not: 
A) Locked 
B) Barred 
C) Blocked 

 
And that door locking 
devices: 
A) Are clearly visible 
B) Are easily operated 

without a key or other 
security device 

C) Do not prevent or 
override the direct 
operation of panic bolts 
fitted to any door 

 

Monthly 
inspections 
by owner or 
IQP 
Annual 
inspections 
by IQP 

Modified 
 

15/3 Other Fire Safety 
Systems or Features 
 
Type: Fire 
Separations 
 
Location: Refer to 
fire Plans 
 

For walls, floors and 
ceilings: Structural 
adequacy/ Integrity/ 
Insulation (for example 
60/60/60) Fire 
Resistance Rating as 
defined by C/AS2 - 
Acceptable Solution for 
Buildings other than 
Risk Group SH, 2nd  
Edition, 28 July 2025,  
Sections 4.7.1 & 2.3.  
 
For fire doors: Integrity/ 
Insulation (for example -
/60/60) & NZS 
4520:2010 Fire resistant 
door sets. 
 

For walls, floors and 
ceilings: 
A) Separations are not 

damaged or 
deteriorated in a way 
that could adversely 
affect their fire 
resistance function. 

B) Separations do not have 
new penetrations 
without suitable fire 
stopping. 

 
For Fire Doors: 
NZS 4520:2010 Fire 
resistant door sets (Section 
7) 
 

Monthly 
inspections 
by owner or 
IQP 
Annual 
inspections 
by IQP 

Existing 
 

15/4 Other Fire Safety 
Systems or Features 
 
Type: Evacuation 
Signs 
 
Location: Refer to 
Fire Plans 
 

Solution F8/AS1 
Amendment 4 (effective 
1 January 2017) 
(Section 4). 
 
Illuminated Signs - 
F8/AS1 (January 2017) 
Section 4 
 

Illuminated Exit Signs 
should be inspected to 
ensure they are – 
A) Of the correct type 
B) Present and in the right 

locations 
C) Legible 
D) Illuminated 

 

Monthly 
inspections 
by owner or 
IQP 
Annual 
inspections 
by IQP 

Modified 
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17. FIRE AND EMERGENCY NEW ZEALAND 

In accordance with Section 46(1) of the Building Act 2004 certain applications for Building Consent must be provided to 

Fire and Emergency NZ for review. 

1 Section 75 of Fire and Emergency New Zealand Act 2017 Yes No   

 1(a) 100 or more people present? �    

 1(b) Employment facilities for >10 people? �    

 1(c) Accommodation for >5 people?  �   

 1(d) Storage or processing of hazardous materials?  �   

 1(e) Early childcare facilities?  �   

 1(f) Nursing, medical or geriatric care provided?  �   

 1(g) Specialised care for people with disabilities?  �   

 1(h) Accommodation for people in lawful detention?  �   

 Evacuation Scheme required in terms of FENZ Act (Section 1 triggered) Yes 

2 Building Act 2004 Yes No   

 (a) Compliance by means other than clauses     

 (i) C1 – C6  �   

 (ii) D1/AS1  �   

 (iii) F6/AS1  �   

 (iv) F8/AS1  �   

 Section (a) triggered?   No  

 (b) Modification or waiver of clauses     

 (i) C1 – C6  �   

 (ii) D1/AS1  �   

 (iii) F6/AS1  �   

 (iv) F8/AS1  �   

 Section (b) triggered?   No  

 (c) Fire safety system affected (except minor) �    

 Section (c) triggered?   Yes  

 Section 46 Building Act triggered?    Yes 

DBH Gazette Notice No 49 dated 3 May 2012 

Are there at least two triggers (must include Section 1)    Yes 

Is the Building Consent Authority required to forward a copy of this application to FENZ for comment on 
matters relating to means of escape from fire, and the requirements for firefighting? 

Yes 

 



 

\\bcdfs01\projects\26-0605 waipapa development – 2052 sh10, waipapa\050 bcd fire\053 final\existing building units 1-8\rev 2\26-06-25 fire report (2) 

26-0605 - u1-8.docx A 

 

 

 

A
P

P
E

N
D

IX
 A

 –
 F

ir
e

 E
n

g
in

e
e

ri
n

g
 P

la
n

(s
) 



Archiology Limited

• THIS DRAWING SHALL NOT BE SCALED.

• CONTRACTOR SHALL VERIFY AND BE RESPONSIBLE 
FOR ALL DIMENSIONS ON SITE PRIOR TO 
CONSTRUCTION OR FABRICATION IF IN DOUBT - 
ASK. 

• ARCHIOLOGY LTD IS TO BE NOTIFIED OF ANY 
VARIATION BETWEEN SITE DIMENSIONS AND 
THOSE ON PLANS.

• THESE DRAWINGS REMAIN THE PROPERTY OF 
ARCHIOLOGY LTD AND SHOULD NOT BE COPIED IN 
ANY FORM OR PASSED ON TO A THIRD PARTY 
WITHOUT PRIOR WRITTEN CONSENT.

• ALL CONSTRUCTION TO COMPLY WITH 
NZS3604:2011 AND NZBC:1992 + AMENDMENTS.

• BLOCKING TO COMPLY WITH NZS3604:2011 - NOT 
SHOWN CLARITY.

• ALL TIMBER TO BE GRADE SG8 UNLESS SPECIFIED 
OTHERWISE.

• ALL FIXING OR FASTENINGS WITHIN 600mm OF 
FINISHED GROUND LEVEL TO BE STAINLESS STEEL.

ORIGINAL PLAN IN COLOUR

N

SUM
M

ER 

SUNRISE

SUMMER SUNSET

WINTER SUNRISE

W
IN

TER 
SUN

SET

REV ISSUE BY DATE

ARCHITECTURE | DESIGN | DRAUGHTING

Kumeu, Auckland 0810, NZ
p: 0800 22 77 45

Lv 1, 993 Waitakere Road
Auckland 0841, NZ
e: info@archiology.co.nz

P O Box 120, Kumeu

DWG NUMBER: RC-A102 REV.

JOB NUMBER:

DESIGNED:

DATE:

SCALE:DRAWN:

25233

PC

PC
NTD (A3)

24/06/2026

RESOURCE CONSENT

DRAWING TITLE:

ADDRESS:

PROJECT:

CLIENT:

PROPOSED SITE PLAN

2052 SH10, WAIPAPA

PROPOSED
NEW DEVELOPMENT

PAUL VEGAR

 

89.90

IRON BAR

90.07

OLD IRON BAR

90.41

IRON BAR

89.20

90.0290.08

90.33

90.59

90.70

90.76

90.59 90.54

POWER
UPSTAND

90.58

90.46

90.41
90.28

90.08

89.9089.81

89.96

89.85
90.05

89.93

89.70

89.45

TELECOM UPSTAND

87.90

87.88POWER UPSTAND

87.88

88.21
88.45

87.95

88.6888.73

88.72 88.94

89.16 89.34

89.68

89.97

89.92

89.76

89.59

89.52

89.41

89.30

89.64

89.85

89.09

88.99

88.95

89.0188.87

89.27

89.28

89.22

89.23

89.23

89.24
89.31

89.45

89.59

89.91

90.21
90.18

89.8690.1990.07

89.8690.01

89.95
89.70

89.59

89.36
89.20 89.23

90.05

90.10

89.97

89.62

89.36 89.31

WATER METER

88.4288.49

89.30
89.30

89.27

89.31

89.40

89.58

89.8389.91

90.01

89.65

89.72

89.81

90.0390.1590.2090.13
TELECOM UPSTAND

90.02

90.33

90.30
90.34

90.28

90.10

89.94 89.93
89.96 89.96

90.02

90.17

90.31

90.6490.6690.51

90.78
90.75

90.32 90.30
89.97 90.43

90.42

90.40 90.32

90.28

90.19

90.04

90.12

90.16

90.30

90.33
90.40

90.31 90.27

90.20

90.24

88.99

89.26

89.47
89.44

89.71

89.78

89.78

89.75

89.86

89.74

89.87

89.96
89.91

90.08

90.12
90.53

89.77

90.01

89.94

89.72

89.79

89.64

89.54

90.72

89.9290.10

90.15

90.19

90.00

89.90

90.07

90.06

89.21

TELECOM UPSTAND

88.4888.21

89.1589.27

89.18

89.18

89.11

89.20

89.19

89.22
89.23

89.31
89.30

89.37

89.24

89.17

89.18

89.18
89.17

89.17
89.17

89.22
89.21

89.17 89.19

89.23 89.27

89.22

88.31

88.31 88.47

88.35

88.44

88.34 88.36
88.32 88.2588.28

88.32 88.21

88.21
88.27

88.57

88.88
88.80

88.72
88.30

88.35

88.26

88.25

88.03

88.00

87.88

87.87

89.18

89.94
90.59

90.00

IRON BAR IX DP 192833

IRON BAR

IRON BAR

88.31

STAKE

STAKE

STAKE
88.78 88.77

88.9188.88

LOT 19 DP 192833 (LOCAL PURPOSE (ACCESSWAY) RESERVE)

(18
.8

2m
)

(13
.6

0m
)

(6
.0

0m
)

(2.00m)

(3
.0

0m
)

(18.82m
)

(2.00m
)

(14.60 m
)

(12.79m)(18.31m)

(5.44m)
(2.18m)

(3
.0

0m
)

(5
.14

m
)

EB
(3

.0
0m

)(35.00m) (2.00m) (23.56m)

89

90

LOT 1 DP 192833

(35.00m)

(6.06m)

(12
.4

6m
)

NAIL

NAIL

OLD PEG

OLD PEG
OLD PEG

NAIL

NAIL

300mm 
CONC 

CULVERT
IL - 89.81

300mm CONC SW LINE

(NOT SURVEYED)

CP KK_SWP1024

LID 89.06
OUT LV 88.74 (300mm CONC)

IN LV 88.37 (300mm CONC)

IN LV 88.65 (100mm PVC)

IRON GRATE CP

OUT LV 88.54 (300mm CONC)

IN LV 88.59 (175mm PVC)

IN LV 88.59 (150mm PVC)

IRON GRATE CP

OUT LV 89.08 (175mm PVC)

IN LV 89.36 (100mm POLY)

IN LV 89.23 (175mm PVC)

SS PUMP CHAMBER

EXISTIN
G SEPTIC

TAN
K/EFFLUEN

T
SO

AKAGE FIELD

90

90.2

90.4

90.6

90.8

90.2

89.8

89.6

89.4

89.2

89.2

89
.2

89.4

89.6

89.8

89.8

UNIT 9
(METALLED YARD AREA)

- NO STRUCTURE PROPOSED
IN THIS CONSENT

20
0Ø

 P
VC

 S
W

 L
IN

E

300Ø PVC SW LINE

150Ø PVC SW LINE

3425

48000

12
40

0
20

00
21

00

14400

2700 3500 8970 4900

49
00

43
00

49
00

66
00

70
50

70
50

66
00

EX
IS

TI
N

G 
VE

HI
CL

E 
CR

O
SS

IN
G

TO
 B

E 
W

ID
EN

ED
.

70
00

70
00

3500 2700 2700 2700 2700 2700 2700 2700 2700 2700 2700 2700 2700 2700

2879

55
00

18
00

18
00

1800

1500

15
00

15
00

M
IN

.

1500 2780

1500

HIRB 'A'

HIRB 'B'

HIRB 'C'

HIRB 'D'

HIRB 'E'

HIRB 'F'

HIRB 'G'

HIRB 'H'

A
A3

00
A

A3
00

R R

MIN. 50% OF 3m SETBACK 
AREA NOT OCCUPIED BY 
BUILDING OR DRIVEWAY 

TO BE LANDSCAPED

HIRB ADJOINING TO 
RESIDENTIAL ZONE
- 2.0m @ 45°

CONC. PANEL
SIGNAGE BOARD
- TILT SLAB
- 5m HEIGHT

SERVICE
SHED

(3x2m)

CAGED BIN AREA WITH
2x 4.5m3 INDUSTRIAL BINS

EXTG BERM TO BE 
ADJUSTED FOR NEW 
VEHICLE CROSSING

WW RESERVE AREA, 
30% OF 108 m2.
(32.4 m2)

10m x 4m WW 
TREATMENT PLANT

PROPOSED WW TREATMENT PLANT
TO BE MIN. 1.5m AWAY FROM ANY 

BOUNDARIES OR BUILDINGS.
FOR SETBACK FROM BUILDINGS LESS 

THAN 3m, GEOTECH TO CHECK 
IMPACT ON BUILDING FOUNDATION.

PROPOSED RET. WALL
= 1m MAX HEIGHT

PROPOSED RET. WALL
= 0.6m MAX HEIGHT

PROPOSED 
RET. WALL

= 1.4m MAX 
HEIGHT

PROPOSED RET. WALL
= 0.8m MAX HEIGHT

ALSO REFER 
DRAWINGS BY 
TECHTREAT & 
HAIGH WORKMAN

EXTG SEPTIC TANKS & ASSOCIATED 
PIPEWORKS TO BE REMOVED

EXTG PUMP CHAMBER 
& ASSOCIATED 

PIPEWORKS TO BE 
REMOVED

NEW TYPE 2 
CESSPIT

NEW TYPE 2 
CESSPIT

EXTG CP & 
PIPE TO BE 
REMOVED

EXTG CP TO 
BE REMOVED

NEW TYPE 2 
CESSPIT

NEW TYPE 2 
CESSPIT

PROPOSED SW 
ATTENUATION TANKS 

(2x 25,000L) - REFER 
DRAWINGS BY HAIGH 

WORKMAN

EXTG CP 
TO BE 

REMOVED

PROPOSED SW 
ATTENUATION TANK 
(1x 10,000L) - REFER 
DRAWINGS BY HAIGH 
WORKMAN

SCREENS AROUND 
NEW TANKS

EXISTING
BUILDING
(UNIT 1~6)

TOTAL AREA: 720.9 m2

(722.9 m2 WITH NEW IT WALL)
FFL (GF): 89.30

EXISTING
VEHICLE

CROSSING

EXTG TREATMENT
+ SOAKAGE AREA

(SHADED)

PROPOSED WW BED AREA
2 / 15.5x3.5m BEDS

14 CARPARKS

14 CARPARKS

LO
AD

IN
G

BDY  45° 15' (60.56m)

BDY  45° 15' (37.00m)

BDY  45° 15' (13.61m)

BD
Y 

 13
5°

 16
' (

41
.4

1m
)

BDY  225° 15' (37.16m)BDY  225° 15'
(37.00m)

BDY  135° 15' (3 8 .42m
)

BDY
135° 15'
(3.00m

)

BDY  315° 15' ( 19.87m
)

BDY  45° 16' (55.33m)

BD
Y  

0° 
15'

(7.
35

m)

BDY  315° 08' (25.07m
)

EB  45° 15' (35.00m)

EB  45° 15' (37.00m)

EB  135° 15' ( 17.60m
)

EB  45° 15' (30.00m)

EB  68° 28'(7.62m)

BD
Y 

 13
5°

 15
' (

38
.4

2m
)

UNIT 18
TOTAL AREA:

112.1 m2

FFL (GF): 90.100

UNIT 17
TOTAL AREA:

112.1 m2

FFL (GF): 90.100

UNIT 16
TOTAL AREA:

112.1 m2

FFL (GF): 90.100

UNIT 15
TOTAL AREA:

112.1 m2

FFL (GF): 90.100

UNIT 14
TOTAL AREA:

112.1 m2

FFL (GF): 90.100

UNIT 13
TOTAL AREA:

112.1 m2

FFL (GF): 90.100

UNIT 12
TOTAL AREA:

112.1 m2

FFL (GF): 89.600

UNIT 11
TOTAL AREA:

112.1 m2

FFL (GF): 89.600

UNIT 10
TOTAL AREA:

112.1 m2

FFL (GF): 89.600

UNIT 8
TOTAL AREA:

96.1 m2

FFL (GF): 89.300

UNIT 7
TOTAL AREA:

97.1 m2

FFL (GF): 89.300

1:3 MAXSLOPE

NEW
VEHICLE

CROSSING

EXTG
BERM

EXTG
CONC.
PATH

EX
TG

 F
O

O
TP

AT
H

DE
M

AR
CA

TE
D 

FO
O

TP
AT

H

DEMARCATED FOOTPATH

DEMARCATED FOOTPATH

KERBS ALONG EDGE OF CARPARK/DRIVEWAY

DISH CHANNEL

DISH CHANNEL

DA3
02

DA3
02

B
A300

B
A300

C
A301

C
A301

E
A3

02
E

A3
02

Scale 1:250  
02.5 2.5 5.0 7.5 10.0 12.5m1

-
PROPOSED SITE PLAN

1:250 (A3) 

These drawings support the fire design and are to be
read in conjunction with the fire report. They do not
show all of the required fire safety systems & features
and are not construction drawings.
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These drawings support the fire design and are to be
read in conjunction with the fire report. They do not
show all of the required fire safety systems & features
and are not construction drawings.
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AREAS
EXISTING (UNIT 1~6)
GROUND FLOOR (O/A SLAB): 631.7 m2 
FIRST FLOOR (O/A FRAME): 89.2 m2 

TOTAL AREA: 720.9 m²

* AREA SHOWN IS GROSS FLOOR AREA
* EXCLUDES COVERED DECK / PORCHES
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GROUND FLOOR (O/A SLAB): 97.1 m2 

UNIT 8
GROUND FLOOR (O/A SLAB): 96.1 m2 
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These drawings support the fire design and are to be
read in conjunction with the fire report. They do not
show all of the required fire safety systems & features
and are not construction drawings.
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EXISTING (UNIT 1~6)
GROUND FLOOR (O/A SLAB): 631.7 m2 
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TOTAL AREA: 720.9 m²

* AREA SHOWN IS GROSS FLOOR AREA
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UNIT 7
GROUND FLOOR (O/A SLAB): 97.1 m2 

UNIT 8
GROUND FLOOR (O/A SLAB): 96.1 m2 

NEW INTERTENANCY WALL
GROUND FLOOR (O/A SLAB): 2.2 m2 

TOTAL AREA (ADDITION): 195.4 m²

* AREA SHOWN IS GROSS FLOOR AREA
* EXCLUDES COVERED DECK / PORCHES
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9.92 sq m

Density = 3.5 sqm/person
Occupant = 21

These drawings support the fire design and are to be
read in conjunction with the fire report. They do not
show all of the required fire safety systems & features
and are not construction drawings.
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1:150 (A3) 

AREAS
EXISTING (UNIT 1~6)
GROUND FLOOR (O/A SLAB): 631.7 m2 
FIRST FLOOR (O/A FRAME): 89.2 m2 

TOTAL AREA: 720.9 m²

* AREA SHOWN IS GROSS FLOOR AREA
* EXCLUDES COVERED DECK / PORCHES

UNIT 7
GROUND FLOOR (O/A SLAB): 97.1 m2 

UNIT 8
GROUND FLOOR (O/A SLAB): 96.1 m2 

NEW INTERTENANCY WALL
GROUND FLOOR (O/A SLAB): 2.2 m2 

TOTAL AREA (ADDITION): 195.4 m²

* AREA SHOWN IS GROSS FLOOR AREA
* EXCLUDES COVERED DECK / PORCHES
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Each lot is proposed to be
designed as separately titled
and shall be separated from
adjacent lots by a
120/120/120 FRR (two-way).

Existing internal wall is of
150mm precast concrete panel
construction which achieves a
120-minute FRR.

If any unprotected openings
exist they shall be appropriately
fire stopped to 120 minutes.

These drawings support the fire design and are to be
read in conjunction with the fire report. They do not
show all of the required fire safety systems & features
and are not construction drawings.

Reference Number:

Date:

Title:

26-0605

25/06/26

Egress & FRR Plan

Legend:
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180/180/180 FRR (two-way)
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ER Dead end open path

Existing 60-minute FRR wall

Existing 120-minute FRR wall

Illuminated EXIT sign

Safe path

The new building portion (Lots 5-6) is
designed to furture-proof possible
future uses with a property rating of
180 minutes.
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FIRST FLOOR PLAN - BLOCK 1 - PROPOSED
1:150 (A3) 

AREAS
EXISTING (UNIT 1~6)
GROUND FLOOR (O/A SLAB): 631.7 m2 
FIRST FLOOR (O/A FRAME): 89.2 m2 

TOTAL AREA: 720.9 m²

* AREA SHOWN IS GROSS FLOOR AREA
* EXCLUDES COVERED DECK / PORCHES

UNIT 7
GROUND FLOOR (O/A SLAB): 97.1 m2 

UNIT 8
GROUND FLOOR (O/A SLAB): 96.1 m2 

NEW INTERTENANCY WALL
GROUND FLOOR (O/A SLAB): 2.2 m2 

TOTAL AREA (ADDITION): 195.4 m²

* AREA SHOWN IS GROSS FLOOR AREA
* EXCLUDES COVERED DECK / PORCHES
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Existing stairwell serving the upper
floor is designed as a safe path fire
separated from the remainder of the
building by a at least 60-minute
FRR.

Per historic drawings, the existing
exit door into the stairwell is a fire
door achieving -/60/60sm.

DEOP = 19 m

These drawings support the fire design and are to be
read in conjunction with the fire report. They do not
show all of the required fire safety systems & features
and are not construction drawings.
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NORTHWEST ELEVATION - BLOCK 1 - PROPOSED
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NORTHEAST ELEVATION - BLOCK 1 - PROPOSED
1:150 (A3) 

ELEVATION MATERIALS

1 ALUMINIUM POWDERCOATED DOUBLE GLAZED JOINERY
2 175mm THICK PRECAST CONCRETE WALL
3 PROPOSED NEW RIBBED METAL CLADDING TO MATCH 

EXISTING
4 PROPOSED NEW COLORSTEEL RIBBED METAL ROOFING TO 

MATCH EXISTING
5 PROPOSED NEW TIMBER FASCIA AND uPVC GUTTER 

SYSTEM SIMILAR TO EXISTING
6 PROPOSED NEW ROLLER DOOR
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These drawings support the fire design and are to be
read in conjunction with the fire report. They do not
show all of the required fire safety systems & features
and are not construction drawings.
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Elevation

Legend:

The northwest elevation has
sufficient setback from the
relevant boundary where no
external fire rating is required
for property protection.

To futureproof the building,
Lot boundary fire walls 
shall extend 450mm above
the roof to form a parapet.

The northeast wall being
hard up against the relevant
boundary shall achieve a
two-way 180/180/180 FRR.

The Lot boundary fire wall 
shall extend 450mm above
the roof to form a parapet.
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SOUTHWEST ELEVATION - BLOCK 1 - PROPOSED
1:150 (A3) 

ELEVATION MATERIALS

1 ALUMINIUM POWDERCOATED DOUBLE GLAZED JOINERY
2 175mm THICK PRECAST CONCRETE WALL
3 PROPOSED NEW RIBBED METAL CLADDING TO MATCH 

EXISTING
4 PROPOSED NEW COLORSTEEL RIBBED METAL ROOFING TO 

MATCH EXISTING
5 PROPOSED NEW TIMBER FASCIA AND uPVC GUTTER 

SYSTEM SIMILAR TO EXISTING
6 PROPOSED NEW ROLLER DOOR

 120  120  120  120  120  120  120 

 120  120  120  120  120  120  120 

 180  180  180  180  180  180  180 

 180  180  180  180  180  180  180 

 120  120  120  120  120  120  120 

37.16 m 16.18 m

New boundary wall shall achieve a
two-way 180/180/180 FRR for
property protection. 

The Lot boundary fire wall shall
extend 450mm above the roof to
form a parapet.

These drawings support the fire design and are to be
read in conjunction with the fire report. They do not
show all of the required fire safety systems & features
and are not construction drawings.
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Elevation

Legend:

Existing boundary wall is
constructed of 150mm precast
concrete panels and considered
to achieve a 120-minute FRR.
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The Lot boundary fire
wall shall extend
450mm above the roof
to form a parapet.

These drawings support the fire design and are to be
read in conjunction with the fire report. They do not
show all of the required fire safety systems & features
and are not construction drawings.
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