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1.0 Overview 

 

Timothy and Robyn O’Leary are seeking resource consent to subdivide their property to create one 

additional Record of Title as shown in the Scheme Plan in Figure 1 and Appendix 1.  

 

Lot 1 is a rural site with an area of 12.0540ha, and contains some temporary buildings and a future 

house site with access from an existing crossing off Fern Flat Road, which will be upgraded to 

FNDC/S/6B standard. Sight distances at this entrance will be improved through battering the road 

berm on the northern side of the crossing.  

 

Lots 2 and 3 have areas of 18.4490ha and 8130m², and are to be held together by amalgamation 

condition along with the balance of the Record of Title. The balance farm area has multiple entrances 

in other locations.  

 

A Wetland Determination prepared by Bay Ecological Consultancy was commissioned (Appendix 

3), and includes an assessment of the ecological values of Lot 1. It summarises that there will be no 

loss of significant vegetation or habitat as part of the current proposal, and that the wetlands have 

overall moderate to high significance. Potential development effects may be addressed through best 

practice engineering controls, complimented by the proposed covenanting to give an overall low / 

positive outcome from the site wetlands and habitat and demonstrate no loss of extent as a core 

policy of the National Policy Statement for Freshwater Management.  

 

Protection of areas of indigenous vegetation and wetland on Lots 1 and 3 is proposed by way of 

land covenants.  

 

The proposed activity is supported by an Engineering Assessment and Geotechnical Report 

prepared by Haigh Workman Civil & Structural Engineers (Appendices 2 and 3), which confirms 

that proposed Lot 1 is suitable for its intended purpose, with suggested conditions related to its 

future development.  

 

The subject site is zoned Rural Production in the Operative Far North District Plan and there is a 

narrow strip of land that is within an Outstanding Landscape along the western boundary, within 

which the area of bush is to be protected by consent notice. The proposed subdivision has been 

assessed as being a non-complying activity due to the Outstanding Landscape overlay.  

 

This assessment accompanies the Resource Consent application made by the Applicant and is 

provided in accordance with Schedule 4 of the Resource Management Act 1991. It is intended to 

provide the necessary information, in sufficient detail, to provide an understanding of the proposal 

and any actual or potential effects the proposed activity may have on the environment.  
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2.0 Description of Proposal 

2.1 Proposed Subdivision  

The overarching purpose of the proposal is to enable the creation of one additional Record of Title, 

resulting in minimal change to the rural nature of the property and at the same time providing 

permanent legal protection of bush and wetland areas. The Scheme Plan is attached in Appendix 

1 and illustrated in Figure 1. All areas and dimensions are subject to final survey.  

 

The proposed subdivision creates Lots 1, 2 and 3, with areas of 12.0540ha (Lot 1), 18.4490ha (Lot 

2), and 8130m² (Lot 3). Lots 2 and 3 will be held in the same Record of Title as the balance of the 

subject Record of Title, i.e., Lot 2 DP 456261, Lot 4 DP 16903, Lots 4 & 5 DP 340363, Lots 1 & 3 

DP 18817 and Part Lot 2 DP 18817. 

 

The subject Record of Title includes three exiting amalgamation conditions as interests. It is 

understood that Section 227 of the Resource Management Act 1991 allows current amalgamation 

conditions to cancel automatically on deposit of the new survey plan.  

 

 
Figure 1: Scheme Plan 
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2.2 Vehicle Access & Easement Schedule  

The subject site has frontage to Fern Flat Road and Iwitaua Road on its eastern boundary. The existing 

crossing to Lot 1 will be upgraded as outlined in the Haigh Workman Engineering Assessment as follows: 

• It will be upgraded to meet FNDC/S/6B. 

• Minor shaping will be undertaken to convey stormwater through the new culvert which is to be 

installed under the crossing.  

• The gate will be relocated to achieve a 10m setback from the edge of the road carriageway.  

• Sight distances will be increased by battering the bank to the north of the crossing.  

The balance area has multiple entrances, reflecting the various locations of the parcels. No improvements 

are intended for these.  

2.3 Proposed Land Covenants (Conservation Purposes) & Ecological Enhancement 

Areas ‘A’ – ‘F’ over Lots 1 and 3 are proposed land covenants for conservation purposes. Areas ‘A’ and 

‘B’ on Lots 1 and 3 respectively cover areas of indigenous bush, while areas ‘C’ – ‘F’ on Lot 1 are areas 

of wetland, as described in the Bay Ecological Consultancy Wetland Determination. Areas ‘A’ – ‘F’ will be 

shown on the survey plan submitted for approval pursuant to Section 223 of the Resource Management 

Act 1991 and will be referred to in a consent notice condition, with the following suggested wording.   

 
The landowners shall preserve the indigenous trees, vegetation and wetland vegetation in the area 

illustrated as area ‘A’ – ‘F’ on the survey plan. The landowners shall not without the prior written consent 

of the Council and then in strict compliance with any conditions imposed by the Council cut down, damage 

or destroy any vegetation within this area. The landowners shall not be deemed to be in breach of this 

prohibition if any such vegetation shall die from natural causes not attributable to any act or default on or 

on behalf of the landowners or for which the landowner is responsible.   

[Lots 1 & 3] 

 
The Wetland Determination recommends fencing of wetlands and implementation of a basic pest and 

weed management plan. These can be made conditions of consent to be satisfied at 223 and 224c stage 

of subdivision completion.  

 

2.4 Wastewater Management  

The Engineering Assessment has identified a possible effluent disposal field and reserve disposal 

field based on dripperline disposal with a loading rate of 3 mm per day. Development specific 

designs for onsite treatment and disposal of wastewater will be provided in conjunction with a 

building consent application, with the design having specific reference to the Engineering 

Assessment as this includes information on drainage characteristics, recommended soil loading 

rates and disposal areas. A consent notice to this effect is proposed: 

 
In conjunction with the construction of any building requiring a wastewater disposal system the lot owner 

shall obtain a Building Consent and install the wastewater treatment and effluent disposal system. Any 

proposed wastewater treatment and effluent disposal system shall be designed and constructed, noting 

the recommendation and limitation included in the Engineering Assessment prepared by Haigh Workman 

Civil & Structural Engineers with reference 22 292, dated October 2022, included in RC XXXXXXX.   

[Lot 1] 
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2.5 Stormwater Management  

Proposed stormwater management for Lot 1 is described in the Engineering Assessment, comprising the 

drainage of stormwater runoff to Te Kowhai Stream with discharge being managed to avoid scouring. 

Detailed design can be prepared as part of the building consent application. Based on the anticipated 

impermeable surface coverage, attenuation is not required based on the negligible increase in surface 

runoff compared to the size of the receiving catchment.  

2.6 Earthworks  

Future earthworks will be required to create the building platform and driveway on Lot 1; however, these 

works are not being completed by the applicant as part of the subdivision. Therefore, the only earthworks 

required for the proposed subdivision are the works on Fern Flat Road to upgrade the existing entrance 

and batter the northern side of the road berm to improve sight distances. Erosion and sediment control 

will be established prior to this work commencing. As the FNDC Earthworks Bylaw 2019 relates to 

excavation, filling or cellar work on private property as opposed to the public road, it is not expected that 

an earthworks permit will be required for this work.  

 

 

3.0 Application Site Details and Description 

3.1 Location 

The property is situated between Fern Flat and Otangaroa.  The subject site is at the western side of the 

intersection between Iwitaua Road, Fern Flat Road and Otangaroa Road. The site has frontage to Iwitaua 

Road and Fern Flat Road on its eastern boundary. Refer to the maps in Figures 2 - 4.  

 

 
Figure 2: Location Map 
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Figure 3: Cadastral map showing subject parcel – Lot 3 DP 413711. 

 

 
Figure 4: Cadastral map showing total area of Record of Title 589922. 
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3.2 Legal Details 

The subject site is legally described as Lot 3 DP 413711 and held in Record of Title 589922, which 

comprises multiple parcels of land held together by Amalgamation Conditions totaling an area of 

237.7453ha more or less – refer to Appendix 5. The Record of Title lists the following interests.  

 
• D694417.1, D694417.2 and D694417.3: Forestry Rights pursuant to the Forestry Registration Act 1983  

• Subject to Section 241(2) RMA 1991: (affects part Lot 2 DP 18817 and Lots 4 – 5 DP 343063),  

• Subject to Section 241(2) and 242(1) and 242(2) RMA 1991: (affects DP 413711) 

• Subject to Section 241(2) and 242(1) and 242(2) RMA 1991: (affects DP 456261) 

• Consent Notice pursuant to Section 221 RMA 1991 (affects Lot 2 DP 456261 – not appliable to parcel being 

subdivided) 

• Easement Instrument 8164443.5: Appurtenant to Lot 2 DP 456261 is a right to convey water. Subject to 

section 243(a) RMA 1991 (not applicable to parcel being subdivided).  

 

3.3 Site Conditions  

The Geotechnical Assessment report describes topography of the site, as being predominantly covered 

in pasture, and situated on undulating hills with a number of ridges and gullies, flanked by moderate to 

steep slopes. Te Kowhai Stream runs through the low point and drains to the east. Soil and geological 

conditions are described in the Engineering Assessment and Geotechnical Report.  

 

The Bay Ecological Consultancy Wetland Determination provides a detailed description of the vegetation 

and ecological characteristics within the proposed covenanted areas. It also describes the observations 

of fauna within the site. An assessment of the significance of indigenous vegetation and habitats of 

indigenous fauna is provided, which concludes that the identified areas have moderate to high 

significance. The larger wetland within area ‘C’ on the Scheme Plan is shown in Photograph 1.  

 

 
Photograph 1: Wetland within area ‘C’.  
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The subject land is a rural property, for the most part used for grazing stock. Temporary cabins have been 

positioned near the western boundary of Lot 1, and are accessed by a metalled driveway as illustrated in 

Photograph 2. A farm quarry is located within Lot 3. Between the temporary buildings and quarry is a 

knoll which is vegetated in mixed bush with scattered weed species. Refer to Photograph 3.  

 

 
Photograph 2: Temporary cabins serviced by metalled driveway on Lot 1.   

 

 
Photograph 3: Existing bush on Lots 1 and 3.  

 

Public roading in the vicinity of the subject site is unsealed, with legal speed limits and estimated operating 

speeds as outlined in the Engineering Assessment.  

 

The character of the subject land and its surrounding environment is based on the existing 

characteristics of the built structures, local roading and private accessways, primary production use 

and natural environment, with the dominant elements of the site being the pastoral and indigenous 

vegetation cover.  
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3.4 Recorded Natural Features 

The subject site is not part of the coastal environment and does not include any areas of high or 

outstanding natural character or outstanding natural features in the Regional Policy Statement. A small 

area of Outstanding Natural Landscape is mapped over Lot 3, as ‘Maungataniwha Ranges’. Refer to 

Figure 4.  

 

 
Figure 4: Regional Policy Statement Map – showing small incursion of Outstanding Natural Landscape into Lot 3.  

The site is adjacent to, and includes small areas of the ecological units ‘Te Karoa – O04/144’ and ‘Linssen 

- O04/150’, as recorded in the Department of Conservation Protected Natural Area mapping for the 

Maungataniwha Ecological District.2 Refer to Figure 5. The mapped ecological values of the site area 

also shown in Figure 3 of the Wetland Determination.  

 

 
Figure 5: The subject site in relation to Ecological Units O05/144 and O04-150. Sourced from Far North Maps ‘Reserves 
and protected areas’ map. 

 
2 Conning, L. (2002): Natural areas of Maungataniwha Ecological District. Reconnaissance Survey Report for the 
Protected Natural Areas Programme. Department of Conservation Northland Conservancy, Whangarei, New Zealand.  
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The site is mapped as being located on within a kiwi-present habitat (indicated by less than 5 calls per 

hour) in Far North Maps “Species Distribution (DoC)” Map. 3  

 

The mapping related to kiwi habitat and Protected Natural Areas are non-statutory documents.  

 
The site is mapped as comprising Land Use Capability (“LUC”) Unit VIe18. None of the LUC units 

are classified in the Northland Regional Policy Statement as comprising highly versatile soils. A 

detailed description of mapped soils and geology is provided in the Engineering Assessment and 

Geotechnical Report.  

 

 

4.0 District Plan Assessment 

4.1 Operative Far North District Plan   

The application site is zoned Rural Production. A narrow strip of land on the northern end of the 

site’s eastern boundary is mapped as being Outstanding Landscape. Refer to Figure 5 below.   

 

 
Figure 5: Far North Maps with District Plan Zoning Layer Shown.  

 

 
3 A map showing the distribution of Northland Brown Kiwi and Northland Mudfish in the Far North District. Kiwi habitat 
distribution based on call count monitoring in 2019 by Department of Conservation: Craig, E. (2020): Call count monitoring 
of Northland brown kiwi 2019. Department of Conservation, Whangarei, New Zealand.    
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The proposal is assessed against the relevant rules of the District Plan as follows.  

4.1.1 Rural Production Zone 

The existing temporary built development on Lot 1 has no implications in terms of the permitted 

activity Rural Production Zone rules, including Rules 8.6.5.1.1 (Residential Intensity), 8.6.5.1.2 

(Sunlight), 8.6.5.1.3 (Stormwater Management), and 8.6.5.1.4 (Setback from Boundaries).  

4.1.2 Natural & Physical Resources 

Rule Discussion Compliance  

PERMITTED ACTIVITIES   

12.1.6.1.1 – 12.1.6.1.6 

Landscape and Natural Features 

 

None of the activities covered 

under this rule are proposed.  

Not applicable.       

12.2.6.1.1 and 12.2.6.2.2 

Indigenous Flora and Fauna 

No vegetation clearance is 

proposed.  

Not applicable.       

12.3.6.1.1 Excavation and/or 

Filling … in the Rural Production 

Zone … 

Earthworks to upgrade the 

existing entrance are in 

accordance with this rule.  

Complies  

12.7.6.1.1, 12.7.6.1.2 & 

12.7.6.1.4 

No new buildings or impermeable 

surfaces are proposed within 

30m of a river with average width 

of 3m or more.  

The wetland within area C is less 

than 1ha and in area.   

Onsite wastewater disposal can 

be achieved on Lot 1 with a 30m 

setback from identified wetlands.    

Complies.  

4.1.3 Subdivision 

Rule Discussion Compliance  

13.6 GENERAL RULES 

13.6.5 Legal Frontage  Each lot has frontage to Fern Flat Road, or Iwitaua 

Road.   

Complies 

13.6.8 Subdivision Consent Before 

Work Commences  

The earthworks required to improve visibility at the 

vehicle crossing is described in the  Engineering 

Assessment and forms part of the subdivision consent 

application. 

Complies  

13.6.12 Suitability for Proposed 

Land Use 

The land is considered suitable for the proposal, 

namely future residential development on Lot 1. Refer 

to the Engineering Assessment.  

Complies.  

13.7 CONTROLLED ACTIVITIES  

13.7.2.1 Minimum Area for Vacant 

New Lots ….. 

The area of Lot 1 does not comply with the controlled 

activity minimum lot size for the Rural Production Zone 

/ Outstanding Landscape. The balance title area 

complies.  

Does not comply.   
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13.7.2.2 Allotment Dimensions Each lot includes a dimension of 30 x 30m, plus 10m 

boundary setbacks.  

Complies 

13.7.2.5 Sites Divided by an 

Outstanding Landscape …. 

The area of Outstanding Landscape within Lot 1 is less 

than 20ha, and the area of Lot 1 is less than 20ha. 

Does not comply. 

13.8 RESTRICTED DISCRETIONARY ACTIVITIES 

13.8.1 Subdivision within the Rural 

Production Zone 

Lot 1 is 12ha and complies with this standard. 

However, as the lot includes a narrow strip of 

Outstanding Landscape, the restricted discretionary 

activity standard is not met.  

Does not comply.  

13.9 DISCRETIONARY ACTIVITIES  

13.9.1 Discretionary (Subdivision) 

Activities 

As the subdivision is not via management plan, the 

application does not comply with the discretionary 

activity standard due to the small Outstanding 

Landscape Overlay.  

Complies 

4.1.4 Financial Contributions 

The proposal has no implications in terms of Chapter 14. 

4.1.5 Transportation 

The proposal has no implication in terms of District Plan rules relating to traffic or car parking (car 

parking on each lot will need to be designed for Lot 1 at the time of building design).  

 
Rule Discussion Compliance  

15.1.6C.1 PERMITTED ACTIVITIES   

15.1.6C.1.1 Private Accessway in 

all Zones 

 

Shared vehicle access is not proposed. Future 

access to a building site on Lot 1 will be formed at 

building consent stage.   

Complies.      

15.1.6C.1.5 Vehicle crossing 

standards in Rural and Coastal 

Zones 

Upgrade of the existing vehicle crossing to Lot 1 

will meet this standard. 

Complies. 

15.1.6C.1.7 General Access 

Standard 

Access to the boundary of each lots meets this 

standard, with adequate area for future onsite 

manoeuvring available.  

Complies. 

15.1.6C.1.8 Frontage to Existing 

Roads 

Adjacent legal roads are of sufficient legal width to 

comply with this rule. There are no apparent 

encroachments of the legal road carriageway into 

the property, and an area of land was vested in 

FNDC as road at the time of previous subdivision 

(RC 2080047 – Lot 4 DP 413711) to rectify a 

previous encroachment.  

The carriageway widths of Fern Flat Road and 

Iwitaua Road outside the subdivision are less than 

the Engineering Standards and Guidelines 

Does not comply.   

4.1.6 Summary of Activity Status 

Overall, the proposal has been assessed as a non-complying activity.  
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4.2 Proposed Far North District Plan   

Rules relating to earthworks and the discovery of suspected sensitive material, and earthworks and 

erosion and sediment control (EW-R12 and EW-R13) and associated standards EW-S3 and EW-

S5 can be complied with through advice notes relating to the Heritage New Zealand Accidental 

Discovery Protocol and the requirement for erosion and sediment control to be implemented in 

accordance with the specified guideline document for the duration of earthworks.  

 
We are not aware of any other applicable rules with immediate legal effect under the Proposed 

District Plan.  

 
 

5.0 Assessment of Environmental Effects 

Section 104(1)(a) and (ab) require the consent authority, subject to Part 2 of the Act, to have regard to any actual and 
potential effects on the environment of allowing the activity and any measure proposed or agreed to by the applicant for 
the purpose of ensuring positive effects on the environment to offset or compensate for any adverse effects on the 
environment that will or may result from allowing the activity.  
 
Section 104(2) indicates that a consent authority may disregard an adverse effect of the activity on the environment if a 
national environmental standard of the plan permits an activity with that effect and Section 104(3)(a)(ii) requires a consent 
authority to not, when considering an application, have regard to  any effect on a person who has given written approval 
to the application (unless that person has withdrawn the written approval before the date of a hearing or before the 
application is determined, as set out in 104(4)).  
 
Clauses 6 and 7 of Schedule 4 of the RMA indicate the information requirements and matters that must be addressed in 
or by an assessment of environmental effects, both of which are subject to the provisions of any policy statement or plan. 
The relevant criteria listed under Rules  13.10 (Assessment Criteria - Subdivision) of the District Plan are also addressed 
in the following assessment. 

 
 

5.1 Allotment Sizes and Dimensions & Building Locations 

The area of Lot 1 is compliant with the restricted discretionary activity standard for the Rural Production 

Zone, however the small area of Outstanding Landscape on its western boundary (approximately 12m at 

its widest) causes the proposal’s non-complying activity status. It is noted that the more recent Regional 

Policy Statement mapping of Outstanding Landscapes shows an even lesser incursion into the property, 

which only affects Lot 1. Refer to Figure 4. As the bush within this area of Outstanding Landscape is to 

be permanently protected as a result of the proposed subdivision, it is considered that Lot 1 can be 

considered to be in accordance with the intended restricted discretionary activity lot size in the Rural 

Production Zone and that the small area of Outstanding Landscape should have a minimal influence on 

the assessment of suitability of the proposed size of Lot 1.  

 

The proposed lot sizes will fit within the existing pattern of subdivision and retains the overall rural 

character of the existing natural and built environment. Each Record of Title will be of a size to allow a 

continued primary production activity. This matter is discussed further in Section 5.11 of this Report.  

 

Overall, any direct or cumulative adverse effects on the rural environment generated by the proposal are 

considered to be less than minor, with the size of each title being suitable for their intended purpose.  
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5.2 Natural and Other Hazards 

Natural Hazards are addressed in the Engineering Assessment, which concludes that the nominated 

building site for Lot 1 is elevated above the flood level and does not contain any natural hazard that would 

warrant action under Section 71(1) of the Building Act 2004, and that there is no significant risk from 

natural hazards that would cause Section 106 of the Resource Management Act 1991 to apply.  

 

The Engineering Assessment includes recommendations for future buildings on Lot 1 to ensure that 

erosion, subsidence and slippage hazards are avoided, and these are summarised as: 

 

• Maintaining setback from steep slopes as per Geotechnical recommendations.  

• Site specific geotechnical investigation and appropriate foundation design at the time of building.  

 

The Geotechnical Assessment further elaborates and includes development recommendations, which 

will need to be considered at the time of built development on Lot 1. It summarises that “provided the 

recommendations provided in this report are followed, the subject site is capable of being developed as 

proposed. All works should be carried out under the guidance of a Chartered Professional Engineer 

familiar with the contents of this report”.  

 

A consent notice condition is proposed for Lot 1, requiring that any future buildings are the subject of a 

site-specific geotechnical assessment completed by a Chartered Professional Engineer, which follows 

the recommendations of the Haigh Workman Civil and Structural Engineers Geotechnical Assessment 

Report, referenced 22 292 and dated August 2022.  

 

Water supply for firefighting purposes on Lot 1 can be configured at the time of development. There is 

area available for the construction of a future dwelling, including the ability to achieve suitable setbacks 

from significant areas of vegetation on the property so as to avoid fire risk. The typical consent notice 

condition relating to water supply is specified below.  

In conjunction with the construction of any dwelling, and in addition to a potable water supply, a water 

collection system with sufficient supply for firefighting purposes is to be provided by way of tank or other 

approved means and to be positioned so that it is safely accessible for this purpose.  

[Lot 1] 

The site is not known to be contaminated as a result of any current or historic land use activities. Refer to 

Section 6.3 of this Report.  

As discussed above, consent notice conditions can be applied to Lot 1 to require specific geotechnical 

investigation and design of water supply for firefighting purposes when the lot is developed, in order to 

ensure that adverse effects related to natural hazards and fire hazard are avoided and mitigated.  

5.3 Water Supply   

The property is not within the area of benefit for water reticulation. Water supply for the proposed lots will 

therefore be provided by way of on-site collection and storage of rainwater. No adverse effects with 

respect to water supply are anticipated.  



 

PROPOSED SUBDIVISION – IWITAUA & FERN FLAT ROAD, MANGAMUKA                        

15 

5.4 Stormwater Disposal 

The Engineering Assessment confirms that anticipated impermeable surfaces will be less than 1% of the 

Lot 1 area, and will comply with the permitted activity standards for the Rural Production Zone. 

Stormwater management is described in the Engineering Assessment, comprising drainage into Te 

Kowhai Stream, with no attenuation required due to the negligible increase in surface runoff compared to 

the size of the receiving catchment. Discharge of concentrated stormwater runoff can be managed to 

avoid scouring, by discharging over grass on stable ground in combination with outfall dispersal, 

armouring and stabilisation. This will ensure that the water quality in natural waterways is preserved.  

Overall, the concept design for stormwater management for future on lot development / building consent 

stage, avoids adverse effects on stormwater quantity and quality, such that any effects will be less than 

minor.  

5.5 Sanitary Sewage Disposal 

Based on the recommendations of the Engineering Assessment, which suggests that dripper lines be 

used for the disposal of wastewater, and recommends suitable areas for disposal and reserve disposal 

fields, soil loading rates and separation distances from ground and surface water, it is considered that 

adverse effects arising from future onsite effluent disposal on Lot 1 will be less than minor. A consent 

notice condition is proposed for Lot 1 to require that the design of onsite wastewater treatment and 

disposal be designed and submitted at building consent stage. Overall, it is considered that sanitary 

sewage disposal can be achieved in such a way that avoids and mitigates adverse environmental effects, 

such that they will be less than minor.  

5.6 Energy & Telecommunications Supply 

As the site is not within an urban zone or environment, it is not proposed to provide a new connection to 

these services as part of the subdivision activity. It can be noted as a consent notice on Lot 1 that the 

supply of electricity and telecommunications has not been made a condition of the consent as follows. 

Reticulated telecommunication services are not a requirement of this subdivision consent. The responsibility 

for providing telecommunication services will remain the responsibility of the property owner.   

[Lot 1] 

Top Energy has commented that they have nil requirements. Refer to correspondence from Top Energy 

in Appendix 6.  

5.7 Access 

Additional traffic generated by the subdivision will be minor in volume, in the vicinity of 10 daily one-way 

movements.  

The upgrade of vehicle crossing to Lot 1 will provide a suitable entrance for the proposed level of traffic 

generated by the subdivision. The use of the adjoining local roads for the additional traffic movements is 

not expected to cause any disruption to their efficient and safe use, with the upgraded vehicle crossing 

being having acceptable visibility.   
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The adjacent legal roads are not formed to the FNDC Engineering Standards and Guidelines, however 

their low usage combined within the minimal increase in traffic resulting from the subdivision is not 

expected to generate any further adverse effects on road safety or efficiency. This matter will be discussed 

further in an revision to the Engineering Assessment. No new vehicle crossings are proposed.  

It is considered that the additional traffic generated by the proposal can be accommodated by proposed 

vehicle access provisions, and that the effects of the proposal on existing roading and traffic safety will 

be less than minor.  

5.8 Earthworks 

The earthworks involved in enhancing visibility at the existing entrance is detailed in the Engineering 

Assessment. Erosion and sediment control measures are proposed to ensure that adverse effects on 

water quality are avoided and to comply with the permitted activity standards of the Regional Plan (Rule 

C.8.3.1). Subject to the implementation of these controls, it is considered that the adverse effects arising 

from the proposed earthworks will be less than minor.  

5.9 Heritage Resources 

The site does not contain any known or mapped heritage resources or archaeological sites or sites of 

cultural significance. The standard Accidental Discovery Protocol advice note can be applied to the 

consent, outlining the procedures to be followed should any archaeological site be inadvertently 

uncovered, in order to avoid adverse effects on heritage resources.  

5.10 Ecological Resources  

Ecological effects of the subdivision are summarised as being low/positive for the site wetlands and 

habitat, with potential development effects being addressed through best practice engineering controls, 

complimented by the proposed covenanting. No loss of extent of wetlands will occur as a result of the 

subdivision.  

Fencing and basic pest and weed control measures are recommended by the Wetland Determination to 

avoid key threats to resilience of habitats within the wetland covenant areas.  

Due to the ‘kiwi present’ designation of the site, it is expected that the standard consent notice condition 

requiring the responsible keeping of pets in order to reduce the risk of predation of North Island brown 

kiwi will be apply. These includes micro-chipping, keeping dogs within fenced areas or otherwise under 

effective control, and microchipping and de-sexing cats and keeping them indoors at night.   

5.11 Soil  

The site does not contain highly versatile soils. Lot 1 will be of a size that allows primary production, likely 

to be on a domestic scale to take into account areas set aside for conservation by way of the proposed 

covenants, while the balance title area will be in excess of 220ha, allowing the land to continue to be used 

for primary production. Therefore, it is anticipated that the subdivision can proceed without having any 

significant adverse effect on the productive capacity of soils.  
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Soil erosion will be minimised through the retention of the grassed cover over the majority of the site, 

retention of the existing indigenous vegetation cover in the steeper slopes of the land, and permanent 

legal protection of bush and wetland. The Engineering Assessment indicates a low risk of erosion as a 

natural hazard, and confirms that erosion can be mitigated by maintenance of vegetation cover and 

setback from steep slopes as per the reports geotechnical recommendations.  

Furthermore, typical GD05 erosion and sediment control measures will be installed to ensure that 

sediment from earthworks operations does not adversely affect water quality.  

5.12 Land Use Incompatibility  

The proposed lots are situated amongst an existing rural and rural lifestyle environment and future 

development on Lot 1 is unlikely to suffer any effects associated with land use incompatibility, nor is likely 

to generate any adverse reverse sensitivity effects, in relation to activities on nearby or adjoining private 

property.  

 

The indicative building sites on Lot 1 will be located in fairly close proximity to the adjacent unsealed 

public road carriageway. A typical advice note used to inform future owners of potential dust 

nuisance can be applied as follows “The site is accessed off an unsealed road. Unsealed roads 

have been shown to create a dust nuisance from vehicle usage. It is advised that the dwelling is 

located as far as possible from the road, and/or boundary planting within the site is utilised to assist 

with this nuisance. Alternatively, the applicant may consider sealing their road frontage to remove 

the issue.”. 

 

Overall, through its location and design, the proposed subdivision mitigates adverse effects associated 

with land use incompatibility and reverse sensitivity, such that they will not be more than minor.  

 

 

6.0 Statutory Assessment  

 
6.1 Objectives and Policies 
 
Far North Operative District Plan  

The objectives and policies of the Rural Environment, Rural Production Zone and Subdivision 

Sections of the District Plan are relevant to this proposal. Although Lots 1 and 3 contain small areas 

of Outstanding Landscape, these are to be protected by consent notice and will not be affected by 

future building, access or development works. Comments on the objectives and policies of the Rural 

Environment and Rural Production Zone have been grouped together due to their overlapping 

themes. As discussed subsequently, it has been concluded that the proposal is not contrary to the 

overall objectives and policies of the District Plan.  

 
RURAL ENVIRONMENT  
8.3 OBJECTIVES 
8.3.1 To promote the sustainable management of natural and physical resources of the rural environment.  
8.3.2 To ensure that the life supporting capacity of soils is not compromised by inappropriate subdivision, use or 
development.  
8.3.3 To avoid, remedy or mitigate the adverse and cumulative effects of activities on the rural environment.  
8.3.4 To protect areas of significant indigenous vegetation and significant habitats of indigenous fauna.  
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8.3.5 To protect outstanding natural features and landscapes. 
8.3.7 To promote the maintenance and enhancement of amenity values of the rural environment to a level that is consistent 
with the productive intent of the zone.  
 
8.4 POLICIES  
8.4.1 That activities which will contribute to the sustainable management of the natural and physical resources of the rural 
environment are enabled to locate in that environment.  
8.4.2 That activities be allowed to establish within the rural environment to the extent that any adverse effects of these 
activities are able to be avoided, remedied or mitigated and as a result the life supporting capacity of soils and ecosystems 
is safeguarded and rural productive activities are able to continue.  
8.4.3 That any new infrastructure for development in rural areas be designed and operated in a way that safeguards the 
life supporting capacity of air, water, soil and ecosystems while protecting areas of significant indigenous vegetation and 
significant habitats of indigenous fauna, outstanding natural features and landscapes. 
8.4.4 That development which will maintain or enhance the amenity value of the rural environment and outstanding natural 
features and outstanding landscapes be enabled to locate in the rural environment.  
8.4.6 That areas of significant indigenous vegetation and significant habitats of indigenous fauna habitat be protected as 
an integral part of managing the use, development and protection of the natural and physical resources of the rural 
environment.  
8.4.8 That, when considering subdivision, use and development in the rural environment, the Council will have particular 
regard to ensuring that its intensity, scale and type is controlled to ensure that adverse effects on habitats (including 
freshwater habitats), outstanding natural features and landscapes on the amenity value of the rural environment … are 
avoided, remedied or mitigated. Consideration will further be given to the functional need for the activity to be within rural 
environment and the potential cumulative effects of non-farming activities. 
 

RURAL PRODUCTION ZONE 
10.9.3 OBJECTIVES 
8.6.3.1 To promote the sustainable management of natural and physical resources in the Rural Production Zone.  
8.6.3.2 To enable the efficient use and development of the Rural Production Zone in a way that enables people and 
communities to provide for their social, economic, and cultural well being and for their health and safety.  
8.6.3.3 To promote the maintenance and enhancement of the amenity values of the Rural Production Zone to a level that 
is consistent with the productive intent of the zone.  
8.6.3.4 To promote the protection of significant natural values of the Rural Production Zone.  
 
10.9.4 POLICIES 
8.6.4.1 That the Rural Production Zone enables farming and rural production activities, as well as a wide range of activities, 
subject to the need to ensure that any adverse effects on the environment, including any reverse sensitivity effects, 
resulting from these activities are avoided, remedied or mitigated and are not to the detriment of rural productivity.  
8.6.4.2 That standards be imposed to ensure that the off site effects of activities in the Rural Production Zone are avoided, 
remedied or mitigated.  
8.6.4.3 That land management practices that avoid, remedy or mitigate adverse effects on natural and physical resources 
be encouraged.  
8.6.4.4 That the type, scale and intensity of development allowed shall have regard to the maintenance and enhancement 
of the amenity values of the Rural Production Zone to a level that is consistent with the productive intent of the zone.  
8.6.4.5 That the efficient use and development of physical and natural resources be taken into account in the 
implementation of the Plan.  
8.6.4.7 That although a wide range of activities that promote rural productivity are appropriate in the Rural Production 
Zone, an underlying goal is to avoid the actual and potential adverse effects of conflicting land use activities.  

 
The objectives and policies of the Rural Environment and Rural Production Zone can be grouped into two 

main areas, protection / maintenance of natural and amenity values and managing effects on rural 

production: all with the goal of promoting sustainable management of natural and physical resources.   

 

The site does not contain highly versatile soils and is in accordance with the discretionary activity Rural 

Production Zone subdivision standards. A large balance area is retained for primary production, and the 

subdivision is considered to be an efficient use of the land with no significant implications in terms of 

reverse sensitivity or land use incompatibility, provided that dust nuisance is appropriately avoided at the 

time that Lot 1 is developed for residential use.  
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Amenity values can be maintained, as the density of the subdivision and the proposed lot sizes fit within 

the range of existing lot sizes in the surrounding environment. The open rural spaces and natural 

character provided by the existing indigenous vegetation will be retained over the majority of the site and 

the effects on visual and amenity values are considered to be less than minor. 

 

The ecological values of the site are to be protected through proposed covenant areas and associated 

consent notice conditions, conditions to manage the keeping of domestic pets which have the potential 

to become kiwi predators, permanent protection of the significant natural areas on Lots 1 and 3, fencing 

of wetlands, pest and weed control, and through engineering controls at the development stage for Lot 1. 

The intensity, scale and type of subdivision proposed is considered suitable in this part of the rural 

environment. 

 

Overall, the proposed subdivision is considered to represent sustainable management, resulting in less 

than minor adverse effects on natural and physical resources.  

 

SUBDIVISION 
13.3 OBJECTIVES  
13.3.1 To provide for the subdivision of land in such a way as will be consistent with the purpose of the various zones in the Plan 
and will promote the sustainable management of the natural and physical resources of the District, including airports and roads 
and the social, economic and cultural well being of people and communities. 
13.3.2 To ensure that subdivision of land is appropriate and is carried out in a manner that does not compromise the life-supporting 
capacity of air, water, soil or ecosystems, and that any actual or potential adverse effects on the environment which result directly 
from subdivision, including reverse sensitivity effects and the creation or acceleration of natural hazards, are avoided, remedied 
or mitigated. 
13.3.5 To ensure that all new subdivisions provide … on-site water storage and include storm water management sufficient to 
meet the needs of the activities that will establish all year round. 
13.3.8 To ensure that all new subdivision provides an electricity supply sufficient to meet the needs of the activities that will establish 
on the new lots created.  
13.3.9 To ensure, to the greatest extent possible, that all new subdivision supports energy efficient design through appropriate site 
layout and orientation in order to maximise the ability to provide light, heating, ventilation and cooling through passive design 
strategies for any buildings developed on the site(s). 
13.3.10 To ensure that the design of all new subdivision promotes efficient provision of infrastructure, including access to 
alternative transport options, communications and local services. 
 
13.4 POLICIES  
13.4.1 That the sizes, dimensions and distribution of allotments created through the subdivision process be determined with regard 
to the potential effects including cumulative effects, of the use of those allotments on: 
(a) natural character, particularly of the coastal environment; 
(b) ecological values; 
(d) amenity values; 
(g) existing land uses. 
13.4.2 That standards be imposed upon the subdivision of land to require safe and effective vehicular and pedestrian access to 
new properties. 
13.4.3 That natural and other hazards be taken into account in the design and location of any subdivision. 
13.4.5 That access to, and servicing of, the new allotments be provided for in such a way as will avoid, remedy or mitigate any 
adverse effects on neighbouring property, public roads (including State Highways), and the natural and physical resources of the 
site caused by silt runoff, traffic, excavation and filling and removal of vegetation. 
13.4.6 That any subdivision proposal provides for the protection, restoration and enhancement of … significant habitats of 
indigenous fauna, threatened species, the natural character of … riparian margins, and outstanding landscapes … where 
appropriate. 
13.4.13 Subdivision, use and development shall preserve and where possible enhance, restore and rehabilitate the character of 
the applicable zone in regards to s6 matters. In addition subdivision, use and development shall avoid adverse effects as far as 
practicable by using techniques including: 
(a) clustering or grouping development within areas where there is the least impact on natural character and its elements such as 
indigenous vegetation, landforms, rivers, streams and wetlands, and coherent natural patterns; 
(b) minimising the visual impact of buildings, development, and associated vegetation clearance and earthworks, particularly as 
seen from public land … 
(e) providing planting of indigenous vegetation in a way that links existing habitats of indigenous fauna and provides the opportunity 
for the extension, enhancement or creation of habitats for indigenous fauna, including mechanisms to exclude pests; 
(g) achieving hydraulic neutrality and ensuring that natural hazards will not be exacerbated or induced through the siting and 
design of buildings and development. 
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13.4.14 That the objectives and policies of the applicable environment and zone and relevant parts of Part 3 of the Plan 
will be taken into account when considering the intensity, design and layout of any subdivision. 

 
The proposal is consistent with the objectives and policies of the Rural Production Zone, and 

represents a sustainable use of the land resource. The site does not include any highly versatile 

soils. The life supporting capacity of the existing ecosystems on the site will not be compromised by 

the proposal and direct adverse effects resulting from the  subdivision are avoided, with some 

positive effects on ecosystems accrued through avoiding key threats to their resilience.  

 

An upgraded vehicle crossing will serve Lot 1, such that compliance with the permitted standard can 

be achieved. Minimal earthworks are required to complete the subdivision, and adverse effects can 

be avoided through careful implementation of erosion and sediment control. The increase in traffic 

is considered to have a negligible effect on the safety and efficiency of the local public roading 

network.  

 

Given the nature of subdivision and land use in the surrounding environment, which includes a 

combination of pastoral land, bush blocks, forestry areas, and rural lifestyle and rural residential 

activities, the proposed subdivision and a future dwelling on lot 1 will not generate any significant 

adverse reverse sensitivity or land use compatibility effects, and amenity values can be maintained. 

Reverse sensitivity arising from dust nuisance from the nearby unsealed roads in relation to 

proposed Lot 1 is possible, however can be mitigated through a consent notice as proposed.  

 

It is not intended to provide power or telecommunications to the boundary of the lots, given that the 

site is within a rural environment. Onsite treatment and/or disposal of stormwater and wastewater 

and supply of potable water can be subject to final design at the building consent stage, however 

for the purposes of the subdivision, these activities are considered feasible in accordance with the 

relevant permitted activity standards of the Regional Plan and District Plan. Likewise, a site specific 

geotechnical investigation is proposed to be submitted at building consent stage.  

 

The sites are large in area with sufficient space and site conditions to support energy efficient design.  

 

Section 6 matters have been recognised and existing and proposed conditions can be applied to 

ensure the protection of the areas of bush and wetland, including the area of vegetation that is within 

the Outstanding Landscape. Significant risks from natural hazards are avoided.   

 

Regional Policy Statement for Northland (“RPS”) 

The Regional Policy Statement provides an overview of resource management issues and gives 

objectives, policies, and methods to achieve integrated management of natural and physical 

resources of the region.  

 

The subject site is not in the coastal environment, does not include any outstanding natural 

landscapes or features (besides a small incursion into proposed Lot 3 of the Outstanding Natural 

Landscape Maungataniwha Range, which will be permanently protected) and does not include any 

areas of high or outstanding natural character. 

 

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

below. 
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4.4.1 Policy – Maintaining and protecting significant ecological areas and habitats 
(1) In the coastal environment, avoid adverse effects, and outside the coastal environment avoid, remedy or mitigate 
adverse effects of subdivision, use and development so they are no more than minor on:  
(a) Indigenous taxa that are listed as threatened or at risk in the New Zealand Threat Classification System lists;  
(b) Areas of indigenous vegetation and habitats of indigenous fauna, that are significant using the assessment criteria in 
Appendix 5;  
(c) Areas set aside for full or partial protection of indigenous biodiversity under other legislation.  
(4) For the purposes of clause (1), (2) and (3), when considering whether there are any adverse effects and/or any 
significant adverse effects:  
(a) Recognise that a minor or transitory effect may not be an adverse effect;   
(b) Recognise that where the effects are or maybe irreversible, then they are likely to be more than minor;  
(c) Recognise that there may be more than minor cumulative effects from minor or transitory effects.  

   
The site is recorded as a kiwi present habitat. The standard consent notice condition including 

requirements for responsible keeping of pets in order to reduce the risk of predation of North Island brown 

kiwi can be applied to Lot 1. These includes micro-chipping, keeping dogs within fenced areas or 

otherwise under effective control, and microchipping and de-sexing cats and keeping them indoors at 

night.  This consent notice condition be an effective method of protecting the wider kiwi habitat. 

Furthermore, as outlined in the Wetland Determination, the overall activity will result in low and/or positive 

effects on ecological values.  

5.1.1 Policy – Planned and coordinated development   
Subdivision, use and development should be located, designed and built in a planned and co-ordinated manner which:  
(a) Is guided by the ‘Regional Form and Development Guidelines’ in Appendix 2;  
(c) Recognises and addresses potential cumulative effects of subdivision, use, and development, and is based on sufficient 
information to allow assessment of the potential long-term effects;  
(d) Is integrated with the development, funding, implementation, and operation of transport, energy, water, waste, and other 
infrastructure;  
(e) Should not result in incompatible land uses in close proximity and avoids the potential for reverse sensitivity;  
(f) Ensures that plan changes and subdivision to / in a primary production zone, do not materially reduce the potential for soil-
based primary production on land with highly versatile soils, or if they do, the net public benefit exceeds the reduced potential for 
soil-based primary production activities; and  
(g) Maintains or enhances the sense of place and character of the surrounding environment except where changes are anticipated 
by approved regional or district council growth strategies and / or district or regional plan provisions.  
(h) Is or will be serviced by necessary infrastructure 

 
The site is within a primary production zone but does not contain highly versatile soils. The proposed 

subdivision achieves appropriate lot sizes for this part of the Rural Production Zone.  

The development of Lot 1 to contain an additional dwelling will result in a low density of residential 

development and will be compatible with other existing activities in the area so as to maintain the 

character of the surrounding environment and avoid and mitigate reverse sensitivity effects.   

 

6.2 Part 2 of the Resource Management Act 1991 
 
An assessment of the proposal in relation to Part 2 of the Act is given below.  
 
PART 2  PURPOSE AND PRINCIPLES 
5  Purpose 
(1) The purpose of this Act is to promote the sustainable management of natural and physical resources. 
(2) In this Act, sustainable management means managing the use, development, and protection of natural and physical 

resources in a way, or at a rate, which enables people and communities to provide for their social, economic, and cultural 
wellbeing and for their health and safety while- 
(a) Sustaining the potential of natural and physical resources (excluding minerals) to meet the reasonably foreseeable 

needs of future generations; and 
(b)Safeguarding the life-supporting capacity of air, water, soil, and ecosystems; and 
(c)Avoiding, remedying, or mitigating any adverse effects of activities on the environment.  
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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: 
(h) The management of significant risks from natural hazards.  
 
7 Other matters 
In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to managing the use, 
development and protection of natural and physical resources, shall have particular regard to- 
 (b) The efficient use and development of natural and physical resources; 
(c)     The maintenance and enhancement of amenity values;  
(f)      Maintenance and enhancement of the quality of the environment; 
 

8 Treaty of Waitangi 
In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to managing the use, 
development, and protection of natural and physical resources, shall take into account the principles of the Treaty of Waitangi 
(Te Tiriti o Waitangi).  
 

The proposed subdivision provides for the economic and social well-being of the applicant, by 

creating one additional Record of Title, which is deemed to be suitable for its intended purpose, and 

which can be developed without resulting in adverse effects on the ecological values of the site and 

wider environment. The overall intensification is insignificant in nature, and supports the permanent 

protection of ecological values within the site.  

 

The proposal provides for relevant matters of national importance, as it retains and protects wetland 

and indigenous vegetation features on the site and permanently protects them by way of covenant. 

Significant risks from natural hazards are avoided, as detailed in the Engineering Assessment. 

 

The relevant ‘other matters’ have been given regard to, as the proposed subdivision and future 

development on the vacant lots is considered to be an efficient use of the land, with the proposed 

subdivision fitting in with the existing pattern of development in the surrounding environment so as 

to avoid the current level of amenity.  

 

The proposal has no known implications in terms of the Treaty of Waitangi.  

 

The proposal is considered to be consistent with the purpose and principles of the Resource 

Management Act 1991. 

 
 

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

The subject land is not recorded on the Northland Regional Council Selected Land-use Register as 

a site that has been used for any activity included in the Ministry for the Environment’s Hazardous 

Activities and Industries List.4  

 
4 Northland Regional Council (n.d.): Selected Land-use Register Map. Retrieved 20 October 2022 from 
https://localmaps.nrc.govt.nz/localmapsviewer/?map=65b660a9454142d88f0c77b258a05f21 

https://localmaps.nrc.govt.nz/localmapsviewer/?map=65b660a9454142d88f0c77b258a05f21
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The existing quarry on Lot 1 has been used for farm aggregate extraction, which is excluded from 

the Hazardous Activities and Industries List under E7, and furthermore will remain as production 

land following the subdivision.   

 

Review of historic aerial photography using Retrolens, and more recent aerial and satellite 

photography indicates that the remainder property has remained in pasture or bush.5  

 

As such, the subject site is not considered to be a ‘piece of land’ in terms of the above regulations.  

 
Resource Management (National Environmental Standard for Freshwater) Regulations 2020 

 
Part 3, Clause 54 of the Resource Management (National Environmental Standards for Freshwater) 

Regulations 2020 lists vegetation clearance or earthworks within, or within a 10m setback from, a 

natural wetland as being a non-complying activity; and taking, use, damming, diversion, or discharge 

of water within, or within a 100m setback from, a natural wetland, as being a non-complying activity.  

 

Clause 55 lists general conditions on natural wetland activities and includes conditions for water 

quality and movement, earthworks, land disturbance and vegetation clearance.  

 

The proposed upgrade the existing entrance will not result in complete or partial drainage of a natural 

wetland. Likewise, they will not involve vegetation clearance or earthworks within, or within a 10m 

setback from, a natural wetland, nor will they involve taking, use, damming, diversion or discharge 

of water within, or within a 100m setback from a natural wetland. These regulations are discussed 

further in the Wetland Determination.  

 

The Engineering Report also provides commentary on the National Environmental Standards for 

Freshwater in relation to the proposed building site on Lot 1, as follows. The applicants do not intend 

to form or develop this building site as part of the subdivision, therefore any future consents required 

under the above Regulations will be sought at a later date, and separately from this consent.  

 

The proposed development platform drains westwards to an area subject to a Land Covenant C (Protected 
Wetland).  
 
The National Environmental Standards for Freshwater contains criteria for the protection of Natural Wetlands. 
With respect to NES Freshwater Regulations 52, 53 and 54 and the potential for impact on Land Covenant C 
(Protected Wetland). we confirm:  

• No earthworks or construction activity will take place within the potential wetland as defined in the 
NES Freshwater Regulations  

• No water will be taken directly from or discharged directly into a wetland as a result of the subdivision 
works  

• No damming of the potential wetland is proposed as part of the subdivision works  

• Vegetation clearance and earthworks are proposed outside of the potential wetland but within 100m 
of the potential wetland boundary.  

• No works will result in the full or partial drainage of any wetland  
 

Stormwater will be discharged to ground. To avoid scouring of the slope, discharge shall be over grass on 
onto stable ground in combination with outfall dispersal, armouring and stabilisation as per Section 6.3.  
 

 
5  Sourced from http://retrolens.nz and licensed by LINZ CC-BY 3.0 
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Standard GD05 erosion and sediment control measures will be installed to ensure that sediment from 
earthworks operations is not washed into the potential wetland or Te Kowhai Stream.  
 
Impermeable surface areas associated with residential development of Lot 1 are estimated at; roof 250 m2, 
driveway & turning 600 m2.   
 
Much of the roof water will be collected for domestic usage and slowly introduced to ground via wastewater 
disposal fields and some garden use. The roof water collection tanks overflow, together with runoff from the 
driveway and hardstand will discharge to ground flowing over grass as a dispersed sheet flow to the potential 
wetland that replicates the pre-development sheet flow regime.   
 
No taking of water from the potential wetland is anticipated and it can be argued that roof water collection is a 
benefit to the potential wetland as there will be a slight tendency for water to be collected in winter months 
and discharged in summer via the wastewater system, thereby achieving a more even charge throughout the 
year.    
 
It is not expected that the anticipated development will have any detrimental effects on the ecology of the 
potential wetland. 

 

As such, although no consent requirements have been identified as part of the subdivision, future 

development on Lot 1 may trigger consent requirements, and an advice note of this nature can be 

applied.  

 
 

6.4 Regional Plans 
 
Proposed Regional Plan (Appeals Version) for Northland 
 
No consent requirements have been identified under the above Regional Plan: 

• Conceptual onsite disposal of wastewater has been designed to comply with the permitted 

standards of the Proposed Regional Plan.  

• General stormwater management design is considered to meet the requirements of a 

permitted activity as per Rule C.6.4.2.   

• Proposed earthworks to upgrade Lot 1’s vehicle crossing and improve sight distances will 

comply with the permitted activity standard Rule C.8.3.1.  

 

 

7.0 Consultation & Notification Assessment  

 
7.1 Public Notification 
 
Step 1: Public notification is not required in terms of the criteria listed in 95A(3).  

Step 2: Public notification is not precluded in terms of 95A(5).   

Step 3: There are no relevant rules that require public notification. Section 95A(8)(b) requires 

Council to assess, in accordance with section 95D, whether the activity will have or is likely to have 

adverse effects on the environment that are more than minor.  Section 95D directs Council, among 

other things, to disregard any effects on persons who own or occupy the application site and any 

adjacent land; and allows adverse effects of activities permitted by a rule or national environmental 

standard to be disregarded.  
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As outlined in Section 5.0 of this Report, the proposed development is not expected to result in 

adverse environmental effects that are more than minor.   

 

Step 4: No special circumstances are considered to exist that warrant the application being publicly 

notified in terms of 95A(9).  

 
 
7.2 Limited Notification  
 
Step 1: There are no affected customary rights groups in terms of Section 95B(2)(a). The proposed 

activity is not on or adjacent to, or may affect, land that is the subject of a statutory acknowledgement in 

terms of Section 95B(3)(a). 

Step 2: Limited notification is not precluded in terms of Section 95B(6).   

Step 3: In terms of 95B(8) an assessment has been undertaken in accordance with section 95E. 

Section 95E(1) specifies that a person is an affected person if the consent authority decides that 

the activity’s adverse effects on the person are minor or more than minor (but are not less than 

minor). 

Section 95E(2) provides guidance as to how a consent authority should assess an activity’s adverse 

effects on a person for the purposes of Section 95E, including clause (a), where they may disregard 

an adverse effect of the activity on a person if a rule or national environmental standard permits an 

activity with that effect. There is no permitted baseline for subdivision in this instance. However, a 

permitted activity residential intensity of one residential unit per 12ha in the Rural Production Zone 

can be considered as per Rule 8.6.5.1.1.  

 

Proposed Lot 1 is situated between the balance farm title, and existing vegetation, intervening 

topography, formed legal road and distance will separate the subject site from other adjoining 

properties. The future use of Lot 1 for its intended purpose will not result in any adverse stormwater, 

wastewater effects on adjacent properties, and the additional traffic will have a negligible effect.  

 

For these reasons, it is considered that no other person will be affected to a level that is minor or 

greater.  

 

Step 4: There are no special circumstances that warrant notification of the application to any other person.  

 
7.3 Summary of Notification Assessment 
 
As outlined above we are of the opinion that the proposal satisfies the statutory requirements for 

non-notification, and we request that it be processed on that basis.   
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8.0 Conclusion  

 
In terms of section 104, 104B and 104D of the Resource Management Act 1991, it is considered that: 
 

• The proposed activity achieves the “threshold test” set out in 104D(1) as: 

▪ The adverse effects of the activity on the environment resulting from the proposed activity 
will be minor or less; and 

▪ The proposal is considered to be generally consistent with the objectives and policies of the 
District Plan.  

• The proposal is considered to be consistent with the objectives and policies of the District Plan 
and Regional Policy Statement; and  

• The proposal is in accordance with the Purpose and Principles of the Resource Management Act 
1991.  

We also note that: 

• The proposal fulfills the statutory requirements to proceed as non-notified.  

For these reasons it is requested this application be considered to be a non-notified application, and that 
the Council grant consent to the proposal, under delegated authority, as detailed in the application and 
supporting information. 
 
 
 
 
Signed .........................................................................    Date  ...................................... 

Natalie Watson,      WILLIAMS & KING  
Resource Planner      Kerikeri 
  

 

 

9.0 Appendices 

 
Appendix 1 Scheme Plan  
Appendix 2 Haigh Workman Civil & Structural Engineers Engineering Assessment  
Appendix 3 Haigh Workman Civil & Structural Engineers Geotechnical Report 
Appendix 4 Bay Ecological Consultancy Wetland Determination 
Appendix 5 Record of Title   
Appendix 6  Top Energy Correspondence 
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WETLAND DETERMINATION 
SUBDIVISION PROPOSAL  

LOT 3 DP 413711 

O’LEARY OCTOBER 2022 
  

 

EXECUTIVE SUMMARY 
Bay Ecological Consultancy Ltd was engaged to determine the presence of natural wetland 

within proposed Lot 1 (approx. 12.054ha), of a three Lot subdivision scheme of Lot 3 DP 

413711 (approx. 31.3500ha; RT 589922), to determine any obligations in regard to the 

National Policy Statement for Freshwater Management (NES – FM 2020) and accompanying 

National Environmental Standards for Freshwater (NES- F 2020). The remainder of the parent 

Lot has not been considered as it will continue in production unaffected by the proposal 

activities. 

 

Site habitat has been considered on the basis of a desktop review of available ecological 

context, complimented by fieldwork, with regard to guideline documents for wetland 

diagnosis:  

 A vegetation tool for wetland delineation in New Zealand (Clarkson et al 2021) 

 Hydric soils – a field identification guide (Fraser et al 2018) 

 Wetland delineation hydrology tool for Aotearoa New Zealand. (MfE 2021) 

 Wetlands types in New Zealand (Johnson & Gerbeaux 2004)  
 
 

Following the desktop review, a site visit was made on the 15th September 2022 to ground 

truth expectations, primarily from aerial photography and online mapping. Site photos are 

provided for illustration.  

 

Wetland has been recognised according to definitions of the NPS FM (2020) and PNRP (2021) 

by dominant hydrophytic (OBL, FACW & FAC) floral assemblages supported by evidence of 

persistent site hydrology. These are subject to the National Environmental Standards for 

Freshwater NES – F (2020) and have been mapped for covenanting and ease of reference for 

the proposal and future land owners.  

 

Site wetlands/ covenants are diagnostically swamp of varying size, broadly dominated by 

Eleocharis acuta (sharp spike sedge – Not Threatened), with an auxillary association of 

consistent species dependant on water depth. 

 

The site interacts with a 2nd order reach of Te Kowhai Stream (REC 2020). Due to flow and 

substrate it does not contain shallow water wetland onsite. 

 

Reporting also provides consideration of wetland significance in regard to Northland Regional 

Policy Statement Appendix 5 (2018). 
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 There will be no loss of significant vegetation or habitat as part of the current 

proposal. 

 The wetlands have overall moderate significance  

 

 

Potential development effects may be addressed through best practice engineering controls, 

complimented by the proposed covenanting  to give a low/ positive outcome for the site 

wetlands and habitat and demonstrate no loss of extent as a core policy of the NPS FM (2020). 
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INTRODUCTION 
 

The subject site, Proposed Lot 1 (approx.12.054ha) is one of 3 Lots intended to result from the 

subdivision of Lot 3 DP 413711 (approx. 31.3500ha; RT 589922). The current cover is a matrix 

of exotic pasture and undergrazed bush remnants, totara dominated with kahikatea along 

lower elevation riparian extent. Wetland throughout takes the form of shallow, depressed 

swamp on terraced plateaus toward a 2nd order reach of Te Kowhai Stream. 

 

Site investigation has been undertaken specifically with regard to the presence or otherwise of 

natural wetland, as defined in the National Policy Statement for Freshwater Management (NPS 

-FM2020) and subject to the protective regulations within the National Environmental 

Standards for Freshwater (NES-F 2020).  

The definition of wetland is given in the Resource Management Act (1991): 
 
Wetland includes permanently or intermittently wet areas, shallow water, and land water 
margins that support a natural ecosystem of plants and animals adapted to wet conditions. 
 
Plants adapted to live in wetland conditions as above are defined in three categories – 

 OBL: Obligate. Almost always is a hydrophyte, rarely in uplands (estimated probability 

>99% occurrence in wetlands) 

 FACW: Facultative Wetland. Usually is a hydrophyte but occasionally found in uplands 

(estimated probability 67–99% occurrence in wetlands) 

 FAC: Facultative. Commonly occurs as either a hydrophyte or non-hydrophyte (estimated 

probability 34–66% occurrence in wetlands) 

(Clarkson, B. et al 2021) 

Identification and dominance of these species in vegetation forms the basis for diagnosis as 

wetland and has been incorporated into the NPS –FM (2020). To this end, both exotic and 

native species have been categorised by NZ experts in supporting documentation. The NPS- F 

(2020) definition prescribes three exclusions: 

 

Natural wetland means a wetland (as defined in the Act) that is not:   
a) wetland constructed by artificial means (unless it was constructed to offset impacts on, or restore, an 
existing or former natural wetland); or 
b) geothermal wetland; or  
c) any area of improved pasture that, at the commencement date, is dominated by (that is more than 
50% of) exotic pasture species1 and is subject to temporary rain derived water pooling 2 

 

There is no previously mapped known wetland3 onsite, or ranked wetland4.  

                                                           
1 The exotic pasture species present must have been ‘deliberately sown or maintained for the purpose of pasture production, and 
species composition and growth has been modified and is being managed for livestock grazing’. It should be noted that the area 
must have been managed as improved pasture at the commencement date to be excluded from the definition. Management of 
species composition and growth includes fertiliser application, pasture seed sowing, and weeding. Species are based on Pasture & 
Forage Plants of NZ (Stewart et al 2014). 
2 To meet the standard for wetland hydrology, an area must be: - Inundated for at least 7 consecutive days during the growing 
season in most years (50% probability of inundation recurrence); or - Saturated at or near the surface for at least 14 consecutive 
days during the growing season in most years (50% probability of recurrence).  
3 NRC BIODIVERSITY WETLANDS https://localmaps.nrc.govt.nz/localmapsviewer/?map=55bdd943767a493587323fc025b1335c 
4 Wildlands (2011) RANKING OF TOP WETLANDS IN THE NORTHLAND REGION STAGE 4 - RANKINGS FOR 304 WETLANDS Contract 
Report No. 2489 
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FIG 1: SITE LOCATION 

 

 

 

The wetlands determined from field work have been indicated on the proposed scheme plan 

prior to final survey (refer below Fig 2 Williams & King APRIL 2022). 
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FIG 2: PROPOSED SUBDIVISION SCHEME & COVENANTS 
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SITE CONTEXT 
A desktop review of the available ecological context and published values of the wider area 

was made, generally from broad scale mapping. This initial scoping phase assists to determine 

a site’s potential ecological character, priorities for consideration during fieldwork and likely 

aspects of significance. 

 

TABLE 1: SITE SUMMARY  

 

  

                                                           
5 LINZ 2022 NZ River Centrelines https://data.linz.govt.nz/layer/50327-nz-river-centrelines-topo-150k/ 
6 https://nrcgis.maps.arcgis.com/apps/webappviewer/index.html?id=fd6bac88893049e1beae97c3467408a9 
7 https://services2.arcgis.com/J8errK5dyxu7Xjf7/arcgis/rest/services/Northland_Biodiversity_Ranking/FeatureServer/0 
8 https://ourenvironment.scinfo.org.nz/maps-and-tools/app/Habitats/lenz_tec 
9 Wildlands (2011) RANKING OF TOP WETLANDS IN THE NORTHLAND REGION STAGE 4 - RANKINGS FOR 304 WETLANDS Contract 
Report #2489 
10Williams et al (2007) New Zealand’s historically rare terrestrial ecosystems set in a physical and physiognomic framework New 

Zealand Journal of Ecology 31(2): 119-128  

DESCRIPTION LOT 3 DP 4 13771 (RT  589922) 
OWNER TIM & ROBYN O’LEARY 

ZONE RURAL PRODUCTION 

SUBDIVISION PROPOSAL LOT 1 approx. 12.0540ha ha (Report Subject) 
LOT 2 approx. 18.4490ha (Not investigated) 
LOT 3 approx. 0.8130ha (Not investigated) 

 

TOTAL AREA approx. 31.3500ha 

ECOLOGICAL DISTRICT Maungataniwha 

COVER  Exotic pasture   

 Existing access & residence 

 Remnant towai dominated bush blocks  

 Terraced Swamp 
 

RIVERS5  Te Kowhai Stream  C4 type  2st order;  tributary of the Wainui River 

SOIL TYPE6  TMH – Taumata Clay Loam-  Hill Country Variant 

POTENTIAL ECOSYSTEM7  WF11: Kauri, podocarp, broadleaved forest 

TEC CLASSIFICATION8  CLASS IV CRITICALLY UNDERPROTECTED >30% left; <10% protected 
SNA,  NORTHLAND BIODIVERSITY RANKING 

- TERRESTRIAL TOP 30 SITES; RANKED 
RIVERS; KNOWN WETLANDS; RANKED 

WETLANDS9 

NONE ONSITE 

ADJACENT RANKED AREAS  Te Karoa (O04/144) (Scenic Reserve) to northwest boundary 
o Representative and large for many forest types; NI Kiwi; kukupa; NI tomtit; banded 

kokopu (regionally significant) 

 Linsenn (O04/150) Southeast corner of proposed Lot 2 
o Towai- totara- kanuka shrubland; taraire forest; NI tomtit 

NATURALLY RARE ECOSYSTEMS10  NONE ONSITE 
 

PROPOSED  COVENANTS  A & B Proposed Lot 3) – Bush adjacent Te Karoa Scenic Reserve (Te Karoa SNA) 

 C- F - Wetland  
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 FIG 3: MAPPED VALUES 

 

 
Key sources of the desktop review included: 

 Conning (2002) Natural Areas of Maungataniwha Ecological District PNA Report 

 Forester & Townsend (2004) Threatened plants of the Northland Conservancy 

 Johnson & Gerbeaux (2004) Wetland types in NZ. DoC, Wellington 

 LRIS portal  https://lris.scinfo.org.nz/ 

 NRC Local Mapping – Leathwick (2018); Singers (2018); Singers & Rogers (2014) 

 REC Classification https://data.mfe.govt.nz/layer/51845-river-environment-
classification-new-zealand 

 TEC Classification https://ourenvironment.scinfo.org.nz/ 

 Wildlands Consultants (2011) Ranking of top Wetlands in the Northland Region Stage 4 

- Rankings for 304 Wetlands Wildlands Contract Report No. 2489 for the Northland 

Regional Council 

 Wildlands Consultants (2012) Report on Wetland Guidelines for the Northland Region 

Contract Report 2952 

  

https://data.mfe.govt.nz/layer/51845-river-environment-classification-new-zealand
https://data.mfe.govt.nz/layer/51845-river-environment-classification-new-zealand
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SOILS 
In conjunction with species associations, soil characteristics provide an indication of potential 

wetland presence, and may guide any scheme for post development revegetation or amenity 

planting. 

Site soils are mapped as Taumata Clay Loam (TMH): 
 
TAUMATA CLAY LOAM – HILL COUNTRU VARIANT (TMH)  

 young sandstone soil of the Puhoi suite 

 moderately well drained 

 prone to tunnel gullying, which in turn can trigger extensive slumping and earthflow erosion 

 typic yellow ultic soil (UYT) 

 derived from green sandstone and mudstone, with some calcareous mudstone. 

 dispersible surface horizons. 

 low potassium, magnesium and phosphorus reserves 

 toxic aluminium which may inhibit root function and may contribute to shallow rooting habits 
in aluminium-sensitive plants 

 
Site soils were inspected along tracks and cut faces during vegetation survey for confirmation 

and readily conformed to mapped description. Typically, hydrological sources erupt across a 

site with a change in geology as mapped locally with a transition from Te Kie red clay loam 

steepland soils (TErs). 

 
 

 

FIG 4: SOIL MAPPING (NRC) 
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POTENTIAL ECOSYSTEM TYPE 

Broad ecosystem classification7 shows the potential vegetation types as correlated with soil 

type:  

 WF11 –Kauri, podocarp, broadleaved forest 

WF11 is the dominant forest type in Northland, occurring from sea level to 300 m, typically on 

shallow to steep hillslopes and ridges and mapped across the site. 

The relationship to the site soils is appropriate to guidance for any revegetation or amenity 

planting in the riparian area adjacent the wetlands, as per NES – F regulations. 

 
Type characteristics are given in Singers & Rogers (2014) as: 

WF11: 

 Kauri, podocarp, broadleaved forest with occasional rimu, miro, kahikatea, kauri, taraire, tawa, 
tōwai, kohekohe, pūriri and rewarewa.  

 Drivers of composition are fertility, drainage and altitude 

 Altitude variants -  taraire and kohekohe more abundant at lower altitudes, and tawa and tōwai 
more common at higher altitudes. 

 Broadleaved species in gullies 

 Commonly a secondary derivative of kauri forest 
 Rainfall 1000–2500mm.  

 

 

SIGNIFICANT NATURAL AREAS MAPPING 

The north west of proposed Lot 1 is contiguous with Te Korau SNA11 (O04/144) and is to be 

covenanted (Covenant A) along with a portion of proposed Lot 3 (Covenant B) Significance is 

given as: 

 Representative Secondary remnants forest types - Kahikatea forest; Totara forest 

 Supports Kiwi – Previously At Risk – Declining (2019 during reporting now classed  Conservation 

Dependant )  

 Contains Kauri  - Threatened Nationally Vulnerable 

 Occurs on Chronically threatened land (TEC Level 2) 

 Frequent kahikatea; puriri, rimu;  tawa 

 

There are no currently indicated proposal activities that could impact these areas. 

RANKED SITES 

There are no ranked sites, terrestrial or wetland onsite or directly adjacent.  

 

  

                                                           
11 Conning, L (2002) NAturalAreas of the Maungataniwha Ecological District.Reconnaissance Survey report for the Protected 
Natural Areas Programme. DoC, Whangarei 
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HYDROLOGY 

The persistent periodicity of the creek and wetland extent is evident from the 1950s in aerial 

photography as below. Current wet areas have retained fidelity to those primary areas of 

occupancy despite land disturbance prior to this and in the ensuing decades. The landscape 

patterns observed today are a snapshot of enduring hydrological character.  

FIG 5: RETROLENS 1951  

     (Sourced from http://retrolens.nz and licensed by LINZ CC-BY 3.0) 

 

 

Te Kowhai Stream12 bisects the parent parcel, running west to east, described in Table 2. Any 

ditched sections are modified watercourse as opposed to an artificial watercourse13 (PNRP Nov 

21). As per these definitions any channel/ ditch dug in historic wetland areas cannot be classed 

artificial. 

 

                                                           
12 river means a continually or intermittently flowing body of fresh water; and includes a stream and modified watercourse; but 

does not include any artificial watercourse (including an irrigation canal, water supply race, canal for the supply of water for 
electricity power generation, and farm drainage canal) 
13 Appendix B Definitions | Whakamāramatanga Proposed Regional Plan NOV21 A man-made channel constructed in or over land 
for carrying water and includes an irrigation canal, roadside drains and water tables, water supply race, canal for the supply of 
water for electricity power generation and farm drainage canals. It does not include a channel constructed in or along the path of 
any historical or existing river, stream or natural wetland. 
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TABLE 2: TE KOWHAI CREEK DESCRIPTION   

 

 

 

 

Both reaches have low elevation origin (L), typically with marked seasonal flow patterns: high 

in winter, low in summer. Concentration of phosphorus tends to be high in the soft 

sedimentary geology class (SS). Suspended sediment concentrations tend to be high 

with fine substrate (silts and mud), combined with high erosion rates from dominant pastoral 

land cover. Infiltration is also low, with rapid and more extreme flood peaks, resulting in low 

water clarity compared to natural land cover. The medium gradient (MG) landform class 

suggests shallow pool-riffle-run sequences and a meandering path through the landscape.  

 

The REC classification corresponds with Class 1 Suspended Sediment & Class 2 Deposited 

sediment14  

From the desktop review, the Te Kowhai was considered possibly to contain wetland due to 

the soft sedimentary class, pastoral landcover and landform class. However, during the site 

visit it was concluded due to the depth, incised banks, and rapid flow wetland is not the onsite 

character.  

 

The site reach has a better condition scores than their type, likely influenced by wider 

upstream catchment’s indigenous forest cover classification. Condition scores are based on 

FENZ database parameters,15 values closest to 1 representing optimal condition. 

                                                           
14 Tables 23 & 24 NPS FM (2020). 

CHARACTERISTIC TE KOWHAI STREAM 

 NZ REACH 1004535 

ORDER 2nd 

TYPE C4 consists of small, moderate gradient rivers with gravelly beds occurring in coastal to 

moderately inland locations; this group occurs throughout Northland, generally on 
gentler terrain where streams of steeper uplands, transition into the lowlands 

MEAN FLOW (m-3 s-1) 1.37 

SITE/ TYPE CONDITION SCORE 0.581/ 0.385 
 

REC V2 CATEGORY 

CLIMATE WW Warm Wet 

SOURCE OF FLOW L  Low Elevation 

GEOLOGY SS Volcanic Acidic 

LAND COVER P Pastoral 

NETWORK POSITION LO  Low Order 

VALLEY -LANDFORM MG Medium Gradient 
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Covenant F, E & D are linked by unmapped, short, very narrow incised flow (<1m wide) 

downslope to Covenant C from the plateaus on which they sit. The spring/ creek flow source of 

Covenant F likely originates within terrestrial cover of Covenant A or offsite in the Scenic 

Reserve. Due to time restraints this was not investigated, but is considered protected within 

the bush covenants. 

 

THREATENED ENVIRONMENT CLASSIFICATION  

The TEC mapping layer16  is most appropriately applied to help identify priorities for formal 

protection against clearance and/or incompatible land-uses, and to restore lost species, 

linkages and buffers. The first two classes have been incorporated into National and Regional 

Policy to address biodiversity protection on private land17 and as a measure of significance of 

any site vegetation.  

The site is not mapped as either of these, rather as CRITICALLY UNDERPROTECTED class (> 30% 

left and < 10% protected). Indigenous vegetation and habitats in these environments is less 

reduced and fragmented than the first three categories, but has little protection. Covenanting 

of wetlands and the extension of the Te Karoa SNA will be a valuable addition to sustained 

local habitat and cover. 

FIG 6: TEC CLASSIFICATION 

 

  

                                                                                                                                                                          
15  Ranking parameters include indigenous cover in the upstream catchment; estimates of instream nitrogen concentrations; 
alteration of river flows and fish passage by control structures; introduced fish, discharges from industry; and impervious surfaces 
from development. DoC 2010 
 
16  Threatened Environment Classification (2012) Landcare Research Manaaki Whenua. Based on Land Environments New Zealand 
(LENZ), classes of the 4th Land Cover Database (LCDB4, based on 2012 satellite imagery) and the protected areas network (version 
2012, reflecting areas legally protected for the purpose of natural heritage protection). 
17 Northland Regional Policy Statement 2018 Appendix 5; Land Environments New Zealand Level VI; Land Cover Database 4 (2012); 
Protected Areas Network (2012) Acutely Threatened (<10% Indigenous Cover remains); Chronically Threatened (10-20% 
Indigenous Cover remains); At Risk (20-30% Indigenous Cover Remains); Critically Underprotected (>30% cover, <10% 
protected);Underprotected(>30% Indigenous cover remains, 10-20% protected); Better Protected(>30 indigenous cover, >20% 
protected)  
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WETLAND DETERMINATION 
Visual vegetation survey was undertaken to characterise the site vegetation associations and 

habitat for any wetland presence and significance. Determination of wetland gave regard to 

the MFE Wetland Protocols. The Rapid Test, as the first strata of wetland delineation was 

sufficient to determine wetland presence with dominance typified by obligate (OBL) or 

facultative wetland (FACW) species forming very obvious wetland communities.  

Terrestrial vegetation on site appears to have reestablished since the 1950s, and is 

undergrazed totara dominated with kahikatea scattered along Covenant C.  

The covenants are summarised below and mapped (Fig 2 Scheme Plan).  

 

 TABLE 3: IDENTIFIED WETLAND/ PROPOSED COVENANT AREAS 

 
 

SWAMP WETLAND 

The dominant wetland type18 on site is swamp. With the exception of swamp unit C, none of 

the wetland covenant areas match the 0.4ha size threshold for significance.20 However, the 

remainder are the upper catchment for C, linked by shallow, potentially ephemeral, flow and 

may be considered part of a wider ecological unit. 

Throughout proposed Lot 1, the incised and relatively fast flowing Te Kowhai Stream is lacking 

sufficient instream vegetation to be described as wetland.  

Dominance of rushes and sedges, and floating aquatic plants, on the fringe of a permanent 

open water body delineates the zone of shallow water wetland vegetation21. This may extend 

to >2m depth with emergent reeds such as kuta (Eleocharis sphacelata).  

Conversely, segments of creek or stream not considered to be wetland may be defined as:  

areas that are permanently inundated at mean annual water depths >2 m or permanently 

inundated areas ≤2 m in depth that do not support rooted-emergent or woody plant species22. 

                                                           
18 Wetland Types in NZ Johnson & Gerbeaux (2004) 
19 Dunn, N.R.; Allibone, R.M.; Closs, G.P.; Crow, S.K.; David, B.O.; Goodman, J.M.; Griffiths, M.; Jack, D.C.; Ling, N.; Waters, J.M.; 

Rolfe, J.R.  (2018) Conservation status of New Zealand freshwater fishes, 2017. New Zealand Threat Classification Series 24. 
Department of Conservation, Wellington. 11 p. 
20 Northland Regional Policy Statement Appendix 5(2)aiii 
21 Wildlands Consultants (2012) Report On Wetland Guidelines For The Northland Region 

CHARACTERISTIC 

 

PROPOSED COVENANT 

A B C D E F 

PROPOSED LOT Lot 1 Lot 3 Lot 1 Lot 1 Lot 1 Lot 1 

 TYPE18 
BUSH BUSH WETLAND - 

SWAMP   
WETLAND - 

SWAMP   
WETLAND - 

SWAMP   
WETLAND - 

SWAMP   

THREATENED/ AT 
RISK SPECIES 

None observed. 

Potential NI tomtit 

Potentially longfin eel ( Anguilla dieffenbachii) At Risk Declining19 

SIZE THRESHOLD N/A 
Contiguous 
with large 

SNA Te Korau 

N/A 
Contiguous 

with large SNA 
Te Korau  

YES 

0.9976ha 

NO  

0.036ha 

NO 
 

0.028ha 

NO  

0.025ha 
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Wetland throughout takes the form of shallow depressed swamp on terraced plateaus toward 

Te Kowhai Stream. It grades quickly with slight elevation and reduced saturation from the 

swamp to loss of wetland dominance typified exotic grass species including kikuyu (FACU), 

ryegrass (UPL), Paspalum dilatatum (FACU), Agrostis, sweet vernal and ratstail (UPL) and 

common herbaceous pasture weeds such as hawksbeard (FACU); carrotweed (UPL) and 

plantain (FACU). 

 

Site wetland vegetation is closest to type WL11: Machaerina sedgeland 
23Palustrine/riverine/lacustrine wetlands of a wide range of variants throughout New Zealand 

 Sedgeland, rushland with a high water table dominated by species of Machaerina, square 
sedge, Eleocharis and Juncus  

 Scattered harakeke and Carex spp.  

 Oioi, tangle fern and Gahnia spp., can be locally dominant.  

 Lagg margins often grade into scrub  

 

Wetland throughout is characterised by a prevalence of OBL Eleocharis acuta, slender spike 

sedge. This is a widely adapted native species with coastal to montane across NZ. It is common 

in open to partially shaded permanently damp ground, including swamps, and on saturated 

riparian margins.  In Covenant C it occurs in relatively simple association with Isachne globosa 

(OBL) native swamp millet with minor associations of further common herbaceous wetland 

species Isolepsis prolifera (OBL); Persicaria decipens (OBL); Aleopecurus geniculatus (FACW); 

Glyceria fluitans (OBL); Ludwigia (OBL); Carex subdola (OBL); C. demissa (FACW); Juncus effusus 

(FACW), J. planifolius (FACW); J. edgariae(FACW); Cyperus brevifolius (FACW) and Paspalum 

distichum (FACW) varying with depth. In the other shallower Covenants these same species 

occur in more pronounced subdominance. Common FAC exotics Lotus, Oxalis and Ranunculus 

are also present, typically at the shallow edges grading into UPL pasture. Filamentous green 

algae and Callitriche (OBL) suggest nutrient enrichment in some areas of standing water e.g. 

ponded water of Covenant E.   

 

Notable is the presence of multiple kahikatea (FAC) within and on the fringe of wetland C. 

Presence of kahikatea associated with swamp is considered a significant association in 

Northland, frequently the only remnant of a now rare24 swamp forest type WF8: Kahikatea, 

pukatea forest23  

 

Juncus flower heads were minimal at the time of survey, those not accessible at a distance in 

saturated ground were assumed FACW at minimum if not readily recognisable from stature 

and form, as nearly all are categorised OBL or FACW.  

Rushes are visible dotted across pasture. Discrete plants of Juncus throughout dominant exotic 

pasture do not uphold a wetland diagnosis, particularly common pastoral track rush - Juncus 

tenuis (FACU). A key visual cue is the ground level occupation amongst rushes of combinations 

of FACU & UPL exotic grass species and clover (FACU). Dominance of FACU or UPL pastoral 

species is contrary to a diagnosis of wetland despite containing Juncus.  

                                                                                                                                                                          
22 US ARMY Corps of Engineers (2018) Wetlands delineation manual 
23 Singers & Rogers (2014) A classification of NZ’s terrestrial ecosystems.  
24 now less than 20% remaining  
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Grasses were recognised through professional experience from leaf form, ligule; growth habit 

and habitat, with usually simple determination from seed heads decreasing at this time of 

year. Exotic pasture species as per definition do not include common wetland grasses Glyceria* 

(OBL); Paspalum distichum*25 (FACW), Isachne globosa (OBL) and Agrostis stolonifera* (FACW). 

Isachne had remnant seed heads as common throughout the year in Northland. Otherwise, 

only Glyceria* and Aleopecurus* (FACW) had heads. 

        
CLOCKWISE: CREEKY NATURE OF SMALL TRIBUTARY SPRINGFLOW BELOW PROPOSED BUILDING SITE ADJACENT FERN FLAT 
ROAD;  LOWER PLATEAU OF  COVENANT C – FRINGED BY KAHIKATEA WITH COLOUR BLOCKS OF DOMINANT SPECIES BRIGHT 
GREEN ELEOCHARIS DISTANT IN DEEPER HYDROLOGY, WITH BLUE GREE ISACHNE MID SHOT AND ISOLEPSIS DARKER GREEN IN 
FOREGROUND; ISACHNE GLOBOSA NATIVE SWAMP MILLET APPEARS GRASSY AND TERRESTRIAL BUT WITHIN AND RAFTED 
OVER STANDING WATER; FURTHER DOWN C  ELEOCHARIS DOMINANCE; LOWER EXTENT OF C ELEOCHARIS DOMINANT.  
 

 

 

 

 

 

 

 

 

 

 

 

 

                                                           
25 * denotes exotic 
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ISACNE GLOBOSA (OBL) AND REMNANT SEED HEAD ; TYPICAL SITE SPECIES ASSOCIATION FROM LEFT ISACHNE; ISOLEPIS 

RETICULARIS; LOTUS; JUNCUS EFFUSUS; ELEOCHARIS; HOLCUS; GLYCERIA; RANUNCULUS REPENS; RUMEX; ISOLEPIS PROLIFERA 
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CLOCKWISE: WETLAND F; WETLAND E STANDING WATER OCCUPIED BY PERSICARIA AND WETLAND GRASSES, 

SHORT STATURE; DOMINATED BY SWAMP MILLET,ISOLEPSIS, CYPERUS BREVIFOLIUS AND ELEOCHARIA ; 

WETLAND E ISOLEPIS PROLIFERA, JUNCUS & WETLAND GRASSES; CUTA; WETLAND D ON PLATEAU; DESCENT TO 

WETLAND C VIA SHALLOW INCISED FLOW 

 

.    
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CLOCKWISE: TOP OF C ELEOCHARIS BRIGHT GREEN IN FOREGROUND AMONGST WETLAND GRASSES; WETLAND C 

PRIOR TO DESCENT VIA INCISED SHALLOW FLOW; LOOKING WEST ACROSS WETLAND C; VISIBLE FLOW PATHS 

AMONGST WETLAND C 

 

.    
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FAUNA 
Basic observations were incidental to the main consideration of wetland and vegetation 

significance, soils and hydrology, but complement the characterisation of the site. 

AVIFAUNA 

Three 5 minute bird counts were undertaken to record species present across the site at three 

elevations – top, midsite and lower wetland C.  

Conspicuous birdlife included exotic and native insectivorous generalists e.g. skylark; fantail; 

kingfisher. Kahu sighted was using open pasture as hunting ground. Tui and kukupa were 

sighted crossing open ground in the near distance and likely to benefit from habitat protection 

of Covenants.  

Regionally significant miromrio (NI tomtit Petroica macrocephala toitoi) was not observed. 

Vegetation onsite may provide habitat and as a corridor between the two SNAs where they are 

known to be present. Populations have been restricted by habitat fragmentation although 

despite their size can hop between ’islands’ of vegetation 10s of kilometres. Insectivores, they 

utilise all tiers of vegetation in an environment including wetland, able to perch on small 

stature sedges and rushes. 
MIROMIRO (NOT TAKEN ONSITE) 

 

 

 

 

 

 

 

 

The property is classed as KIWI PRESENT (DoC 2018). Wetland areas and pasture for feeding 

with extensive adjacent cover (<300m) represents high quality territory. No specialist wetland 

birds were observed other than a pair of Paradise ducks. 

HERPTOFAUNA 

Onsite cover provides potential limited habitat for a range of lizards frequently described in 

local PNA surveys including Northland green gecko (Naultinus grayii; At Risk-Declining), and 

the Pacific gecko (Dactylocnemis pacificus; At Risk-Relict). Again, pest control is a key 

determinant of presence.   

No diurnal species were encountered onsite despite visual survey. This included disturbing 

longer groundcover, debris and scrutiny of taller vegetation; trunks and potential basking sites 

(several large boulders in pasture). A nocturnal herptofauna survey was beyond the scope of 

this review 
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FISH 

NIWA has combined REC V2 classification with monitoring data to extrapolate a wide range of 

instream water quality and fish habitat parameters for all mapped NZ rivers. This resource 

gives potential fish species in the site waterway. Redfinned bully and the two eel species are 

predicted for the site. Eel may occupy the wetland in deeper channels. Redfin bully prefer 

stoney bottom creeks. 

Freshwater Fish database records for the area are few. Records from 1966 within the Wainui 

River catchment, of which the Te Kowhai Stream is tributary, also include banded kokopu; 

common bully, common smelt and inanga. Of these only banded kokopu have the climbing 

ability to be so far inland as the site. 

 
TABLE 3: POTENTIAL FISH PRESENCE  

 
 

 

 

 

 

 

 

 

It should be assumed inland travelling species are present unless otherwise excluded by 

survey, and duly accounted for in any culvert upgrade as best practice fish passage and 

requirements of the NES FM (2020). The At Risk threat status of long fin tuna is caused by 

continuing degradation of their habitat, and on-going issues with fish passage (both upstream 

and downstream). 

 

The site is not a documented mudfish site. 
RED FINNED BULLY (NOT TAKEN ONSITE)  

 

 

 

 

 

 

    

© 2022 BAY ECOLOGICAL CONSULTANCY LTD 

    

                                                           
26 Conservation Status of New Zealand Freshwater Fish (2018) Dunn et al. New Zealand Threat Classification Series 24, DoC , 

Wellington 

SPECIES  
COMMON NAME THREAT STATUS26 NIWA PREDICTED FISH 

PRESENCE 

Anguilla australis Short fin eel Not threatened  

Anguilla dieffenbachii Long fin eel At Risk – Declining  

Gobiomorphus hutonni 
Redfin bully Not threatened  
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SIGNIFICANCE 
Consideration of significance is given, in regard to Northland Regional Policy Statement 

Appendix 5 (2018), with guidance contained within  non statutory documents including  DOC 

Guidelines for Assessing Significant Ecological Values (2016); Guidelines for the Application of 

Ecological Significance Criteria for Indigenous Vegetation and Habitats of Indigenous Fauna in 

the Northland Region (Wildlands 2019).  

Appendix 5 of the Northland Regional Policy Statement (2018) is the standard guidance for 

assessing significance of an ecological site.  

The following criteria were considered in the assessment of onsite indigenous vegetation and 

habitat and the site found to be significant in several regards. 

Northland Regional Policy Statement (2018) Appendix 5: Assessment of significant indigenous 

vegetation and significant habitats of indigenous fauna in terrestrial, freshwater and marine 

environments 

(1) REPRESENTATIVENESS 
(A)Regardless of its size, the ecological site is largely 
indigenous vegetation or habitat that is 
representative , typical and characteristic of the 
natural diversity at the relevant and recognised 
ecological classification and scale to which the 
ecological site belongs 
(i) if the ecological site comprises largely indigenous 
vegetation types: and 
(ii) Is typical of what would have existed circa 1840 
(iii)Is represented by the faunal assemblages in most 
of the guilds expected for the habitat type 
(B) The ecological site  
(i) Is a large example of indigenous vegetation or 
habitat of indigenous fauna 
(ii) Contains a combination of landform and 
indigenous vegetation and habitats of indigenous 
fauna that is considered to be a good example of its 
type at the relevant and recognised ecological 
classification and scale 

 

WETLAND COVENANTS 
 

 
A (i)& (ii) – YES As most remaining small wetlands have been modified to 
an extent the vegetation (>50% native) is representative at the 
Ecological District Scale , swamp closest to what would have existed 
1840. Fauna reduced by grazing 
B(i) YES as catchment contiguous with Covenant A & B &  SNA in turn 
 
 
HIGH 
 
 
 
 

(2) RARITY/ DISTINCTIVENESS 
(A)The ecological site comprises indigenous 
ecosystems or indigenous vegetation types that: 
(i) Are acutely or chronically threatened land 
environments associated with LENZ Level 4 
(ii) Excluding wetlands, are now less than 20% 
original extent 
(iii) excluding man made wetlands are examples of 
wetland classes that either otherwise trigger 
Appendix 5 criteria or exceed any of the following 
area threshold 

                
(a) Saltmarsh  0.5ha 
(b) Shallow water lake margins and rivers 0.5ha 
(c) Swamp >0.4 
(d) Bog >0.2 ha 
(e) Wet heathlands>0.2 ha 
(f) Marsh; fen; ephemeral wetland or 

seepage/flush >0.05ha 
 

(B) Indigenous vegetation or habitat of indigenous 
fauna that supports one or more indigenous 
taxa that are threatened,  at risk, data 
deficient , or uncommon either  nationally or 
within the relevant ecological scale 

(C) The ecological site contains indigenous 
vegetation or an indigenous taxon that is  

 
A(i) NO 
(iii)YES Covenant C 0.9976ha> swamp threshold 0.04ha 

 
 
 
 
 
 
 
MODERATE- HIGH 
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(i) endemic to the Northland/ 
Auckland region 

(ii) At its distribution limit in the 
Northland region 

(D) The ecological site contains indigenous 
vegetation or an association of indigenous taxa 
that 
(i) Is distinctive of a restricted 

occurrence 
(ii) Is part of an ecological unit that 

occurs on a originally rare 
ecosystem 

(iii) Is an indigenous ecosystem and 
vegetation type that is naturally 
rare or has developed as a result of 
an unusual environmental factor(s) 
that occur or are likely to occur in 
Northland: or 

(iv) Is an example of a nationally or 
regionally rare habitat as 
recognised in the New Zealand 
Marine Protected Areas Policy 

 

(3) DIVERSITY AND PATTERN 
(A) Indigenous vegetation or habitat of indigenous 

fauna that contains a high diversity of: 
(i) Indigenous ecosystem or habitat 

types; or 
(ii) Indigenous taxa  

(B) Changes in taxon composition reflecting the 
existence of diverse natural features or ecological 
gradients; or  
( C ) Intact ecological sequences 

(B) Swamp dominance changes with water depth and/ or nutrients eg. 
Isolepis shallow edge larger; Isachne rafting,  and Eleocharis acuta with 
depth; Callitriche, Periscaria, Isolepis with higher nutrient/ stagnant 
areas; Carex, Juncus  & Kahikatea on solid edges 
 
C) Hydrological spring – swamp- creek- Stream with associated change 
in vegetation.  
 
MODERATE 

(4) ECOLOGICAL CONTEXT 
(A) Indigenous vegetation or habitat of indigenous 

fauna is present that provides or contributes 
to an important ecological linkage or network, 
or provides an important buffering function: or 

(B) The ecological site plays an important 
hydrological, biological or ecological role in the 
natural functioning of a riverine, lacustrine, 
palustrine, estuarine, plutonic(including karst), 
geothermal or marine system 

(C) The ecological site is an important habitat for 
critical life history stages of indigenous fauna 
including breeding/ spawning, roosting, 
nesting, resting, feeding, moulting, refugia or 
migration staging point (as used seasonally, 
temporarily or permanently 

 

 
(A) & (B) YES wetlands source of control and nutrient to catchment of 
the Te Kowhai & Wainui 
C) Potentially kiwi & NI tomtit; long fin eel, redfin bully and common 
native bird species.  
MODERATE  
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THREATS & RECOMMENDATIONS 
Issues identified are common throughout Northland ecosystems and consistent with key 

pressures identified in Regional Policy Statement Sec 2.2 - being habitat loss and 

fragmentation, runoff and its effects on water bodies, and the impact of pests. The ability for 

the wetlands to provide functional habitat is largely dependent on stock exclusion, pest and 

weed control, which should be addressed as standard for the proposed covenants.  

 

Covenanting of the identified natural wetland will protect and improve their integrity. Ideally 

they should be fenced to ensure stock are excluded in perpetuity, particularly as Proposed Lot 

1 is not classed in the RMA Stock Exclusion Regulations (2020; proposed 2021) or PRP (2021) 

mapping as lowslope land. This will also serve to demark them to future landowners for ease of 

management and to avoid accidental contravening of the NES-F. Fencing should capture large 

remnant kahikatea on the periphery of proposed Covenant C, as they are part of a rare riparian 

swamp association. 
 

 A basic weed and pest management plan will maintain extent and role as functional habitat.  

The site weed component is limited due to farm management. Weed management within and 

on the margins of the terrestrial covenants should target those that can potentially establish 

within shade e.g. tobacco weed; ginger; moth plant.  

Within wetland care should be taken to remove taller stature weeds which may establish on 

hummocks within the more dominant saturated ground e.g. mistflower; gorse; pampas. 

Ubiquitous exotic wetland grasses e.g. Alopecurus geniculatus (FACW); Paspalum distichum 

(FACW), Glyceria (OBL) are not considered a priority for control. Trying to remove these 

wetland grasses will likely also remove native swamp millet, which looks similar and often 

grows in inextricable association. Regardless of origin, such species have high functionality in 

preventing release of sediment and elevated nutrient to open waterways.  

 

Planting or earthworks for restoration within or within 10m of a natural wetland is a permitted 

activity REG 38 Restoration of Natural Wetlands NES F (2020), subject to conditions of REG 55 

General Conditions NES F (2020). Primarily species must be native and locally appropriate. 

Any additional riparian planting would provide amenity appeal to the subdivision, as well as 

additional nutrient control and habitat. This should incorporate broad temporal fruit supply 

and reference the appropriate predicted habitat type, riparian character and microsite 

moisture levels.  
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REGULATORY CONTEXT 

CULVERTS 

In the event of upgrade for residential purpose, the established farm culvert crossings may be 

considered other infrastructure as defined by the NES F (2020) - 

Other infrastructure means infrastructure that was lawfully established before, and in place, at the close 

of 2 September 2020 

 

They are therefore governed by NES F (2020) Maintenance and operation of specified 

infrastructure and other infrastructure: 

46 Permitted activities 

(1) Vegetation clearance within, or within a 10 m setback from, a natural wetland is a permitted activity 

if it— 

(a) is for the purpose of maintaining or operating specified infrastructure or other infrastructure; and 

(b) complies with the conditions. 

(2) Earthworks or land disturbance within, or within a 10 m setback from, a natural wetland is a 

permitted activity if it— 

(a) is for the purpose of maintaining or operating specified infrastructure or other infrastructure; and 

(b) complies with the conditions. 

(3) The taking, use, damming, diversion, or discharge of water within, or within a 100 m setback from, a 

natural wetland is a permitted activity if it— 

(a) is for the purpose of maintaining or operating specified infrastructure or other infrastructure; and 

(b) complies with the conditions. 

Conditions 

(4) The conditions are that— 

(a) the activity must comply with the general conditions on natural wetland activities in regulation 55 

(but regulation 55(2), (3)(b) to (d), and (5) do not apply if the activity is for the purpose of maintaining or 

operating hydro-electricity infrastructure); and 

(b) the activity must not be for the purpose of increasing the size of the specified infrastructure or other 

infrastructure; and 

(c) the activity must not result in the formation of new pathways, boardwalks, or other accessways; and 

(d) if the activity is vegetation clearance, earthworks, or land disturbance, the activity must not occur 

over more than 500 m2 or 10% of the area of the natural wetland, whichever is smaller; and 

(e) if the activity is earthworks or land disturbance,— 

(i) trenches dug (for example, to maintain pipes) must be backfilled and compacted no later than 48 

hours after being dug; and 

(ii) the activity must not result in drains being deeper, relative to the natural wetland’s water level, than 

they were before the activity. 

(5) However, the condition in subclause (4)(d) does not apply if the earthworks or land disturbance is for 

planting. 

 

As referenced above in REG 46(4)a,  REG 55 covers a broad range of conditions to protect 

wetland during a development include notification to NRC; protection of water quality and 

movement; earth stability and drainage; earthworks, land disturbance and vegetation 

clearance, and protection of fish and bird habitat.  

 

The NPS- FM (2020) PART(3) 3.26.1 dictates the following fish passage objective: 
The passage of fish is maintained or improved by instream structures, except where it is desirable to 
prevent the passage of some fish species in order to protect desired fish species, their life stages, or their 
habitats. 
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While the majority of these REG 55 conditions are inherent in engineering, sediment and 

stormwater best practice outside the scope of this reporting, it should be noted  

REG 55(9)a Only indigenous species appropriate to a natural wetland (given the locality and 
type of wetland) may be planted in it. 
 
It is recommended any planting plan undertaken directly within or adjacent the site wetlands 
(<10m) should be approved by a consulting ecologist. 
 
No Threatened or At Risk wetland birds were observed utilising the area, likely due to the open 
pastoral character, nor were other indigenous species identified that may utilise the wetland 
as critical habitat to trigger: 
REG 55(9)c : The activity must not disturb the roosting or nesting of indigenous birds during 
their nesting season 
 
Further development activities, closely adjacent or within wetland are encompassed by REG 54 
NES F (2020) 
 
OTHER ACTIVITIES 
54 Non-complying activities 
The following activities are non-complying activities if they do not have another status under this 
subpart: 
(a) vegetation clearance within, or within a 10 m setback from, a natural wetland: 
(b) earthworks within, or within a 10 m setback from, a natural wetland: 
(c) the taking, use, damming, diversion, or discharge of water within, or within a 100 m setback from, a 
natural wetland. 
 

REG 54 activities do not allow for partial or complete drainage from activities within natural 

wetland which instead are REG 53 PROHIBITED ACTIVITIES. 

NES F regulation further controls activities outside wetland proper in development- 
 
52 Non-complying activities 
(1) Earthworks outside, but within a 100 m setback from, a natural wetland is a non-complying activity if 
it— 
(a) results, or is likely to result, in the complete or partial drainage of all or part of a natural wetland; and 
(b) does not have another status under any of regulations 38 to 51. 
(2) The taking, use, damming, diversion, or discharge of water outside, but within a 100 m setback from, 
a natural wetland is a non-complying activity if it— 
(a) results, or is likely to result, in the complete or partial drainage of all or part of a natural wetland; and 
(b) does not have another status under any of regulations 38 to 51. 

 

Should a future building site or infratructure on Lot 1 be located <100m of a wetland, consents 

may be required under REG 54.  For ease of process, future design may give regard to 

avoidance of <100m distance from wetland if possible. 
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CONCLUSION  
Fieldwork and a desktop review of published sources identified natural inland wetland (NPS 

FM 2020) subject to the National Environmental Standards for Freshwater NES – F (2020): 

 swamp Covenants C-F 

If offsite natural wetland is present within 100m on neighbouring Lots, the subdivision 

proposal as indicated to date is highly unlikely to result in the complete or partial drainage of 

such.   

Existing culvert crossings <10m of natural wetland are considered to be other infrastructure, in 

place before prior to the commencement of the freshwater reforms (2020). They are subject 

to NES F (2020) REG 46 Maintenance and operation of specified infrastructure and other 

infrastructure  

Reporting also provides consideration of wetland significance in regard to Northland Regional 

Policy Statement Appendix 5 (2018).  It is considered: 

 There will be no loss of significant vegetation or habitat as part of the current 

proposal. 

Key threats to resilience of covenant vegetation are those common throughout Northland of 

pest and weed incursion and it is recommended these are addressed to avoid loss of extent of 

significant natural wetland, as a key policy of the NPS- FM (2020).  

This will allow potential residential development effects to be constrained to provide a positive 

effect of resilient ecosystem provision and maintain landscape scale habitat corridors. 

Technical aspects are to be addressed by engineering and stormwater best practice.   

 
 

 
REBECCA LODGE, PRINCIPAL ECOLOGIST  
BScEcology PGDipSci (Distinction) Botany 

 

Bay Ecological Consultancy Ltd 
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APPENDIX 1: SPECIES LIST 
Species are listed as per Clarkson, B. et al (2021): 

 OBL: OBLIGATE. Almost always is a hydrophyte, rarely in uplands (estimated probability 

>99% occurrence in wetlands) 

FACW: FACULTATIVE WETLAND. Usually is a hydrophyte but occasionally found in uplands 

(estimated probability 67–99% occurrence in wetlands) 

 FAC: FACULTATIVE. Commonly occurs as either a hydrophyte or non-hydrophyte 

(estimated probability 34–66% occurrence in wetlands) 

 FACU: FACULTATIVE UPLAND. Occasionally is a hydrophyte but usually occurs in uplands 

(estimated probability 1–33% occurrence in wetlands) indicates 

 UPL: OBLIGATE UPLAND. Rarely is a hydrophyte, almost always in uplands (estimated 

probability <1% occurrence in wetlands) 

The majority of tree species are considered upland unless otherwise described. 

DOMINANCE TEST 

Identify dominant species by applying the 50/20 rule, which is:  

 Select plant species from the ranked list in descending order until the cumulative coverage 

immediately exceeds 50% of the total cover for the stratum. If two or more species are equal in 

cover, they should be selected as a group. 

 Then add any other species that comprise at least 20% of the total cover in the stratum. All 

these species are considered to be Dominant Species.  

Dominance of wetland species (i.e. hydrophytic community) is confirmed if more than 50% of each 

strata are OBL, FACW or FAC.  

*Denotes exotic species 

MONOCOT HERBS 

Cordyline australis (FAC)     cabbage tree 

Rhopalostylis sapida (FACU)     nikau 

DICOT HERBS 

Ageratina riparia*(FAC)     mistflower 

Callitriche stagnalis (OBL)     starwort 

Centella uniflora (FACW)     centella 

Crepsis capillaris*(FACU)     hawksbeard 

Daucus carota* (UPL presumed)     carrot weed 

Euchiton involucratus (FAC)      Gnaphalium involcratum 

Galium palustre* (OBL)      Marsh bedstraw   

Leondonton saxatilis* (FAC)     hawkbit 

Ludwigia palustris* (OBL)      ludwigia 

Myosotis scorpioides* (FACW) water forget me not  

Oxalis exilis*(FAC) yellow oxalis 

Persicaria decipens (OBL) tutanawai, swamp willow weed,  

P. lanceolata* (FACU)      Narrow leaved plantain 
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P. major* (FACU)      Broad leaved plantain 

Ranunculus amphitrichus (OBL)     waoriki, R. rivularis 

R. bulbosus* (FAC)      bulbous buttercup 

R. reflexus (FACU)      maruru, hairy buttercup 

R. repens*(FAC)      creeping buttercup    

Rumex species*(FAC)      dock 

 

 

GRASSES 

Agrostis stolonifera*(FACW)     creeping bent 

Anthoxanthum odorata* (FACU)     sweet vernal 

Alopecurus geniculatus* (FACW)     kneed foxtail 

Axonopus fissifolius* (FACU)     narrow leaved carpet grass 

Cenchrus clandestinus*(FACU)     kikuyu 

Glyceria fluitans* (OBL)     floating sweet reed grass 

Holcus lanatus* (FAC)      Yorkshire fog    

Isachne globosa (OBL)      swamp millet 

Lagurus ovatus*      hairstail 

Lolium arundinacaeae*(FAC)     tall fescue 

Paspalum dilstichum* (FACW)     Mercer grass 

P. dilatatum* (FACU)      paspalum 

P. urvellei* (FAC)      Vasey grass 

 

Exotic grasses limited to obvious species nearby wet areas, wider pasture not examined 

SEDGES & RUSHES    

Carex demissa (FACW) 

C. subdola (OBL) 

Cyperus brevifolius* (FACW)     globe sedge 

C. eragrostis* (FACW)      umbrella sedge 

Eleocharis acuta(OBL)      sharp spike sedge 

Isolepis prolifera (OBL) 

I.reticularis (FACW) 

J.effusus* (FACW)      soft rush 

Juncus edgariae (FACW)     wiwi/ Edgars rush 

J. planifolius*(FACW)       

  

TREES & SHRUBS 

Coprosma autumnalis 

C. rhamnoides 

C. robusta 

Dacrycarpus dacrydioides (FAC)     KAHIKATEA    

Geniostoma rupestre var. ligustrifolium     hangehange 

Kunzea ericoides (assumed UPL)     kānuka 

Leptospermum scoparium (FAC)     mānuka 

Leucopogon fasciculatus     mingimingi 

Melicytus ramiflorus      māhoe 

Myrsine australis      mapou 
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Pittosporum tenuifolium      matipo 

Podocarpus totara var totara     totara 

Pterophylla sylvicola      towai 

Solanum mauritianum* (presumed UPL)    tobacco weed 

Ulex europaeus* (FACU)     gorse 

FERNS  

Astroblechnum penna marina     little hard fern 

Cyathea medullaris      mamaku    

Doodia australis (UPL)     rasp fern 

Pteridium esculentum (FACU)     bracken 

Lindsaea linearis (FACW)     common Lindsey 

P. minus (FACW)      Swamp kiokio 

      

LICHENS LYCOPODS BRYOPHYTES 

Not recorded 

   

Plants given as rare in Northland as per Wildlands (2012) 

No orchids were observed 
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Executive Summary 

Haigh Workman has been engaged by Tim and Robyn O’Leary to undertake an engineering assessment for proposed 

Lot 1 (herein referred to as “the site”) of a subdivision at the intersection of Fern Flat Road, Otangaroa Road and 

Iwitaua Road.  

The site is within the Rural Production zone and has an area of 12.0540 ha. It currently exists as farmland with no 

residential infrastructure. 

This report assesses earthworks, access, stormwater, wastewater, water supply with specific regard to Council 

subdivision rules. A proposed subdivision is shown on the Williams & King plan, Ref. 23759. A separate geotechnical 

report supporting the consent application has been prepared by Haigh Workman (Ref. 22 292 dated August 2022). 

Geotechnical 

The Geotechnical Report identified a building platform considered stable for residential development. The 

nominated platform shall be subject to site specific geotechnical investigations at Building Consent stage.  

Natural Hazards 

The identified development area is not subject to any natural hazards. 

Vehicle Crossing 

It is proposed that an existing farm track entrance be upgraded to provide access to the site. 

The crossing sight distance looking south complies with Council standards. The crossing sight distance looking north 

towards Taipa does can be made to comply by trimming the berm within the road reserve. 

Access & Parking 

A suitable driveway route has been identified leading to the nominate building platform. 

The site has sufficient space to provide the two car parking spaces and manoeuvring space required in the District 

Plan. 

Fronting road 

As with much of the Far North District, sections of road along the frontage of the site are not in accordance with 

Council Engineering Standards. Due to low traffic volumes and sparsely developed nature of the surrounding land we 

do not consider it imperative that alterations be made to bring the road strictly into accordance with the standards. 

Earthworks 

It is proposed to cut the top off a knoll to create the nominated building platform. Earthworks for this work along 

with the driveway formation is envisaged to equal approximately 1500 m3 in volume and 1500 m2 in area. This is well 

within the permitted activity limits for earthworks in the relevant zone.  

The earthworks required in the road reserve to increase site lines are also well within permitted activity limits for 

that zone. 

All earthworks will comply with the proposed District Plan Rules EW-R12 and EW-R13, and Standards EW-S3 and EW-

S5. 
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A potential wetland has been identified within 100 m of the proposed earthworks which may trigger consent under 

NES-Freshwater Regs.  An ecologist should be engaged to establish the wetland extents and to assess the effects of 

earthworks in accordance with the requirements of Regulations. An Engineering assessment is included at Section6.4. 

Stormwater Management  

The anticipated total impermeable surface area following residential development is 850 m2. This is less than 1% of 

the site area and well within permitted activity rules.  

No stormwater attenuation is proposed.  

The proposed development is anticipated to have no negative impact on the hydrology of wetlands identified on the 

site. 

Water Supply  

Water supply will be from stored rainwater collected from roofs.  

Fire Fighting 

Council Engineering Standards require a water supply that is adequate for firefighting purposes.  There is no 

reticulated water supply, so each residential lot will be responsible for providing an on-site firefighting supply. 

Wastewater  

An area has been identified as suitable for disposal of secondary treated effluent via dripper lines. The soils were 

classified as TP58 Category 6, slow to imperfect draining and can be expected to sustain an aerial loading rate of 

3 mm/day for drip irrigation. The area identified is sufficient to provide for a field to service a standard sized house 

as well as a 100% reserve area.  
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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 Ltd (Haigh Workman) has been engaged by Tim and Robyn O’Leary to undertake an engineering 

assessment for proposed Lot 1 (herein referred to as “the site”) of a subdivision at the intersection of Fern Flat Road, 

Otangaroa Road and Iwitaua Road.  

The proposed subdivision will create two additional lots. It is proposed that the site will hold a title to itself while 

proposed Lots 2 and 3 will be held in the same title as various other lots as described on the scheme plan. 

 L i m i t a t i o n s  

This report has been prepared for our client Tim and Robyn O’Leary 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 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 Ltd.  

It has been assumed in the production of this report that the site is to be subdivided and subsequently redeveloped 

for low-rise residential end-use.  At the time of writing there was no information available for proposed future 

developments following subdivision. 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.    
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2 Site Description and Proposed Development 

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

Site Address:  Intersection of Iwitaua Road, Otangaroa Road and Iwitaua Road, Mangamuka 

Legal Description: Proposed Lot 1 of Lot 3 DP 413711 

Area: 12.054 ha 

Zone: Rural Production 

 

 
Figure 1: Aerial showing development location (from Google Earth)  

 

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

The site is located on the western side of the intersection of Iwitaua Road, Otangaroa Road and Fern Flat Road and 

has an irregular shape.  Access to the site is via an existing entrance off Fern Flat Road, in the northern part of the 

lot. 

The site is in pasture, on undulating hills with a number of ridges and gullies, flanked by moderate to steep slopes.  

Te Kowhai Stream runs through the low point of this lot and drains to the east.  

  

N 
Proposed LOT 3 

(Quarry) 

Proposed LOT 1 
(the site) 

Proposed LOT 2 

Te Kowhai Stream 
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 P r o p o s e d  S u b d i v i s i o n  

We have been supplied with subdivision scheme plan prepared by Williams and King, reference 23759, dated April 

2022, titled ‘Proposed Subdivision of Lot 3 DP 413711’.  Based on this information and discussions with our client, 

we understand that the proposed development will comprise: 

• Subdivision of the property into 3 new lots. 

• Proposed Lots 2 and 3 will be held with adjacent land forming the original farm, therefore no 
assessment is required for these lots.  

• Proposed Lot 1 will have an area of 12.054 ha and is expected to be developed with a lightweight 
residential dwelling. 

• Proposed Lots 1 and 3 are to be subject to bush covenants as shown on the attached site plan. 

The indicative location of the proposed development area is shown in Figure 1 below. 

• Lot 1 – 12.054 ha 

• Lot 2 – 18.449 ha 

• Lot 3 – 0.813 ha 
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Figure 2 – Proposed Subdivision Plan (Source: Williams & King Surveyors)   

  



 

Engineering Assessment for Proposed Lot 1 at HW Ref 22 292 
Intersection of Fern Flat Road, Otangaroa Road and Iwitaua Road, 
Mangamuka 

31 October 2022 

Lot 3 DP 413711 
For Tim O’Leary 

 

 

  

7 REV B 

 

3 Environmental Setting 

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

Refer to Haigh Workman Geotechnical Assessment Report with the same job reference 22 292. 

For soils mapping, we reference NZMS 290 Sheet O04/05, 1: 100,000 scale, 1980: ‘Kaitaia – Rawene’. This indicates 

site is underlain by soils of the rolling and hilly lands; Waiotira clay loam (YC) well to moderately well drained and 

Waiortira clay (YCe) imperfectly to very poorly drained. 

 
Figure 3 – NZMS 290 Sheet P02/03 Soil Map 

 S i t e  I n v e s t i g a t i o n   

Haigh Workman undertook geotechnical investigations and vehicle crossing sight distance measurements on 16 

August 2022.   

A building platform was investigated on the ridgeline on the eastern side of the lot.  This investigation comprised the 

drilling of four hand auger boreholes (BH01 to BH04).  The hand auger boreholes were drilled to a depth of between 

1.0 and 3.0 metres below ground level (mbgl).   

A thin veneer of natural topsoil was encountered in all boreholes to approximately 200 mm depth.  The topsoil 

comprised an organic silt with some clay, described as brown and dark grey-brown in colour, moist, low plasticity 

and containing traces of rootlets. 

The subsoils encountered were generally silty clay and clayey silt in the upper 1.0 m to 1.8 m, typically yellow and 

orange-brown in colour, underlain by light grey and orange brown silt with some clay.  The soils were moist 

throughout and exhibited high plasticity in the upper clayey soils and low plasticity in the deeper silty soils. Vane 

shear strength results indicate very stiff to hard soils with recorded vane shear strengths generally greater than 

100 kPa. 

Site Location 
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 S i t e  S t a b i l i t y  

Evidence of slope instability was identified on the site. Refer to the geotechnical report for further details. 

 H y d r o l o g y  a n d  F l o o d i n g  

The site drains to Te Kowhai Stream, a tributary of Oruaiti River. A mapped flood hazard for the stream has been 

provided. Refer NRC flood mapping reproduced below.  

Table 3.1 - Surface Water Features & Flooding 

Feature Presence/Location Comments 

Surface Water Features 

(Ponds, Lakes, etc.) 

There are no surface water 

features nearby. 

None 

Watercourses (within 

500 m) 

Te Kowhai Stream runs 

centrally through the site.  

None 

Bores There are no known 

residential use active bores in 

the nearby vicinity. 

None 

Flood Risk Status Low The proposed development area is located on top of a 

knoll approximately 20 m higher in elevation than the 

mapped flood hazard.  
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 N a t u r a l  H a z a r d s   

Natural hazards listed in Section 71(3) of the Building Act 2004 include: erosion, falling debris, subsidence, 

inundation, or slippage.  We assess the susceptibility of the proposed building platforms to these potential hazards 

as; 

Table 3.2 - Natural Hazards 

Natural Hazard Risk 

Erosion (including coastal erosion, bank erosion, and 

sheet erosion) 

Low Risk, can be mitigated by maintaining vegetation 

cover and set back from steep slopes as per Geotechnical 

recommendations. 

Falling debris (including soil, rock, snow, and ice) No, the proposed development area is located on top of 

a knoll. 

Subsidence (vertical settlement) No, subject to set back from steep slopes as per 

Geotechnical recommendations and site-specific 

geotechnical investigation and appropriate foundation 

design at time of building. 

Inundation (including flooding, overland flow, storm 

surge, tidal effects, and ponding) 

No, the proposed development area is located on top of 

a knoll approximately 20 m higher in elevation than the 

mapped flood hazard. 

Slippage No, subject to set back from steep slopes as per 

Geotechnical recommendations and site-specific 

geotechnical investigation and appropriate foundation 

design at time of building. 

 

The nominated building site is well elevated above the flood level and does not contain any natural hazards that 

would warrant action under Section 71(1) of the Building Act 2004.  There is no significant risk from natural hazards 

that would cause Section 106 of the Resource Management Act to apply. 
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 R i v e r  F l o o d i n g  

The Te Kowhai Stream runs through the existing lot. Flood mapping for the stream has been made available by NRC.  

Refer NRC regionwide flood mapping reproduced below.  

 

Figure 4 showing the NRC 10 and 100-year Regionwide flood maps  

 

NRC Disclaimer - The NRC regionwide flood mapping is issued with the follow advice; 

Our regionwide model is a high-level model covering the entire region. The sites within regionwide flood extents 

require site specific engineering assessments for flood risk.  

 

Comment – Whilst the maps have not been calibrated or the model peer reviewed, the information still represents 

the best information currently available.  Given that the proposed development platforms are elevated above the 

flood hazard level by some 20m, we are satisfied that the regionwide flood levels provide a high degree of confidence 

against the sites being affected by river flooding. 

 

  

N 

 
Proposed 
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area 
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4 Access 

 S u b d i v i s i o n  S i t e  A c c e s s   

The site has an existing farm track entrance off Fern Flat Road. 

 V e h i c l e  C r o s s i n g  

The farm entrance that serves the site will be upgraded to meet FNDC/S/6B. Fern Flat Road is unsealed so the crossing 

can be formed with a gravel surface. Some shaping of the roadside drain is required to convey stormwater through 

the new culvert which is to be installed under the crossing. The existing gate shall be relocated to achieve a minimum 

10m setback from the edge of the carriageway. 

  S i g h t  D i s t a n c e s  

The legal speed limit on Fern Flat Road is 100kph. However, the operating speed was estimated to be 50kph. 

Sight distances from the location of the existing crossing were measured as below.  

Table 4.1 – Stopping Site Distances 

Crossing Direction of 
travel 

Operating 
speed 

 

Gradient FNDC min. 
SSD 

FNDC/S/6 

Sight 
distance 
achieved 

 

Remarks 

Existing 
entrance 

From North  50 -5% 65 49 
118m achieved if bank 

is cut back 

From South 50 +1% 65 105 Compliant 

 

 

Figure 5 – Photograph showing proposed area of proposed bank battering to improve stopping sight distance 

The existing farm track entrance complies with FNDC standard stopping sight distances to the south however it does 

not comply with standards to the north. A compliant sight distance will be achieved by battering the bank as shown 

in Figure 5. 
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 D r i v e w a y  

A suitable location for a driveway has been identified leading from the proposed vehicle crossing to the proposed 

house site area. Refer site plan appended. 

 P a r k i n g  

The site has sufficient space to provide the two car parking spaces and manoeuvring space required in the District 

Plan. 

 F r o n t i n g  R o a d s  

Rule 15.1.6C.1.8 of the Operative Far North District Plan states: 

15.1.6C.1.8 FRONTAGE TO EXISTING ROADS 

(a) Where any proposed subdivision has frontage to a road or roads that do not meet the legal road width standards specified by the Council 

in its “Engineering Standards and Guidelines” (June 2004 – Revised 2009), road widening shall be vested in the name of the Council. 

(b) Where any proposed subdivision has frontage to a road or roads that are not constructed to the standards specified by the Council in its 

“Engineering Standards and Guidelines” (June 2004 – Revised 2009), then the applicant shall complete the required improvements. 

(c) Where a site has more than one road frontage or frontage to a service lane or right-of-way (ROW) in addition to a road frontage, access 

to the site shall be in a place that: 

(i) facilitates passing traffic, entering and exiting traffic, pedestrian traffic and the intended use of the site; 

(ii) is from the road or service lane or ROW that carries the lesser volume of traffic. 

(d) Where any proposed subdivision has frontage to a road on which the carriageway encroaches, or is close to the subject lot or lots, the 

encroachment or land shall vest in Council such that either the minimum berm width between the kerb or road edge and the boundary is 2m 

or the boundary is at least 6m from the centreline of the road whichever is the greater. 

 
The site fronts on to Iwitaua Road and Fern Flat Road. 

4.6.1 Road type classifications 

 
Table 2, as extracted from the engineering standards referenced above, classifies rural roads and prescribes 
requirements. Type C is not shown as neither of the fronting roads are arterial routes. 
 

Table 2: Road classification and geometrical requirements from Far North District Council Engineering Standards 

Road type Ultimate development Carriageway (m) Formation (m) Minimum legal width (m) 

A 5 to 15 household equivalents 6.0 8.5 16.0 

B Greater than 15 household equivalents 6.5 8.5 20.0 

 

The section of Iwitaua Road fronting the site exists roughly midway along a section of gravel road linking State 

Highway 10 and State Highway 1. People to the west of the section of road in question would generally drive to the 

west to access services and likewise people to the east would drive to the east. We consider that vehicle movements 

along this section of road would be equivalent to 5 to 15 household equivalents thereby classifying it as a type A 

road. 

The site also fronts on to the southern/eastern extent of Fern Flat Road. Fern Flat Road continues to the north/west 

by way of 5 km of winding narrow road through forest. Thoroughfare through the forest is unlikely as from the 

highway it is faster to access the other side of the forest by driving through Peria rather than in front of the subject 

site. Therefore, we can consider that traffic through the forest is equivalent to one household unit. Recent aerial 

imagery indicates that there are 3 other households on the section of Fern Flat Road in question. With development 
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of the subject site the number of household equivalents would increase to 5, putting it at the lower cusp of road type 

A classification. 

4.6.2 Road assessments 

Parcel widths of Iwitaua Road and Fern Flat Road along the site frontage were measured from council maps. Legal 

widths were generally found to be greater than 16 m, however sections of road with widths of less than the minimum 

specified 16 m were identified on Iwitaua Road as shown in Error! Reference source not found..   

As with many roads in the Far North District, the roads fronting on to the site have not been constructed to meet the 

minimum carriageway and formation widths as specified in the Engineering Standards. The section of Fern Flat Road 

affected by the subdivision has low traffic volumes due to the low number of household equivalents accessing it. 

Most of the traffic from the subdivision is expected to head east to the nearer service towns of Kaeo and Kerikeri, 

thereby avoiding Iwitaua Road in front of the site. We do not consider it imperative for public safety that the roads 

fronting on to the site be constructed in accordance with the Engineering Standards. 

The entrance to the site will be off Fern Flat Road which is less trafficked than Iwitaua Road. 

As shown in Figure 6, aerial photography and the boundary overlay indicates there is one location where the 

carriageway is within 2 m of the site. The carriageway does not however infringe the site and the site at this location 

is not earmarked for development as it is proposed to be combined with the rest of the farm.  

Due to the low traffic volumes and sparsely developed nature of the surrounding land we do not consider it 

imperative that alterations be made to bring the road strictly into accordance with the standards. 
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Figure 6: Legal width and carriageway separation breaches 
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5 Earthworks 

The proposed building platform is situated on the knoll of a ridgeline with spurs sloping moderately down towards 

the north-west, south-west and south-east.  To create a stable building platform, it is recommended the top of the 

knoll be cut down and the building platform be formed entirely with cut.  Based on the LiDAR contours, a 3.5 m 

maximum cut would be required to form the stable building platform (i.e. cutting down to approx. 119 mRL LiDAR 

contour). Refer Geotechnical drawings appended. 

It is envisaged that cut excavations associated with the proposed development are not likely to require retaining 

walls.  The building platform should be cut flat, out to the LiDAR 119 mRL contour as shown.  To the south-west of 

the platform, the ground may be battered to limit the volume of earthworks OR otherwise the cut may be continued 

flat.  There is ample area available to batter the cut to a stable slope angle.  If required, the cut batter to the south-

east should be formed at a gradient no steeper than 1V:4H (i.e. 14 degrees).  Erosion protection should be provided 

on all exposed cut excavations (i.e. topsoiling a grass and/or other planting). 

Earthworks to create the platform and driveway will have a volume of approximately 1500 m3 and an area of 

approximately 1500 m2.  

The earthworks will comply with the permitted activity rules of the Far North District Plan Rule 12.3.6.1.1 (5000 m³ 

per year per site) and Regional Plan for Northland Rule C.8.3.1 (5000 m2). 

The Proposed Far North District Plan was notified on 27 July 2022.  Earthworks Rules EW-R12 and EW-R13, and 

Standards EW-S3 and EW-S5 have legal effect and will be complied with. The earthworks will also comply with 

permitted activity rule for Earthworks as presented in C.8.3.1 of the Proposed Regional Plan for Northland, Appeals 

Version – March 2022 which allow for 5,000m2 of earthworks carried out in accordance with good practice, in 

particular Auckland Council GD05 guidelines.  

Subject to suitable erosion and sediment control the earthworks required to improve vehicle crossing sightlines 

within the road reserve comply with permitted activity earthworks rules. 

A permit may be required under Council’s Control of Earthworks Bylaw for earthworks within 3m of a boundary or 

exceeds 50m3 in volume. 
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6 Stormwater Management 

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

6.1.1 Far North District Plan Provisions 

The Site is zoned as Rural Production. The relevant activity rules for impermeable surfaces are as follows: 

 

8.6.5.1.3 STORMWATER MANAGEMENT – Permitted Activity 

The maximum proportion of the gross site area covered by buildings and other impermeable surfaces shall be 15%. 

 

It is intended that the proposed stormwater management system comply with the rule for a Controlled Activity 

subdivision, Rules 13.7.3.4 STORMWATER DISPOSAL.  The essential element of Rule 13.7.3.4 is: 

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). 

b) The provision of grass swales and other water retention devices such as ponds and depressions in the land 

surface may be required by the Council in order to achieve adequate mitigation of the effects of stormwater 

runoff. 

c) 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. 

As the site is less than 2ha a detailed stormwater report is not provided. 

6.1.2 Regional Plan for Northland 

Proposed Rule C.6.4.2 provides for the diversion and discharge of stormwater from outside a public stormwater 

network provided (amongst other conditions); 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. 

 I m p e r m e a b l e  S u r f a c e s  

Anticipated impermeable surfaces of the site are as follows: 

Roof area – 250 m2 

Driveway area – 500 m2 

Turning area – 100 m2 

Total impermeable areas – 850 m2 

850 m2 is less than 1% of the proposed site area. 

 

 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  

Stormwater runoff from the site will drain into Te Kowhai Stream, running along the southern boundary of the site.   
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For the area of impermeable surfaces estimated at Section 6.2 associated with residential development, attenuation 

of stormwater is not required. This is due to the negligible increase in surface runoff compared to the size of the 

receiving catchment. 

The proposed driveway is located close to a ridge it is not anticipated to concentrate stormwater runoff. Runoff from 

the development area shall be managed to avoid scouring of the slope by discharging over grass on stable ground in 

combination with outfall dispersal, armouring and stabilisation. 

 P o t e n t i a l  W e t l a n d  

The proposed development platform drains westwards to an area subject to a Land Covenant C (Protected Wetland). 

The National Environmental Standards for Freshwater contains criteria for the protection of Natural Wetlands. 

With respect to NES Freshwater Regulations 52, 53 and 54 and the potential for impact on Land Covenant C 

(Protected Wetland). we confirm: 

• No earthworks or construction activity will take place within the potential wetland as defined in the NES 

Freshwater Regulations 

• No water will be taken directly from or discharged directly into a wetland as a result of the subdivision works 

• No damming of the potential wetland is proposed as part of the subdivision works 

• Vegetation clearance and earthworks are proposed outside of the potential wetland but within 100m of the 

potential wetland boundary. 

• No works will result in the full or partial drainage of any wetland 

Stormwater will be discharged to ground. To avoid scouring of the slope, discharge shall be over grass on onto stable 

ground in combination with outfall dispersal, armouring and stabilisation as per Section 6.3. 

Standard GD05 erosion and sediment control measures will be installed to ensure that sediment from earthworks 

operations is not washed into the potential wetland or Te Kowhai Stream. 

Impermeable surface areas associated with residential development of Lot 1 are estimated at; roof 250 m2, driveway 

& turning 600 m2.  

Much of the roof water will be collected for domestic usage and slowly introduced to ground via wastewater disposal 

fields and some garden use. The roof water collection tanks overflow, together with runoff from the driveway and 

hardstand will discharge to ground flowing over grass as a dispersed sheet flow to the potential wetland that 

replicates the pre-development sheet flow regime.  

No taking of water from the potential wetland is anticipated and it can be argued that roof water collection is a 

benefit to the potential wetland as there will be a slight tendency for water to be collected in winter months and 

discharged in summer via the wastewater system, thereby achieving a more even charge throughout the year.   

It is not expected that the anticipated development will have any detrimental effects on the ecology of the potential 

wetland. 
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7 Water Supply 

 P o t a b l e  W a t e r  S u p p l y  

There is no public water supply available at the site. Domestic water supply may be provided using roof runoff 

collected into storage tanks. NZBC Clause G12 Water Supplies, requires domestic water supplies intended for human 

consumption to be potable and protected from contamination. 

 F i r e  F i g h t i n g  

Council Engineering Standards require a water supply that is adequate for firefighting purposes.  Where there is 

currently no reticulated water supply, then each residential lot will be responsible for providing adequate on-site 

firefighting supply. 

For a single-family home without a sprinkler system in a non-reticulated supply area, the New Zealand Fire Service 

(NZFS) Fire Fighting Water Supplies Code of Practice SNZ PAS 4509:2008 recommends a firefighting supply a minimum 

water storage capacity of 45m3 within 90 m of the dwelling, fitted with an adequate means for extracting the water 

from the tank.  

 A l t e r n a t i v e  t o  F i r e  F i g h t i n g  S u p p l y  

The Code (SNZ PAS 4509:2008) specifically allows for alternative methods to be used in meeting the Code 

requirements, as long as there is approval from an appropriate person nominated by the NZFS National Commander.  

Clause 4.4 of the Code states that: 

• Fire engineers or similar competent persons may use alternative methods to determine firefighting water 

supplies. To comply with this code of practice, such alternatives must be submitted for approval to the 

person(s) nominated by the National Commander. The person(s) so nominated will approve these cases on 

confirmation that the method and calculations used are correctly applied.  

• Alternative methods will need to show that the calculated firefighting water supply makes allowances for 

tactical flow rates (that is, the amount needed above a theoretical amount to absorb the released heat for 

operational effectiveness). 

The procedure to be followed in the case of an alternative fire-fighting supply is as follows: 

• The competent person should submit a firefighting facilities checklist (FFFC), with a scale site map showing 

contours and proposed alternatives to Table 2 with rationale for assessment to NZFS. 

If the proposed supply is approved by a nominated NZFS person, Council will accept the FFFC and compliance with 

the Code will be achieved. 

NZFS considers that a 'one size fits all' volume is not appropriate in all circumstances. There are alternatives to 

firefighting couplings but firefighters are not expected to lift pumps or hoses onto the top of water tanks. 
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8 Wastewater  

 R e g i o n a l  P l a n  

The discharge of sewage effluent to land is regulated by the permitted activity Rule C.6.1.3 of the Regional Plan for 

Northland.  Table 9 of the plan specifies exclusion areas and set-back distances as follows: 

 

 

 D e s i g n  f o r  L a n d  A p p l i c a t i o n  S y s t e m  

8.2.1 Design Occupancy Rating 

For an example development we have allowed a three-bedroom dwelling having a design occupancy of up to 5 

people.  

8.2.2 Source of Water Supply 

The water supply is assumed to be roof water collection with standard fixtures (Type C), to be installed in the new 

dwelling. 

8.2.3 Design Flows 

In accordance with TP58 Section 6.2. we have allowed 160 litres/person/day of wastewater generation for an on-site 

roof water collection supply. 
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For a three-bedroom dwelling and a design occupancy of 5 persons the design household wastewater flow is 5 x 160 

= 800 litres per day. 

8.2.4 Possible effluent disposal field 

A site for a possible effluent disposal field has been identified as shown on the site plan. It is elevated at the top of 

the ridge next to the anticipated driveway and has an area of approximately 600 m2.  

A borehole (BH4) was drilled at the location of the possible effluent disposal field. It encountered 200 mm of topsoil 

overlying silty clay phasing into clayey silt (refer to appended log). This soil can be described as TP58 category 6 or 

AS/NZS1547:2012 category 5. Soils of this type are not suitable for soakage trenches but can be used for dripperlines. 

TP58 recommends loading rates of 2-3 mm/d on soils of this type while 1547 recommends a loading rate of 3 mm/d 

on this soil type. As the identified area is at the top of a ridge, we choose a loading rate of 3 mm/d which results in a 

primary disposal area of 270 m2. The area identified on the site plan can accommodate the primary disposal area and 

an equally sized reserve area. 
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Appendix A – Drawings 

Drawing No. Title 

23759 Williams and King - Proposed Subdivision of Lot 3 DP 413711 

G01 Site Location Plan 

G02 Site Investigation Plan 

G03 Geological Section A-A’ 

G04 Geological Section B-B’ 
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Appendix B – Borehole Logs 
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Borehole Log - BH01

CLIENT: Tim and Robyn O'Leary SITE: 

Date Started: 16/08/2022 DRILLING METHOD:  LOGGED BY:  JMC

Date Completed: 16/08/2022 HOLE DIAMETER (mm) CHECKED BY: WT
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Scala Penetrometer

Note: UTP = Unable to penetrate. T.S. = Topsoil. 
Hand Held Shear Vane S/N: 2220
Scala penetrometer testing not undertaken.
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            Hole Location: Refer to Site Plan    

Soil Description
Based on NZGS Logging Guidelines 2005
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Vane Shear and 
Remoulded Vane Shear 

Strengths (kPa)   

JOB No. 22 292

1458 Iwitaua Road, Mangamuka/Kaeo (Lot 3, DP 413711)

Hand Auger
50mm

Scala Penetrometer
(blows/100mm)                                             

TOPSOIL; SILT, some clay, brown. Moist, low plasticity. Trace rootlets.

Silty CLAY; yellow brown. Very stiff, moist, high plasticity.
[PUNAKITERE SANDSTONE]
At 0.4m: Becoming yellow brown streaked orange brown.
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Clayey SILT; orange brown streaked light grey. Very stiff, moist, low 
plasticity.

SILT; some clay, light grey brown streaked orange brown. Very stiff to hard, 
moist, low plasticity.

At 2.2m: Becoming orange brown mottled grey brown speckled black.

At 2.6m: Becoming light grey mottled orange brown, very hard to drill.

End of hole at 3.0m (Target Depth)
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Borehole Log - BH02

CLIENT: Tim and Robyn O'Leary SITE: 

Date Started: 16/08/2022 DRILLING METHOD:  LOGGED BY:  JMC

Date Completed: 16/08/2022 HOLE DIAMETER (mm) CHECKED BY: WT
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Corrected shear vane reading

Remoulded shear vane reading

Scala Penetrometer

Note: UTP = Unable to penetrate. T.S. = Topsoil. 
Hand Held Shear Vane S/N: 2220
Scala penetrometer testing not undertaken.

SILT; some clay, light grey streaked dark orange brown. Very stiff, moist, low 
plasticity.
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At 1.5m: Gravel absent.

End of hole at 2.0m (Target Depth)
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TOPSOIL; Clayey SILT, dark grey brown speckled orange. Moist, low 
plasticity. Trace rootlets.
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(blows/100mm)                                             

            Hole Location: Refer to Site Plan    JOB No. 22 292

1458 Iwitaua Road, Mangamuka/Kaeo (Lot 3, DP 413711)
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Borehole Log - BH03

CLIENT: Tim and Robyn O'Leary SITE: 

Date Started: 16/08/2022 DRILLING METHOD:  LOGGED BY:  JMC
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SILT; some clay, orange brown mottled light grey. Hard, moist, low plasticity.

Clayey SILT; light brownish orange. Hard, moist, low plasticity.

At 1.2m: Becoming orange brown mottled light grey.

TOPSOIL; SILT, some clay, brown. Moist, low plasticity. Trace rootlets.
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Clayey SILT; orange brown and light grey. Hard, moist, low plasticity.

At 0.8m: Becoming dark orange brown streaked light grey.
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20 October 2022 

 
 

 
Natalie Watson 
Williams & King 
PO Box 937 
KERIKERI 0230 

 
Email:  nat@saps.co.nz 

 
 
 
 
 

To Whom It May Concern: 
 

RE: PROPOSED SUBDIVISION  
RE & TF O’Leary – 1458 Iwitaua Road, Otangaroa.  Lot 3 DP 413711. 
 
Thank you for your recent correspondence with attached proposed subdivision scheme plans. 

 
Top Energy’s requirements for this subdivision are nil 
Costs to supply power could be provided after application and an on-site survey have been 
completed. 

 
In order to get a letter from Top Energy upon completion of your subdivision, a copy of the resource 
consent decision must be provided. 
 
Yours sincerely 

 
Aaron Birt 
Planning and Design 

T:  09 407 0685 
E:  aaron.birt@topenergy.co.nz 

mailto:nat@saps.co.nz
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Executive Summary 
Haigh Workman Ltd (Haigh Workman) has been engaged by Tim and Robyn O’Leary to undertake a geotechnical 
investigation for the proposed subdivision at 1458 Iwitaua Road, Mangamuka.  The purpose of the investigation 
was to assess subsoil conditions, analyse site stability and provide recommendations for satisfactory 
development of the property. 

The natural ground conditions were generally consistent between all test locations, comprising fine grained 
allochthonous soils of the Mangakahia Complex (Punakitere Sandstone).  The soils encountered were generally 
silty clay and clayey silt in the upper 1.0 m to 1.8 m, typically yellow and orange brown in colour, underlain by 
light grey and orange brown silt with some clay.  The soils were further described as being moist and low to 
high plasticity.  Vane shear strength results indicate very stiff to hard soils with recorded vane shear strengths 
generally greater than 100 kPa.  Recorded vane shear strength tests are shown on the appended borehole logs. 

Based on the results of the analyses, a suitable stable building platform is available in the area shown on the 
attached site plan.  Creating the stable platform will require cutting the top off the knoll and having the building 
platform formed entirely with cut.  Based on the LiDAR contours, a 3.5 m maximum cut would be required to 
form the stable building platform (i.e. cutting down to approx. 119 mRL LiDAR contour).  An alternative solution 
would be to provide soldier pile walls or other ground stabilisation measures to provide a suitable building 
platform. 

Future geotechnical investigation is recommended for each individual lot at building consent stage to confirm 
the subsoil conditions, confirm the soil expansivity, and provide site specific geotechnical assessment for 
foundation design within each lot.  This report is not intended to be used for foundation design, other than 
provide general framework for building platform suitability. 
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1 Introduction 

1 . 1  P r o j e c t  B r i e f  a n d  S c o p e  

Haigh Workman Ltd (Haigh Workman) has been commissioned by Tim and Robyn O’Leary to undertake a 
geotechnical investigation for the proposed subdivision at 1458 Iwitaua Road, Mangamuka.  This report 
presents the information gathered during the site investigation, interpretation of data obtained, site-specific 
geotechnical recommendations relevant to the site. 

The scope of this report encompasses the geotechnical suitability in the context of the proposed development 
as defined in our short form agreement dated 4th July 2022.  This appraisal has been designed to assess the 
subsoil conditions and identify geotechnical constraints for the proposed development. 

This report provides the following: 

 A summary of the published geology with reference to the geotechnical investigations undertaken; 

 Analysis of the data obtained from site investigations, providing a geotechnical ground model; 

 Foundation recommendations; 

 Slope stability analysis; and 

 Identification of any additional geotechnical risks and/or hazards. 

This report summarises our findings and recommendations and may be used to support resource consent 
applications to Far North District Council and Northland Regional Council. 

The principal objectives of the investigation are to develop geotechnical models of the site so that geotechnical 
constraints to the proposed development can be identified and to provide assurance to Council that a stable 
building platform is available or can be made available to support the proposed development. 
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2 Site Description and Proposed Development 

2 . 1  G e n e r a l  

Site Address:  1458 Iwitaua Road, Mangamuka 

Legal Description:  Lot 3, DP 413711 

Site Area:  31.35 ha 

The subject site is located on the western side of the intersection of Iwitaua Road, Otangaroa Road and Fern 
Flat Road.  The subject lot has an irregular shape and encompasses an area of 31.35 ha.  Access to the building 
site on proposed Lot 1 is via an existing entrance off Fern Flat Road, in the northern part of the lot. 

The subject lot (proposed Lot 1) is in pasture, on undulating hills with a number of ridges and gullies, flanked by 
moderate to steep slopes.  The dominating overall features are lobes of material (inferred to be a large blocks 
of colluvium) on the western side of the Lot, and large gully feature traversing toward the south-west through 
the southern part of the lot and a ridgeline running along the eastern side of the lot, adjacent to Fern Flat Road. 

The proposed building platform on Lot 1 is situated on the knoll of the eastern ridgeline with spurs sloping 
moderately down towards the north-west, south-west and south-east.  There is a steep slope on the southern 
side of the building platform, where an historic scarp was observed. 

At the time of investigation, the building site was grassed, with several large native trees dotted around building 
platform. 

2 . 2  P r o p o s e d  D e v e l o p m e n t  

We have been supplied with subdivision scheme plan prepared by Williams and King, reference 23759, dated 
April 2022, titled ‘Proposed Subdivision of Lot 3 DP 413711.  Based on this information and discussions with our 
client, we understand that the proposed development will comprise: 

 Subdivision of the property into 3 new lots. 

 Proposed Lots 2 and 3 will be held together with adjacent land (kept with the original farm) therefore 
no buildings sites need to be identified on these lots.  Future subdivision and issuing of separate titles 
for these lots would require specific geotechnical assessment on each of the lots to identify suitable 
building platforms. 

 Proposed Lot 1 will have an area of 12.054 ha and will likely be developed with a new lightweight 
residential dwelling. 

 Proposed Lots 1 and 3 are to be subject to bush covenants as shown on the attached site plan. 

The indicative location of the proposed development area is shown in Figure 1 below. 
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Figure 1: Aerial showing development location (from Google Earth) 

 

3 Geology 

3 . 1  P u b l i s h e d  G e o l o g y  

 Institute of Geological & Nuclear Sciences, 1:250,000 Scale*, 1996: “Geology of the Kaitaia area”; 

 NZMS 290 Sheet O 04/05, 1: 100,000 scale map, Edition 1, 1980: “Kaitaia-Rawene” (Soil Types); and, 

 NZMS 290 Sheet O 04/05, 1: 100,000 scale map, Edition 1, 1982: “Kaitaia-Rawene” (Rock Types). 

The site is within the bounds of the GNS Geological Map “Geology of the Kaitaia area”, 1:250,000 scale*. The 
published geology shows the site to be underlain by Punakitere Sandstone (Kkp). The Punakitere Sandstone is 
part of the Northland Allochthon’s Mangakahia Complex of late cretaceous age. 

An exert of the geological map is shown in Figure 2, with geological units presented in Table 1. 

 

 

* Isaac, M.J. (compiler) 1996.  Geology of the Kaitaia Area. Institute of Geological and Nuclear Sciences 1:250 000 geological 
map 1. 1 sheet + 44 p. Lower Hutt, New Zealand: Institute of Geological and Nuclear Sciences Limited. 
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Figure 2: GNS Science, Geology of the Whangarei Area, Map 2 

Table 1: Geological Legend 

Symbol Group Name Description 

Kkp 
 Mangakahia Complex 

(Punakitere Sandstone) 
Weakly to moderately indurated, massive to well bedded 
quartzofeldspathic sandstone with minor roundstone conglomerate.  

Kt 
Tangihua Complex 
(Undifferentiated) 

Mainly basalt pillow lava, with subvolcanic intrusives of basalt, dolerite 
and gabbro. Greenschist metamorphism close to intrusives. Extensive 
zeolitisation. 

Emt 
 Motatau Complex  
(Taipa Mudstone) 

Weakly to moderately indurated grey to blue-grey calcareous mudstone, 
commonly with redeposited glauconitic sanstone beds. 

Q1a Karioitahi Group 
Unconsolidated to poorly consolidated sand, mud, peat and shell 
deposits of estuarine, lacustrine, swamp, alluvial and colluvial origins. 

Further reference to the geological map shows that subject site to be situated two inactive thrust planes, the 
Maungataniwha Thrust to the north-west, and the Opurehu Thrust to the east. 

 

SITE 

PERIA 

MANGAMUKA 

Kt 

Kkp 
Emt 
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3 . 2  G e o m o r p h o l o g y  

The geomorphology of slopes underlain by the Mangakahia Complex is very distinctive, with long moderately 
grading broad hummocky slopes typical in the region.  The hummocky ground typically extends from the toe of 
the slopes, right through to the crest of the ridges.  

There are numerous springs and gully features throughout the majority of the property, with an elevated 
ridgeline following the eastern boundary, and along Fern Flat Road.  Visually there appears to be another 
ridgeline trending north-west to south-east down through the central part of proposed Lot 1, however, based 
on the surrounding topography, this ridge is likely to be a large landslide emplaced over the property, migrating 
down from the mountain to the north-west of the property. 

The proposed building platform on the eastern side of the property is situated on the knoll of a ridgeline with 
spurs sloping moderately down towards the north-west, south-west and south-east.  Terracettes (indicative of 
soil creep) generally begin to form where gradients exceed 10 on all surrounding slopes.  There is also an 
historic scarp feature to the south of the proposed building platform which has a near vertical face of 
approximately 3.0 m. 

The characteristic geomorphology of the Mangakahia Complex is that almost all the slopes have been subject 
to some form of slope instability and creep over time.  Also typical in this geological unit is the soil mantle is 
thin and overlies less permeable parent rock, allowing water to perch above the parent rock and within the 
sheared low strength soil mantle.  Slope instability is synonymous with Northland Allochthon, particularly the 
Mangakahia Complex and careful consideration is required. 

 

4 Geotechnical Investigations 

4 . 1  S u b s u r f a c e  I n v e s t i g a t i o n s  

Haigh Workman undertook geotechnical investigations on two separate occasions.  Hand auger boreholes were 
carried out on 3rd August 2022 and 16th August 2022.  The first investigation was carried out on an existing 
building platform that has been formed on the central/western part of the lot.  The boreholes revealed colluvial 
deposits and upon further assessment of the geomorphology, this building platform is inferred to be on a large 
historic landslide, likely to have come down from the north-west some distant time ago.  To demonstrate that 
the landslide is no longer moving would be cost prohibitive to the scale of building likely to be carried out.   

Consequently, an alternative building platform was investigated on the ridgeline on the eastern side of the lot.  
This investigation comprised the drilling of four hand auger boreholes (BH01 to BH04).  The hand auger 
boreholes were drilled to a depth of between 1.0 and 3.0 metres below ground level (mbgl).   

Investigations were logged in accordance with The New Zealand Geotechnical Society, “Guidelines for the Field 
Classification and Description of Soil and Rock for Engineering Purposes” (2005).  Investigation locations are 
shown on the drawings in Appendix A and investigation hand auger logs are included in Appendix B. 



  

 

https://haighworkman2020.sharepoint.com/sites/suitefiles/shared documents/clients/tim o_leary/jobs/22 292 - 1458 iwitaua road, mangamuka, kaeo (pt lot 2 

dp 188 ___/engineering/geotech/report/22 292 - geotechnical report.docx 

Geotechnical Assessment Report  HW Ref 22 292 
1458 Iwitaua Road, Mangamuka 
For Tim and Robyn O’Leary   August 2022 
 

 

4 . 2  G r o u n d  C o n d i t i o n s  

Based on the results of the geotechnical investigation conducted by Haigh Workman and review of published 
geological maps, it is considered that the natural soils underlying the proposed development site comprise 
residual soils weathered from the Mangakahia Complex (Punakitere Sandstone).  For the purposes of this 
report, subsoil conditions on the site have been interpolated between the boreholes and some variation 
between borehole positions are likely. Detailed logs are presented within Appendix B.  Table 2 below 
summarises the materials encountered, with depth to base of each unit provided. 

Table 2: Summary of Borehole Results 

Borehole Number Topsoil 
Kerikeri Volcanic 

Group Soils 
Soil Moisture 

Groundwater 
Observations 

BH01 0 – 0.2 m 0.2 – 3.0m Moist throughout NE 

BH02 0 – 0.2 m 0.2 – 2.0 m Moist throughout NE 

BH03 0 – 0.2 m 0.2 – 3.0 m Moist throughout NE 

BH04 0 – 0.2 m 0.2 – 1.0 m Moist throughout NE 

*Depths shown are metres below existing ground level.  NE = Not Encountered. 

4.2.1 Topsoil 

A thin veneer of natural topsoil was encountered in all boreholes to approximately 200 mm depth.  The topsoil 
comprised a silt with some clay, described as brown and dark grey brown in colour, moist, low plasticity and 
containing traces of rootlets. 

4.2.2  Mangakahia Complex (Punakitere Sandstone) 

Residual allochthonous soils of the Mangakahia Complex were encountered within all boreholes and were 
generally consistent within all auger holes.  The soils encountered were generally silty clay and clayey silt in the 
upper 1.0 m to 1.8 m, typically yellow and orange brown in colour, underlain by light grey and orange brown 
silt with some clay.  The soils were moist throughout and exhibited high plasticity in the upper clayey soils and 
low plasticity in the deeper silty soils. Vane shear strength results indicate very stiff to hard soils with recorded 
vane shear strengths generally greater than 100 kPa. 

4.2.3 Groundwater 

Groundwater was not encountered in any of the boreholes during our site investigations.  This deeper water 
level may not be representative of typical groundwater conditions beneath the site. Groundwater levels can 
and do fluctuate and higher groundwater levels may be encountered following periods of prolonged or heavy 
rainfall and/or during wetter winter conditions. 
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5 Geotechnical Assessment 

5 . 1  G e o t e c h n i c a l  D e s i g n  P a r a m e t e r s  

Geotechnical design parameters recommended in this report are based on in-situ test results, empirical 
relationships, and back analysis.  Back analysis was carried out along cross section A-A’ which runs through the 
historic slip scarp on the southern side of the building platform.  Sensitivity analyses was carried out for the  
residual soils to obtain a factor of safety of 1.0 for elevated groundwater conditions, failing through the head 
scarp.  Refer Table 3 below for soil parameters adopted within this report. 

The natural ground conditions across the site were generally consistent with very stiff clayey soils near the 
surface, underlain by very stiff to hard silts with some clay.  For modelling purposes, in the absence of deeper 
testing (i.e. CPTs), the soils have been modelled as one layer of very stiff soils, with the parameters estimated 
from the back analysis. 

Table 3: Geotechnical Design Parameters 

Soil Unit 
Bulk Unit 
Weight  
(kN/m3) 

Peak 
Undrained 

Shear 
Strength 
Su (kPa) 

Effective 
Cohesion c’ 

(kPa) 

Effective 
Friction Angle 
’ (degrees) 

Groundwater 
Conditions 

(Ru) 

Very stiff residual Mangakahia 
Complex 

18 100 3 26 0.15 (0.3)* 

*Parentheses indicate worst case/elevated groundwater conditions. 

Groundwater has been modelled using a pore pressure coefficient for each layer (Ru).  This develops a 
porewater pressure profile specific to each slip surface and is appropriate for the short term / transient pore 
water pressures that are expected to develop following rainfall onsite and the groundwater flow conditions that 
will result due to the sloping topography. 

5 . 2  V i s u a l  A s s e s s m e n t  

Numerous signs of recent and historic instability were observed across the entire property, including shallow 
soil creep and deep-seated, large-scale failures.  There are springs and gully features throughout the majority 
of the property, however, the proposed building site is on an elevated ridgeline following the eastern boundary, 
and along Fern Flat Road.   

There is an existing cut/fill platform on an apparent ridgeline in the central/western part of the lot, however, 
based on the geomorphology, surrounding topography this ridge is inferred to be a large-scale landslide 
emplaced over the property, migrating down from the mountain to the north-west of the property. 

The proposed building platform is situated on the knoll of a ridgeline with spurs sloping moderately down 
towards the north-west, south-west and south-east.  Terracettes (indicative of soil creep) generally begin to 
form where gradients exceed 10 on all surrounding slopes.  There is also an historic scarp feature to the south 
of the proposed building platform which has a near vertical face of approximately 3.0 m.  These features are 
outlined on the appended drawings (Appendix A).   
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The sheared and chaotic fabric of the Mangakahia Complex (Northland Allochthon) can make ground gradients 
generally greater than 10 – 12 prone to longer term near surface soil creep and/or deeper seated slope failure 
within the upper soil layers. 

5 . 3  G e o l o g i c a l  G r o u n d  M o d e l  

A geological ground model has been developed based on the site investigation data.  The location of the 
proposed building platform and cut excavations are shown on the drawings in Appendix A.  Geological sections 
were developed, refer Appendix A – Drawings G03 and G04.  The ground surface was measured using a tape 
and clinometer and NRC LiDAR contours. 

5 . 4  S t a b i l i t y  A n a l y s e s  

Due the nature of the complex nature of the underlying geology and visual signs of past and/or presently active 
instability on the surrounding slopes, slope stability analyses were carried out to assess the stability of the site. 

Slope stability analyses were undertaken along our cross sections A-A’ and B-B’, measured through the site 
using computer software by Rocscience, Slide (Version 8.032).  The soil parameters used are presented in Table 
3.  The purpose of the stability modelling was to assess the overall global stability for the proposed development 
area, including static groundwater conditions, elevated groundwater, and during a ULS seismic event. 

Selected outputs are presented in Appendix C.  The criteria adopted for assessing the global stability is outlined 
in Table 4 below. 

5 . 5  M o d e l l i n g  P h i l o s o p h y  

Given the limited area available, steepness of surrounding slopes, and proximity to an historic slip scarp, the 
most economical way to create a suitable/stable building platform would be to cut the top off the knoll and 
have the building platform formed entirely with cut.  Post-development conditions were developed with a 3.5 m 
maximum cut (cutting down to the 119 LiDAR contour).   

A surcharge of 10 kPa vertical surcharge to the ground surface has been applied to represent the building loads. 

Table 4: Design Factors of Safety (FOS) 

Load Case Design Factor of Safety 

Static conditions ≥ 1.5 

Elevated groundwater conditions ≥ 1.2 

Seismic loading ≥ 1.1 

5 . 6  S e i s m i c  H a z a r d  

Anticipated peak ground accelerations have been estimated assuming Site Class C, as per NZS 1170.5.  The 
seismic coefficients for geotechnical design are based on the NZTA Bridge Manual SP/M/022 (NZBM) and 
NZS1170.  Assuming a design working life of 50 years with an importance level 2, the return period of an 
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earthquake would be 1 in 500 years.  Accordingly, the ULS peak ground acceleration for seismic analysis is 0.13 g.  
In accordance with the NZBM we have also checked a PGA of 0.19 g to ensure there are no step changes in 
overall performance, i.e. slip circles do not result in catastrophic failure. 

5 . 7  A n a l y s e s  R e s u l t s  

The stability analyses carried out for all scenarios are outlined in the tables below. 

Table 5: Cross Section A-A’ Analyses Results 

Scenario 
Result 

(At dwelling) 
Outcome 

Post-development – Static conditions >1.5 Stable with 5.0 m setback from the old slip scarp. 

Post-development – Elevated groundwater >1.2 Stable with 5.0 m setback from the old slip scarp.  

Post-development – Seismic conditions 
(0.13g)  

>1.1 Stable with 5.0 m setback from the old slip scarp. 

Table 6: Cross Section B-B’ Analyses Results 

Scenario 
Result 

(At dwelling) 
Outcome 

Post-development – Static conditions 
>1.5 

Stable with 2.0 m setback from edge of cut 
platform.  

Post-development – Elevated groundwater  
>1.2 

Stable with 2.0 m setback from edge of cut 
platform.  

Post-development – Seismic conditions 
(0.13g) >1.1 

Stable with 2.0 m setback from edge of cut 
platform.  

The stability analyses summary sheets for all scenarios are included in Appendix C. 

Based on the results of the analyses, a suitable stable building platform is available in the area shown on the 
attached site plan.  Creating the stable platform will require cutting the top off the knoll and have the building 
platform formed entirely with cut.  Based on the LiDAR contours, a 3.5 m maximum cut would be required to 
form the stable building platform (i.e. cutting down to approx. 119 mRL LiDAR contour).  This would be the most 
economical way to create a suitable/stable building platform. 

An alternative solution would be to provide barrier pile walls or other ground stabilisation measures to provide 
a suitable building platform. This option could however be cost prohibitive for the likely scale of build on the 
property. 

5 . 8  L i q u e f a c t i o n  

The subsoils beneath the proposed development comprise fine grained residual soils which are considered too 
plastic to liquefy.  Furthermore, groundwater was not encountered in any of the boreholes.  On this basis, we 
do not consider the site to at risk of liquefaction. 
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5 . 9  S h r i n k  S w e l l  S o i l  C h a r a c t e r i s t i c s  

In lieu of site-specific laboratory test data, the natural soils of the Mangakahia Complex and are considered as 
being reactive under seasonal variations of water content.  For the purpose of design, the site may be 
designated as highly reactive (Class H) in accordance with B1/AS1.  All foundations for future dwellings will be 
piled deep and therefore well below the zone susceptible to shrink/swell effects. 

6 Development Recommendations 

6 . 1  E a r t h w o r k s  

The proposed building platform is situated on the knoll of a ridgeline with spurs sloping moderately down 
towards the north-west, south-west and south-east.  To create a stable building platform, it is recommended 
the top off the knoll be cut down and the building platform be formed entirely with cut.  Based on the LiDAR 
contours, a 3.5 m maximum cut would be required to form the stable building platform (i.e. cutting down to 
approx. 119 mRL LiDAR contour).   

It is envisaged that cut excavations associated with the proposed development are not likely to require retaining 
walls.  The building platform should be cut flat, out to the LiDAR 119 mRL contour as shown on the attached 
site plan.  To the south-west of the platform, can be battered to limit the volume of earthworks OR the cut 
could also extend flat, out the 119 mRL LiDAR contour.  There is ample area available to batter this cut back to 
a stable slope angle.  If required, the cut batter to the south-east should be formed at gradients no steeper than 
1V:4H (i.e. 14 degrees).  Erosion protection should be provided on all exposed cut excavations (i.e. topsoiling a 
grass and/or other planting). 

No filling should be carried out around the edges of the proposed cut platform.  Filling on these slopes may be 
detrimental to the overall site stability.  All cut material from the building platform should be placed well away 
from the proposed building platform and any steep slopes. 

If the alternative option of solider pile walls is adopted, only minor earthworks would be required to form the 
building platform. 

6 . 2  F o u n d a t i o n s  

6.2.1 General 

The subsoils beneath the subject site were found to comprise very stiff natural residual soils.  The soils have 
adequate bearing capacity and are of low compressibility, however, fall outside the definition of ‘good ground’ 
as contained in NZS3604:2011 due to the presence of expansive soils.  

We understand that the proposal is to develop the site with the construction of a single storey dwelling 
(potentially a transportable dwelling) supported on a timber floor with timber pile foundations. 

Provided the earthwork recommendations are followed (i.e. cutting knoll down OR soldier pile walls are 
provided), shallow foundations are considered appropriate however, foundation depths must consider the 
highly expansive nature of the soils. 
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Site specific geotechnical investigations will be required at Building Consent stage to provide foundation 
recommendations. 

6.2.2 Shallow Foundations 

Conventional shallow piles or strip footings should be embedded a minimum depth of 1.0 m below finished 
ground level into very stiff natural soils (subject to site specific geotechnical investigation and reporting).  The 
following design parameters are considered appropriate for foundation design: 

Table 7: Shallow Foundation Design Parameters  

Design Case Design values 

Ultimate End Bearing Capacity* 300 kPa 

Geotechnical Strength factor 0.50 

Design Bearing Capacity  150 kPa 

Expansive soil class Class H 

Minimum foundation embedment ** 

(below finished ground level) 

1.0 m 

*Bearing capacity values included in this report are for vertical loads only and do not consider horizontal shear or moment 
or sloping ground effects. 

**For flat sites. Deeper foundations may be required for sites on, or near sloping ground. 

6 . 3  R e t a i n i n g  W a l l s  

The New Zealand Building Act (Schedule 1) states that a retaining wall is exempt from consent when the 
retained height is less than 1.5 m and it does not support any surcharge load or any load additional to the load 
of that ground (for example, the load of vehicles or sloping ground above and below the wall).  Further guidance 
is provided on this exemption by MBIE which states the exemption does not apply to retaining walls supporting 
vehicle driveways, parking spaces, swimming pools, buildings, other retaining walls (e.g. tiered walls), or sloping 
ground above or below the wall.  Given the nature of the site and complex geology, it is recommended that any 
future retaining walls be designed by a Chartered Professional Engineer (CPEng Geotechnical). 

This retaining wall can be designed using the geotechnical design parameters are provided in Table 3.  Earth 
pressure coefficients (Kp  or ka) needs to account for the sloping ground at the toe of the wall and can be 
estimated using the charts after NAVAC (DM7, 1971). 

6 . 4  E r o s i o n  a n d  S e d i m e n t  C o n t r o l  

Prior to commencing earthworks, a sediment control system needs to be constructed to ensure the Territorial 
and Regional Authority requirements are met. Typical details can be found in the ARC publication TP 90.  Erosion 
and sediment control should be undertaken as early as possible before soil particles become dislodged and 
mobilised. The use of contour drains, mulching and earth bunds to control erosion during the construction 
phase is recommended, as is maintaining vegetation cover where possible to reduce erosion potential. 
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6 . 5  S t o r m w a t e r  C o n t r o l  

Concentrated stormwater flows from all impermeable areas must be collected, carried in sealed pipes and 
discharged in a manner that will not affect the stability of the ground.  Concentrated stormwater flows must 
not be allowed to saturate the ground near buildings as this would be detrimental to foundation conditions and 
site stability. 

Concentrated stormwater flows should not be allowed to discharge onto or into the ground close to the 
dwelling or on sloping ground as this would be detrimental to foundation conditions and site stability. 
Stormwater from paved areas, roofs, tank overflows and all other sources should be collected in sealed pipes 
and discharged to a safe disposal point away from the development area with an energy dissipater (i.e. A ‘T-
Bar’ spreader pipe) fitted at its outlet. 

6 . 6  S a f e t y  i n  D e s i g n  

The recommendations made in this report have been made with regards to Safety in Design, which should be 
taken into account during the design phase.  The following points were raised during planning for safety in 
design: 

 Construction monitoring needs to be considered; 
 Trench construction for services should be benched to ensure the vertical height does not exceed 

1.0 m without shoring / trench shields; 
 Temporary battering of excavations and fills. 

6 . 7  C o n s t r u c t i o n  M o n i t o r i n g   

A Chartered Professional Engineer familiar with the findings of this report should be engaged to carry out 
construction monitoring for any subdivision enabling works (i.e. earthwork and/or retaining) to confirm soil 
conditions are consistent with those adopted within this report.   

The recommendations given in this report are based on limited site data from discrete locations.  Variations in 
ground conditions could exist across the site. It is in the interests of all parties that a Chartered Professional 
Engineer inspect excavations and foundation conditions exposed during construction, so that ground conditions 
can be compared with those assumed in formulating this report.  In any event, we should be notified of any 
variations in ground conditions from those described or assumed to exist. 

6 . 8  F u r t h e r  I n v e s t i g a t i o n  

Future geotechnical investigation is recommended at building consent stage (once the final building location is 
known) to confirm the subsoil conditions, confirm the soil expansivity, and provide site specific geotechnical 
assessment for foundation design.  This report is not intended to be used for foundation design, other than 
provide general framework for building platform suitability. 
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7 Conclusion 
Geotechnical investigations indicate that there is a stable building platform on proposed Lot 1 subject to the 
recommendations herein and the subsoil properties are appropriate for residential development.  The extent 
of the geotechnical investigations are outlined within this report.  The development will need to be undertaken 
in accordance with current best engineering practice and the following guidelines are applicable to the site: 

 The natural ground within the specified building platform areas is considered generally suitable for 
residential development of residential buildings, subject to the following conditions: 

o To create a stable building platform, the top off the knoll must be cut down and the building 
platform be formed entirely with cut.  Based on the LiDAR contours, a 3.5 m maximum cut 
would be required to form the stable building platform (i.e. cutting down to approx. 119 LiDAR 
contour). 

o Foundations for lightweight timber framed dwellings should be designed for highly expansive 
(Class H) soils with a minimum depth of 1.0 mbgl. 

o An alternative solution would be to provide soldier pile walls or other ground stabilisation 
measures to provide a suitable building platform.  Barrier pile walls would require deeper 
machine testing (i.e. Cone Penetration Tests) and design by a CPEng Geotechnical Engineer. 

 Slope stability analyses indicates that the building platform, as shown on the attached drawings, is 
stable under static, elevated groundwater and seismic conditions.  Cutting up to 3.5 m depth will 
however be required to form the stable cut platform.  Alternative ground stabilisation options are 
available (i.e. barrier pile walls) however would need site-specific investigation and design at building 
consent stage. 

 Filling should be avoided around the edges of the proposed cut platform.  Filling on these slopes may 
be detrimental to the overall site stability.  All cut material from the building platform should be placed 
well away from the proposed building platform and any steep slopes. 

 Our assessment is based on interpolation between borehole positions and site observations.  Local 
variations in ground conditions may occur.  Unfavourable ground conditions may be encountered 
during earthworks.  It is important that we are contacted in this eventuality or in the event that any 
variation in subsoil conditions from this described in this report are found.  Design assistance is available 
as required to accommodate any unforeseen ground conditions present.  

Provided the recommendations provided in this report are followed, the subject site is capable of being 
developed as proposed.  All works should be carried under the guidance of a Chartered Professional Engineer 
familiar with the contents of this report. 

This report is not intended to be used for foundation design, other than provide general framework for building 
platform suitability.  Future specific geotechnical investigations are recommended to confirm the subsoil 
conditions, confirm the soil expansivity, and provide site specific geotechnical assessment for the subject site. 
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8 Limitations 
This report has been prepared for the use of Tim and Robyn O’Leary with respect to the particular brief outlined 
to us.  This letter report is to be used by our Client and their Consultants only and may be relied upon when 
considering geotechnical advice. 

The information and opinions contained within this report shall not be used in other context for any other 
purpose without prior review and agreement by Haigh Workman Ltd. 

The recommendations given in this report are based on site data from discrete locations.  Inferences about the 
subsoil conditions away from the test locations have been made but cannot be guaranteed.  We have inferred 
an appropriate geotechnical model that can be applied for our analyses.  However, variations in ground 
conditions from those described in this report could exist across the site.  Should conditions encountered differ 
to those outlined in this report we ask that we be given the opportunity to review the continued applicability 
of our recommendations.  Furthermore, should any changes be made, we must be allowed to review the new 
development proposal to ensure that the recommendations of this report remain valid.
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Appendix A – Drawings 
 

Drawing No. Title 

G01 Site Location Plan 

G02 Site Investigation Plan 

G03 Geological Section A-A’ 

G04 Geological Section B-B’ 
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Borehole Log - BH01

CLIENT: Tim and Robyn O'Leary SITE: 

Date Started: 16/08/2022 DRILLING METHOD:  LOGGED BY:  JMC

Date Completed: 16/08/2022 HOLE DIAMETER (mm) CHECKED BY: WT
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Corrected shear vane reading

Remoulded shear vane reading

Scala Penetrometer

Note: UTP = Unable to penetrate. T.S. = Topsoil. 
Hand Held Shear Vane S/N: 2220
Scala penetrometer testing not undertaken.
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            Hole Location: Refer to Site Plan    

Soil Description
Based on NZGS Logging Guidelines 2005
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Vane Shear and 
Remoulded Vane Shear 

Strengths (kPa)   

JOB No. 22 292

1458 Iwitaua Road, Mangamuka/Kaeo (Lot 3, DP 413711)

Hand Auger
50mm

Scala Penetrometer
(blows/100mm)                                             

TOPSOIL; SILT, some clay, brown. Moist, low plasticity. Trace rootlets.

Silty CLAY; yellow brown. Very stiff, moist, high plasticity.
[PUNAKITERE SANDSTONE]
At 0.4m: Becoming yellow brown streaked orange brown.
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Clayey SILT; orange brown streaked light grey. Very stiff, moist, low 
plasticity.

SILT; some clay, light grey brown streaked orange brown. Very stiff to hard, 
moist, low plasticity.

At 2.2m: Becoming orange brown mottled grey brown speckled black.

At 2.6m: Becoming light grey mottled orange brown, very hard to drill.

End of hole at 3.0m (Target Depth)
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CLIENT: Tim and Robyn O'Leary SITE: 
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Note: UTP = Unable to penetrate. T.S. = Topsoil. 
Hand Held Shear Vane S/N: 2220
Scala penetrometer testing not undertaken.

SILT; some clay, light grey streaked dark orange brown. Very stiff, moist, low 
plasticity.
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TOPSOIL; Clayey SILT, dark grey brown speckled orange. Moist, low 
plasticity. Trace rootlets.
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Strengths (kPa)   

Scala Penetrometer
(blows/100mm)                                             

            Hole Location: Refer to Site Plan    JOB No. 22 292

1458 Iwitaua Road, Mangamuka/Kaeo (Lot 3, DP 413711)

Hand Auger
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Borehole Log - BH03

CLIENT: Tim and Robyn O'Leary SITE: 

Date Started: 16/08/2022 DRILLING METHOD:  LOGGED BY:  JMC

Date Completed: 16/08/2022 HOLE DIAMETER (mm) CHECKED BY: WT
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Corrected shear vane reading

Remoulded shear vane reading

Scala Penetrometer

Note: UTP = Unable to penetrate. T.S. = Topsoil. 
Hand Held Shear Vane S/N: 2220
Scala penetrometer testing not undertaken.

LEGEND

End of hole at 3.0m (Target Depth)

SILT; some clay, orange brown mottled light grey. Hard, moist, low plasticity.

Clayey SILT; light brownish orange. Hard, moist, low plasticity.

At 1.2m: Becoming orange brown mottled light grey.

TOPSOIL; SILT, some clay, brown. Moist, low plasticity. Trace rootlets.
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Soil Description
Based on NZGS Logging Guidelines 2005
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            Hole Location: Refer to Site Plan    JOB No. 22 292

1458 Iwitaua Road, Mangamuka/Kaeo (Lot 3, DP 413711)
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Borehole Log - BH04

CLIENT: Tim and Robyn O'Leary SITE: 

Date Started: 16/08/2022 DRILLING METHOD:  LOGGED BY:  JMC

Date Completed: 16/08/2022 HOLE DIAMETER (mm) CHECKED BY: WT
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Corrected shear vane reading

Remoulded shear vane reading

Scala Penetrometer

Note: UTP = Unable to penetrate. T.S. = Topsoil. 
Hand Held Shear Vane S/N: 2220
Scala penetrometer testing not undertaken.
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End of hole at 1.0m (Target Depth)

TOPSOIL; SILT, some clay, dark brown. Moist, low plasticity. Trace rootlets.
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Clayey SILT; orange brown and light grey. Hard, moist, low plasticity.

At 0.8m: Becoming dark orange brown streaked light grey.
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Soil Description
Based on NZGS Logging Guidelines 2005
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            Hole Location: Refer to Site Plan    JOB No. 22 292

1458 Iwitaua Road, Mangamuka/Kaeo (Lot 3, DP 413711)

Hand Auger
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Appendix C – Slope Stability Outputs 
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Appendix D – Client Provided Plan 
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