Submission on Proposed Kaipara District Plan
Clause 6 of Schedule 1, Resource Management Act 1991 (Form 5)

To: Kaipara District Council (via email: districtplanreview @kaipara.govt.nz)

1. SUBMITTER DETAILS

Name of Submitter: Stephanie Fay Paxton-Penman, owner of Lot 101 Franklin Road, Paparoa
(legally described as Lot 101 DP 541551)

This is a submission on the Proposed Kaipara District Plan (“PKDP”).

Stephanie Fay Paxton-Penman could not gain an advantage in trade competition through this
submission.

2. HEARING OF SUBMISSION

Stephanie Fay Paxton-Penman does wish to be heard in support of her submission and will
consider presenting a joint case at a hearing with others if they make a similar submission.

Yours sincerely

Burnette O’Connor
The Planning Collective Limited
(person authorised to sign on behalf of submitter)

Date: 30 June 2025

Address for Service:

Stephanie Fay Paxton-Penman

C/- The Planning Collective Limited
PO Box 591

Warkworth, 0941

Attn: Burnette O’Connor

Email: burnette@thepc.co.nz
Phone: +64-21-422-346

Page 1


mailto:districtplanreview@kaipara.govt.nz

SUBMISSION

The following submission relates to the Proposed Kaipara District Plan (‘PKDP’) as a whole. In terms of
scope we reserve the right to provide further submissions or evidence on additional matters as
necessary given the interrelationships with submission points.

Overview

Lot 101 DP 541551 at Franklin Road comprises a total of 3.6192 ha and was originally formed as part of
a subdivision consent granted in 2018 (ref RM170414). Recent further subdivision consent has been
granted directly adjacent to the site for rural lifestyle properties (RM2230284). These are available at
Attachment 1 to this submission.

The site is proposed to be zoned Rural Lifestyle in the PKDP as shown in Figure 1 below.

Figure 1: Lot 101 Zoning ‘The site’ in the Proposed Kaipara District Plan (Source Kaipara District GIS Maps)

The submission seeks that the site be zoned General Residential for the reasons set out in the
submission detail below.
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Points for submission

(1) The specific provisions of the Proposed
Plan that my submission relates to are:

(2) My submission is that: (include whether you support or oppose the specific
provisions or wish to have them amended and the reasons for your views)

(3) 1 seek the following decisions
from Kaipara District Council.
(Please give precise details for
each provision. The more
specific you can be the easier it
will
understand your concerns.)

be for the Council to

Chapter / | Objective / policy / rule | Oppose / | Reasons
Appendix / | / standard / overlay support
Schedule / Maps (in part or

full)
Part 1 — | National Direction | Oppose in | Consultation is currently taking place on the national direction for | The Submitter seeks that the
Introduction and | Instruments (General) | part a number of National Policy Statements and National | Plan be amended to properly
General Environmental Standards. reflect the NPS, NES and
Provisions National Planning Standards in a

The PKDP must give effect to relevant National Policy Statements,
National Environment Standards and the National Planning
Standards as stated in s75 of the RMA.

All associated objectives, policies, rules and standards need to be
worded in way that achieves and gives effects to the relevant
national policy documents.

The provisions need to give effect to these national documents
and be specific to Kaipara and the Strategic Direction to its
assessment as a result.

way specific to Kaipara.

Specifically, Kaipara Council is an
urban environment as that is
defined in the NPS Urban

Development.

Kaipara is therefore Tier 3 urban
environment and the provisions
of the NPS Urban Development

apply.

Page 3




Part 2 — District
Wide
Matters/Strategic
Direction

VK — Vision for Kaipara
(SD-VK-01 to SD-VK-08)

HH — Historic Heritage

(SD-HH-01)
NE - Natural
Environment  (SD-NE-

01 to SD-NE-03)

NH — Natural Hazards
and Resilience (SD-NH-
01)

TW — Tangata Whenua
(SD-TW-01)

UFD — Urban Form and
Development (SD-UFD-
01 to SD-UFD-05), (SD-
UFD-P1 to SD-UFD-P7)

FC - Financial
Contributions (FC-01 to
FC-04), (FC-P2 to FC-
P8), (FC-R1), (FC-S1 to
FC-S6)

Oppose in
Full

As currently presented, the objectives of the ‘Vision for Kaipara’
are not specific to the local area or local communities. It is also
not reflective of the relevant National Policy Statements as per
the submission point above.

The provisions are generically worded and do not reflect or
respond to specific local issues or characteristics.

The objectives and policies proposed do not flow through
adequately to the zone provisions, and the wording of the
objectives is too generic and insufficiently directive.

Whilst we recognize that each individual objective and its topic is
of value in its own right, when combined, the objectives as a
whole do not represent Kaipara as a District or its communities
that live here.

We consider there to be some clear omissions within this vision
including for greater specificity regarding each topic and the need
for all objectives to be supported by policies stating how the
objective is intended to be achieved.

When the strategic direction is read in its entirety, including its
objectives relating to Historic Heritage, Natural Environment,
Natural Hazard and Resilience, Tangata Whenua, Urban Form and
Development and Financial Matters the overall format is
confusing with some topics only stating objectives, and others

additionally relaying both policies and rules.

The entire section of Part 2 to be
reviewed and re-written into a
coherent strategic direction in a
fitting

reflective of Kaipara District.

context more and
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As defined within the National Planning Standards (last updated
2022), Chapter 7, (2) states that 2. Rules must not be included
under the Strategic direction heading’. This is clearly not the case
currently, with Financial Matters currently listing Objectives,
Policies, Rules and Standards.

The chapter needs to be rewritten to improve the legibility and
strategic direction for Kaipara in a more bold and innovative way.

Maps and Zoning

Zoning — Rural Lifestyle
Zone

Oppose

The site was previously located in the Rural Zone as defined within
the Operative Kaipara District Plan. It is proposed to be zoned
Rural Lifestyle in the PKDP. A better and more optimal planning
and environmental outcome will be achieved by zoning the land
General Residential.

Zone the site at Lot 101 DP
541551 at Franklin Road as
General Residential.
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Zoning Sought:

The proposed Rural Lifestyle zoning is opposed. Following a site visit and viewing of Paparoa township,
along with review of the property file and approved subdivision for the adjacent land, a more defensible
boundary and better, more efficient and more appropriate current and future environmental and
planning outcome is achieved by zoning the land at Lot 101 DP 541551 at Franklin Road as General
Residential.

Site History and Assessments to Date:

An extensive rural subdivision and land use consent was granted in December 2018 (reference:
RM170414) (Attachment 1) which consented the subject site. The site formed part of Stage 1 of the
subdivision. The s104 Decision report recognized that Lot 100, 101 and 102 may be developed further
at a later date. Given the site was originally consented in 2018, the passage of time noted to date
suggests that development on the site is to be accepted in the future i.e. now. There are references
through the decision that highlights that Lot 101 will require its own servicing. In this regard, a Project
Technical memo (Attachment 3) has been prepared by Chester Consultants Ltd (dated 25 June 2025)
which concludes that ‘the land can be serviced for 3-waters; water supply and firefighting water supplies
via rainwater harvesting tanks, onsite wastewater treatment and disposal and stormwater disposal to
ground and/or to the nearby stream network via a piped or open channel network’.

Based on the site’s consenting history to date, we conclude that built form is acceptable on the site and
General Residential zoning and development would therefore be suitable on the property.

Assessment:
National Policy Statement on Urban Development 2020 (NPS-UD)

In development of the Proposed District Plan, Kaipara District Council (KDC) have considered the
National Policy Statement on Urban Development 2020 (NPS-UD) and have concluded that the NPS UD
does not apply to Kaipara by virtue of their being no ‘urban environment’ in the Kaipara area. We oppose
this position. KDC do recognise that ‘it contains a useful direction on how urban growth should be
managed’ (Section 32 report — General Residential Zone, Table 3). Given that the General Residential
Zone covers existing residential areas in the District’s “Townships’ and that Paparoa, has therefore been
identified as a Township through General Residential zone provisioning, we have reviewed the context
of the NPS-UD as a ‘direction on how growth should be managed’ including the incorporation of Lot 101
DP 541551 (‘The site’) in the General Residential Zone.

At Section 3.2 of the NPS-UD, it states the need for sufficient development capacity for housing:
‘Every tier 1, 2, and 3 local authority must provide at least sufficient development capacity in its
region or district to meet expected demand for housing:
(a) in existing and new urban areas; and
(b) for both standalone dwellings and attached dwellings; and

(c) in the short term, medium term, and long term’.

Zoning Lot 101 DP 541551 at Franklin Road General Residential will contribute towards Kaipara meeting
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its requirement for ‘sufficient development capacity for housing’ in the district. This is also a function of
territorial authorities under s31(1)(aa) of the RMA™

Northland Regional Policy Statement (May 2016):

Appendix 2 of the Northland Regional Policy Statement sets out the Regional form and development
guidelines. Objective 3.11 seeks to achieve a regional form that enhances the quality of life for
Northlands residents by creating sustainable communities. It goes on to state that development
sustainable built environments means consolidating new urban development within and adjacent to
existing settlements. The opportunities that outlined arise through consolidated development include:

e Avoiding unplanned ‘overloading’ of essential infrastructure;

e Improved energy efficiency through the integration of land-use and infrastructure;

e Creating opportunities for residents to work within close proximity to their homes;

e Protecting areas of high natural character and sensitive landscapes; and

e Promoting the ongoing viability of existing town centres by creating a sense of place and identity
with sufficient levels of services.

Rezoning the site at Lot 101 DP 541551 at Franklin Road as General Residential will achieve the above
objective and promote the above opportunities.

The RPS also talks about the importance of demonstrating access to water supply and capacity for
wastewater, amongst a series of other spatial considerations. As confirmed in the Project Technical
memo (Attachment 3) prepared by Chester Consultants Ltd the site can be appropriately serviced.

Proposed Kaipara District Plan - Strategic Direction:

Whilst the Strategic Direction of Kaipara District is not supported given its lack of innovation and
specificity to this District, one of the policies as currently written does seek for sufficient residential land
within or directly adjacent to urban areas — something which the inclusion of this site would achieve.

Kaipara District Spatial Plan - NGA WAWATA 2050 (2020):

The Kaipara District Spatial Plan - NGA WAWATA 2050 (2020), identifies Paparoa as a Service town (page
43). Through engagement with the local community as part of the preparation of the Spatial plan, it is
summarized that ‘The community has a growth mindset for the area and encourages making the area
more attractive for long-term residents’.

In addition, the community ‘also recommends unlocking land along Franklin Road for residential
development’ (page 187). It appears that growth in Paparoa is encouraged to ensure the future
sustainability and vitality of Paparoa as a Service Town up to 2050.

On review of the 30 year Spatial Plan for Paparoa, part of the site is already identified for Low Density
Residential development. However, the boundary as it is currently presented dissects directly through
our clients site — see Figure 2 below:

L the establishment, implementation, and review of objectives, policies, and methods to ensure that there is
sufficient development capacity in respect of housing and business land to meet the expected demands of the
district:

Page 7



Figure 2: Extract from Paparoa 30 year plan (Source: Kaipara District Spatial Plan 2020)

The boundary of the Low Density Residential land outlined in red in Figure 2 and identified in the Spatial
Plan does not have a defensible or logical boundary; a defensible and logical boundary would be
achieved by including the subject site as General Residential.

Given the recent spatial plan indicating the communities desire for residential development at Franklin
Road, and the need for any zone boundary to be clear strong and defensible it is considered the entirety
of Lot 101 DP 541551 should be zoned General Residential in the PKDP to maintain the aspirations and
alighment to the Kaipara Spatial Plan NGA WAWATA 2050, and to zone the site so as to fully benefit
from its defensible boundaries previously discussed as well as providing for the most an appropriate and
efficient use of the site. Please see Attachment 2 to this submission for an extracted copy of this plan.

In terms of Neighbourhoods and Infrastructure, the Franklin Road area has been seen as a key growth
area opportunity. ‘Franklin Road is seen as a key street which leads directly into Paparoa Town Centre’.
It also clarifies that the ‘neighbourhood is enclosed by a stream on the southern and western boundary’
(page 190, Kaipara Spatial Plan). The stream runs directly alongside Lot 101 DP 541551 sites boundary—
providing its defensible boundary line.

Better Utilisation of the Range of Residential Zones Available in the National Planning Standards:

The National Planning Standards enable a range of residential zones. It is proposed that the PKDP should
employ a broader range of residential zones to better respond to the different characteristics of local
areas / settlements in the District existing and as sought; including for higher or lower density
development. As referred to in the Kaipara District Spatial Plan, population growth in Paparoa could be

enabled ‘through the provision of Low Density Residential land’.

An area of the land within the site has clearly been identified for low density residential development
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within the Kaipara SpatialPlan. We seek that the entire site is included within the General Residential
zone in order to provide defensible zone boundaries and provide for the efficient and most appropriate
use of the site.

Conclusions:
Spatial considerations:

Spatially and geographically speaking, Lot 101 DP 541551 (the site) is located directly adjacent to the
General Residential zone as proposed. It is also bordered by Franklin Road to the east, a stream to the
west and to the north a recently approved subdivision means that the character of the immediately
foreseeable future environment will be residential in nature; meaning that the site will essentially be
the ‘missing piece of the puzzle’. Although the recently approved subdivision is rural residential in nature
a new road has been constructed and housing is evident and will be more so once the new sites are
created and developed.

The new dwelling on the opposite side of Franklin Road is a large urban style dwelling that is also visually
prominent.

Spatially, the site provides a natural inclusion to the future built form of Paparoa with defensible
boundary lines. Zoning the land as General Residential would ensure that the land is not inefficiently
development for Rural Lifestyle in an adhoc manner thus preventing, or limiting, future intensification
on a piece of land that sites as part of the Paparoa town.. In this regard, the benefits of zoning the land
as General Residential would be outweighed by the costs, in line with s.32 of the RMA,; it is the most
appropriate use of the well located site.

Paparoa is classed as a service town in the Kaipara District Spatial Plan (2020) and it has been evidenced
that part of the site has been identified for low density residential development in the Paparoa 30 year
Plan. Servicing the site in the future for residential development is achievable.

Based on the above, we seek that the site is rezoned as General Residential Zoning in the PKDP.
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Figure 3: View from boundary of site
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Attachments
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Attachment 1: Consent notices RM170414 and RM2230284
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In the Matter of: The Resource Management Act 1991

And

In the Matter of: An application under Section 88 of the
Resource Management Act 1991 made by
Bradmore Farms Ltd

File Reference: RM230284

Decision on Resource Consent Application

Activity

To undertake a 12-lot subdivision from three existing titles to create the following as a hon-complying

subdivision pursuant to Rule 12.9.4. Two lots (lot 11 and 12) are proposed to be vested as road reserve.

Title: Area: Condition

Lot 1 3.06 hectares Vacant

Lot 2 12.6 hectares Vacant

Lot 3 6730 m2 Vacant

Lot4 12.2 hectares (net) Existing Dwelling and
12.4 hectares (total) associated sheds

Lot 5 12.1 hectares Vacant

Lot 6 12.0 hectares Vacant

Lot7 12.5 hectares Cow shed

Lot 8 13.2 hectares Vacant

Lot 9 6020 m2 Vacant

Lot 10 24 .1 hectares Vacant

Lot 11 3300 m2 Road to Vest

Lot 12 800m2 Road to Vest

Rule 12.15.12 ‘Electricity Transmission Corridor No Build Area’ and Rule 12.15.13 ‘Electricity
Transmission Corridor Assessment Area’ have been included as a breach due to the
subdivision being subject to transmission lines having a voltage within the range applicable to
this Rule (50kV, 110kV and 220kV) which creates an automatic breach. Also, Rule 12.15.2
‘Road, Private Way Formation and Property Access’ is also included within the application as
a Discretionary Activity. This is due to proposed lots 4, 7, 8 and 9 not being able to achieve
Access to the Road.
Document Ref: Document Name: Version QAM Author Date Page
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Land use Rule 12.10.1a ‘Excavation and Fill' is sought after in this consent due to the minor

earthworks that may be required for the construction of the Right of Way. Although the proposed

works comply with the p

Hazards as shown in th

ermitted baseline for Earthworks, the site is prone to certain areas of Natural

e Natural Hazards Map.

Pursuant to Section 243(e) of the Resource Management Act 1991, the existing easement/s for the

purpose of bringing attention to the overhead Critical Powerlines created by the easement

instrument 11988907.4

roads.

Location

over Lot 100 DP 541551 are cancelled in order to vest Lots 11 and 12 as

Address: Franklin Road and Wearmouth Road

Legal Description
PSH of Paparoa,
Allotment S95 PS

Reasons for Consent

The following apply to the s
Zoning:
Overlays:

Rules:

Document Ref:

: Franklin Road and Wearmouth Road, Lot 100 DP 541551, Allotment N95
Allotment S95 PSH of Paparoa, Pt Allotment N96 PSH of Paparoa, Pt
H of Paparoa, RT NA947/96, NA951/96, 910300

ubject property:
Rural Zone
N/A

Subdivision Provisions:

Rule 12.9.4 ‘Non-Complying Activities’ — The proposal is unable to meet
the requirements as the proposal creates lots less than 12ha in area; nor
is it able to comply with any other rural subdivision rule within Chapter 12

of the Kaipara District Plan.

Rule 12.15.2 ‘Road, Private Way Formation and Property Access’ —
Discretionary Activity. As proposed lots 4, 7, 8 and 9 cannot achieve
Access to the Road, therefore a Right of Way is proposed to allow access

to these proposed lots.

Rule 12.15.8 ‘Telecommunications’ — Restricted Discretionary Activity.
Provision of physical telecommunications is not provided for and will be

wireless.

Rule 12.15.12 ‘Electricity Transmission Corridor No Build Area’ — Restricted

Discretionary Activity. Due to the subdivision being subject to transmission

Document Name: Version QAM Author Date Page
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lines having a voltage within the range applicable to this Rule (50kV, 110kV

and 220kV) which creates an automatic breach.

Rule 12.15.13 ‘Electricity Transmission Corridor Assessment Area’ —
Restricted Discretionary Activity. Due to the subdivision being subject to
transmission lines having a voltage within the range applicable to this Rule
(50kV, 110kV and 220kV) which creates an automatic breach.

Land Use Provisions:

Rule 12.10.1a Excavation and Fill — Restricted Discretionary Activity. The
proposed ROW will involve a complying level of Earthworks, yet the subject

site is subject to Natural Hazards which creates an automatic breach.

Activity Status: Non-complying Activity

Determination/s

Determination 1

Pursuant to Section 243(e) of the Resource Management Act 1991, the existing easement/s for the
purpose of bringing attention to the overhead Critical Powerlines created by the easement
instrument 11988907.4 over Lot 100 DP 541551 are cancelled.

Note: This is due to Lots 11 and 12 which are to be vested as road reserve.

Determination 2

Pursuant to Section 104, 104B,104D, 108 and 220 of the Resource Management Act 1991 (“the Act”),

the Kaipara District Council grants RM230284; subject to the following conditions:

General

1. The activity shall be carried out in accordance with the plans and all information submitted with

the application formally received by the Kaipara District Council (“Council”) on 10 January 2024:

. Application form, and assessment of environmental effects prepared by Birt and Currie
Surveyors Ltd, dated November 2023.

Plan title and reference Author Rev Dated
Scheme Plan, Lots 1-12 Being a Proposed  Birt and Currie 2/2/2024
Subdivision of Pt Allot S96, Pt Allot N96, Surveyors Ltd

Document Ref: Document Name: Version QAM Author Date Page
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Allot S95 & Allot N95, Parish of Paparoa &

Lot 100 DP 541551, Reference number 640

Report title and reference Author Rev Dated

Subdivision Suitability Report, Job# S2047- TMC Consulting 27 September 2023
J05545 Engineers

Other additional information Author Rev Dated

Northpower  Confirmation, Reference: | Northpower Limited 15 September 2023
00049988

Advice Note: Where there is any apparent conflict between the application and the consent

conditions, the consent conditions shall prevail.

Charges

2.

The Consent Holder shall pay any subsequent further charges imposed under Section 36 of the
Act relating to the receiving, processing, granting and monitoring of this resource consent within
20 days of receipt of notification of a requirement to pay the same, provided that, in the case of
any additional charges under Section 36(5) of the Act that are subject to challenge, the Consent
Holder shall pay such amount as is determined by that process to be due and owing, within 20

days of receipt of the relevant final invoice.

Section 125 — Consent Lapse Date

3.

Under Section 125 of the Act, this consent lapses five years after the date it is granted unless:

a) A survey plan is submitted to Council for approval under Section 223 of the Act before the
consent lapses, and that plan is deposited within three years of the approval date in
accordance with Section 224 of the Act; or

b) An application under Section 125 of the Act is made to the Council before the consent lapses
(five years) to extend the period after which the consent lapses and the Council grants an

extension.

Earthworks

The earthworks activity shall be undertaken as per the approved plans submitted as a
requirement under Condition 7(e) of this consent (Subdivision suitability report, Ref: S2047 —
J05545, for Bradmore Farms Ltd, Rev 1, Dated: 27/09/2023) prepared by TMC Consulting
Engineers Ltd and submitted in support of this application 230284.

The consent holder shall employ a suitably qualified Engineer acceptable to Council to
investigate, direct and supervise all construction works and the cut and fill, compaction process,
to ensure that an appropriate design and construction methodology is carried out to maintain the
short- and long-term stability of the site and surrounds.

Document Ref: Document Name: Version QAM Author Date Page
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Pre-Commencement Conditions

6.

Prior to the commencement of any physical work within the Council’s road reserve, the Consent

Holder shall submit a Corridor Access Request (“CAR”) application, and Vehicle Crossing Permit
including a Traffic Management Plan/s, to the Northern Transportation Alliance Corridor Access
Manager and obtain approval.

The Temporary Traffic Management Plan shall, as a minimum, shall address the following
matters:

(i) The construction programme staging and methodology and the associated
traffic volumes estimated for each construction phase;

(i) The details of the intended site access and temporary traffic management
arrangements including provision for the delivery of any over-dimension and
over-weight loads to the site;

(iii) The nature and timing of any works to be implemented in the legal road reserve
of Franklin Road and Wearmouth Road in consultation with the NTA Corridor
Access SpecialistTMC to be approved by the NTA Corridor Access
Specialist/ TMC prior to works commencing;

(iv) The traffic management measures to be implemented at intersections, level
crossings, stock crossings and access points to local properties, including as
a means to manage vehicle speeds in locations where sufficient sight lines are
not available;

(v) Requirements for the monitoring of construction traffic;

(vi) Communication arrangements with residents, Kaipara District Council
emergency services and other key stakeholders, including provision of prior

notice of traffic arrangements and any road closures; and

The Temporary Traffic Management Plan shall be prepared by a suitably qualified and
experienced temporary traffic management designer and in consultation with the NTA

Corridor Access Specialist/TMC.

Prior to Section 223 Cettification

7.

Prior to the sealing of the Survey Plan pursuant to Section 223 of the Act the following
conditions shall be complied with:
General
(@) The survey plan shall be generally in accordance with the plan of subdivision titled
‘Scheme Plan, Lots 1-12 Being a Proposed Subdivision of Pt Allot S96, Pt Allot N96, Allot
S95 & Allot N95, Parish of Paparoa & Lot 100 DP 541551, Reference number 640’, dated
2/2/2024, and prepared by Birt and Currie Surveyors Ltd.

Easements
Document Ref: Document Name: Version QAM Author Date Page
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(b) The survey plan shall show all necessary easements as required.

(c) The existing easement/s for the purpose of purpose of bringing attention to the overhead
Critical Powerlines created by the easement instrument 11988907.4 over Lot 100 DP
541551 are cancelled pursuant to Section 243(e) of the Act. The Consent Holder’s
surveyor shall prepare the Section 243(e) resolution within the Land Information
NZ Landonline Territorial Authority Certifications portal as part of the Section 223 package
for this subdivision.

Utility Providers
(d) The Consent Holder / Consent Holder's surveyor shall provide evidence from the

appropriate network utility supply providers that arrangements can be made for the
provision of electricity (Lots 1, 2, 3, 5, 6, 8, 9, and 10) and show the necessary easements

on the survey plan to the approval of the Council.

Engineering Design

(e) The Consent Holder shall submit a detailed set of engineering plans, specifications and
calculations, prepared in accordance with the Council’s Engineering Standards 2011, to
the Council’'s Development Engineer, or their delegated representative for approval,
Approval shall be obtained prior to work commencing day.

The engineering plans, calculations and specifications shall be prepared by a suitably
experienced Chartered Professional Engineer (CPENg).
OR
The engineering plans, calculations and specifications shall be prepared by a suitably
experienced person/s who:

(iy Have the appropriate experience in the relevant areas; and
(i) Hold appropriate qualifications and membership of professional bodies; and
(iii) Have professional indemnity insurance to the value of at least $1,000,000.

The engineering plans, calculations and specifications shall include, but may not be limited to
the following:
(iy Culverts shall be detailed in accordance with the KDC Engineering Standards
2011.

(i) Design details of the upgrading/construction of the Right of Way in accordance
with Section 5 of the Council’s Engineering Standards 2011.

(iii) Lots 4, 7, 8 and 9 shall be accessed via a shared Easements C & D to Franklin
Road. The vehicle crossing to be KDC EES Drawing S07, (unsealed), with the
Easement C designed to 4 H.E. (18m legal width, 3.0m carriageway), with
Easement D designed to 3 H.E. (12m legal width, 3.0m carriageway).

Document Ref: Document Name: Version QAM Author Date Page
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(iv) Appropriate stabilisation, stormwater drainage facilities and scour protection
shall be provided.

(v) All design shall be certified as meeting the specified standards by a suitably

qualified and experienced engineer to the approval of Council.

(vi) Lots 1, 2, 3, 5, & 6 shall access Wearmouth & Franklin Roads, and All vehicle
crossings to be KDC EES Drawing S06, (unsealed). Prior to any construction,

these lots must acquire vehicle crossing permits to ensure their compliance
with KDC EES.

(vii) Sightlines for vehicle crossings for Lots 1 - 9 will need to be assessed by a
SQEP to confirm that the proposed accesses have enough distance for a safe
operating speed of 60km/h, with Lot 10 shall be assessed for the posted design
speed of 50km/h from Arahanga Road.

Road to Vest

(f) The survey plan shall show Lots 11 and 12 as public roads to vest in the Council.

Prior to Section 224(c) Certification

8. Before a Certification is issued pursuant to Section 224(c) of the Act, the following

conditions are to be complied with:

Utility Connections

a) Electricity connections shall be provided to the boundary of the net site area of Lots 1, 2,3,
5, 6, 8, 9 and 10 and all new cabling shall be underground. The Consent Holder shall
provide confirmation from the network utility supply authority/authorities of compliance with
this condition.

Easements

b) The Consent Holder shall provide written confirmation from a licensed cadastral surveyor
that all services and accesses constructed under this consent are located within the

appropriate easement boundaries.

Engineering

c) All works on the engineering plans approved under condition 7 (e) of this consent are to
be completed to the approval of the Council’s Development Engineer, or their delegated
representative.

Compliance with this condition shall be determined by the following:
(i) Site inspections undertaken as agreed in Council’s engineering plan approval letter

for the engineering plans as required by condition 7 (e) of this consent;
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Provision and approval of supporting documentation provided by the Consent
Holder in support of the constructed works, including Producer Statements,
completion certificates, works acceptance certificate, statement of compliance of as
built works and as built plans, construction management plans, operation and
maintenance plans and all other test certificates and statements and supporting
information required to confirm compliance of the works as required by Section 3 of
the Council’'s Engineering Standards 2011.

Consent Notice/On-going conditions
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d) Pursuant to Section 221 of the Act, the following conditions shall be complied with

in perpetuity and shall be registered on the titles of Lots 1,2, 3,4,5,6, 7, 8, 9, and
10 by way of Consent Notice(s).

In Regards to 1,2, 3, 5,6, 7, 8, 9, and 10

General

(i)

Earthworks, the location of buildings, building foundations and stormwater and
wastewater disposal shall be subject to specific engineering design by a suitably
qualified Chartered Professional Engineer having regard to any solil
instability/saturation issues that may exist or arise as a result of the development.
Design shall take into account the recommendations identified in the Engineering
Suitability Report for Subdivision Suitability Report prepared by TMC Consulting
Engineers Ltd, (Ref: S2047 — J05545, for Bradmore Farms Ltd, Rev 1, Dated:
27/09/2023) submitted to Council with subdivision consent RM230284.

Servicing

(ii)

Future owners of Lots 1, 2, 3, 5, 6, 7, 8, 9 and 10 are advised that no physical
telecommunication connections are provided. Kaipara District Council will not be

responsible for ensuring nor providing telecommunication connections to this lot.

Advice Note: This consent notice can be deleted if a hard-wired connection is

provided to the Lot.

Firefighting Water Supply

(i)

Sufficient firefighting water supply shall be provided for any single residential
dwelling on the lot with a minimum volume of 10,000 litres and shall remain

accessible and available all year round.

Note: This consent notice was volunteered by the applicant an accepted by Council
in support of RM230284.

Unless specifically authorised in writing by Fire and Emergency New Zealand,
sufficient firefighting water supply shall be provided for any commercial or industrial
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land use on Lots 1, 2, 3, 5, 6, 7, 8, 9 and 10. Sufficient firefighting water supply is
deemed to mean meeting full criteria of the Code of Practice for firefighting water
supplies 9SNZ PAS 4509 2008) New Zealand Fire Service Firefighting Water
Supplies Code of Practice).

Note: This consent notice was volunteered by the applicant and accepted by
Council in support of RM230284.

Water Supply

(v) At the time of residential development on the lots and prior to any occupation of a
residential dwelling, a water tank for water supply use shall be installed and
accompanied with an appropriate designed tank overflow discharge system in

accordance with Kaipara District Council Engineering Standards 2011.

In Regard to Lots 1, 3 and 9:

Built Development/Design Guidelines

(vi)  The following design guidelines shall apply to development on the lots and shall be

confirmed in support of a building consent application.
Building

a. The maximum height of all buildings and structures (not including
chimneys) within Lots 1, 3 and 9 shall not exceed 8.0m. The height shall

be measured using the rolling height method.
b. All glazing is to be non-mirrored.

c. Any building on the lots are to be finished in the colours found in BS2525

complying with the following:
(I) Hue (colour) - All the colours from 00-24 are acceptable

(Il) Reflectance Value (RV) and Greyness Groups — The predominant wall
colours shall have a RV rating of no more than 30% for greyness group

A, B and C - colours within greyness groups D and E are not permitted.

(I Roofs — ARV rating of no more than 25% for greyness groups A, B and

C -colours within greyness groups D and E are not permitted.
Earthworks

a. Cut and fill batters shall be contoured to naturally fit into the original

landscape.
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b. Earthwork cut and fill batters shall be re-grassed and re-vegetated as soon
as practical following earthworks or within 3 months whichever is the

sooner.
Retaining Structures / Walls

a. Any retaining structures that are visible from any location beyond the
boundaries of the lot on which it/they are situated shall be constructed from

materials or painted/finished in dark recessive and natural colours.

In Regard to Lots 8 and 9
Vehicular Access

(vii) Vehicular access to Lots 8, and 9 shall be restricted to the existing vehicle crossing
and Right of Way ‘C’ off Franklin Road only.

In Regard to Lots 7 and 4
Vehicular Access

(viii) Vehicular access to Lots 4 and 7 shall be restricted to the existing vehicle crossing
and Right of Way ‘C and ‘D’ off Franklin Road only.

In Regards to Lots 1, 2,4, 5,6, 7, 8 and 10
Critical Electricity Lines

(ix)  Building near the Critical Electricity Lines shown on the Table of Easements is to
comply with ECP 34 — New Zealand Electrical Code of Practice for Electrical Safe
Distances (NZECP 34:2001). At time of built development on the site, the Building
Consent Application shall provide setback distances on a site plan showing

separation distance between the built development and the Critical Electricity Lines.

Solicitors Undertaking

e) A solicitor's undertaking shall be provided to Council confirming that all consent
notices prepared for registration under the relevant conditions of this resource
consent will be duly registered against the new titles to be issued for the

subdivision. The solicitor must provide a post registration title and instruments.

All consent notices to be prepared or registration under the relevant conditions of this
resource consent shall be prepared by a Solicitor at the Consent Holder’s expense.
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Financial Contributions

f) A cash contribution in lieu of reserves shall be paid based on 5% of the
assessed value of a “nominal” 4000m? dwelling site on Lots 1, 2, 3, 5, 6,7 and 8 of
the subdivision, such value to be determined by a registered valuer appointed by

Kaipara District Council, at the applicant's expense.

At the time of payment of the contribution, the valuation upon which the cash contribution

is calculated shall be no more than three (3) months old.

Final Charges
g) The Consent Holder shall pay all final charges imposed by Council under Section 36 of
the Act relating to the monitoring, certification and completion of the conditions of this

resource consent.

Under the Local Government Act 2002, the Consent Holder will be required to pay to Council
a Development Contribution of $90 plus GST for each additional lot for roading in the Kaipara

District and $496 plus GST for each additional lot for community in the Kaipara District.

The proposed development will result in 7 additional allotments. The total Development
Contribution will be $4102 plus GST.

A copy of Council’s policy on Development and Financial Contributions included within the
Long Term Plan 2021-2031 and Development Contributions Policy (2020) can be obtained from
Council offices in Dargaville and Mangawhai or downloaded from Council’'s website

www.kaipara.govt.nz.

Under the Council Engineering Standards 2011, the Consent Holder will be required to ensure
the person responsible for carrying out construction work holds public liability insurance to the
value of at least $2,000,000.00,

The scope of this resource consent is defined by the application made to Council and all

documentation supporting the application.

All archaeological sites are protected under the provisions of the Heritage New Zealand
Pouhere Taonga Act 2014. It is an offence under that Act to modify, damage or destroy any
archaeological site, whether the site is recorded or not. Application must be made to
Heritage New Zealand Pouhere Taonga (HNZPT) for an authority to modify, damage or

destroy an archaeological site(s) where avoidance of effects cannot be practised.
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If you disagree with any of the above conditions, or additional charges relating to the

processing of this application, you have a right of objection pursuant to sections 357A or

357B of the Act. Any objection must be made in writing to Council within 15 working days

of notification of decision.

1. Reasons for the Decision

1.1

1.2

1.3

1.4

1.5

Reporting Planner

Peer Review

Signed
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A decision was made under delegated authority to process the consent on a non-
notified basis as per the Council’'s accompanying Notification Assessment Report.

In terms of Section 104(1)(a) of the Act, subject to compliance with conditions, the
effects of the activity on the environment are considered to be acceptable.

In terms of Section 104(1)(b) of the Act, subject to compliance with conditions, it is
considered that the proposal is consistent with the relevant objectives and policies of
the Kaipara District Plan 2013 and the Northland Regional Policy Statement 2016 as
discussed in Section 10.0 of this report.

In terms of Section 104(1)(c) of the Act, other relevant matters, including financial and
development contributions and monitoring have been considered in the determination
of the application. Discuss any specific matters as necessary.

The Council has taken into account the relevant principles outlined in Sections 6,7 and
8 of the Act and it is considered that granting this resource consent achieves the

purpose of the Act as set out in Section 5.

_______________________________ 5 April 2024
Kelsey Newman
_______________________________ 5 April 2024
Kim Nathan
T Hlenazt
_________________________ 5 April 2024
JJ Pienaar
Resource Consents Team Leader
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Kaipara District Council

Signed under delegated authority pursuant to Section 34A of the Resource Management Act 1991
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RM230284

Section 104 of the Resource Management Act 1991 — Assessment Report

Details of Application

Applicant | Bradmore Farms Limited

Property to which the consent relates | Lot 100 DP 541551, Allotment N95 PSH of Paparoa,
Allotment S95 PSH of Paparoa, Pt Allotment N96
PSH of Paparoa, Pt Allotment S95 PSH of Paparoa.,
RT NA947/96, NA951/96, 910300

1. Description of Proposal

1.1 The applicant seeks resource consent to undertake a 12-lot subdivision from three titles
within the Rural Zone, with two of the lots created (Lots 11 and 12) being lots to vest

in roading. The three titles are shown below:

Table 1: Existing Parcels of Land.

Title: Area:
Lot 100 DP 541551 (RT 910300) 36.0550 hectares

Part Allot S96 Parish of Paparoa (RT | 3.0351 hectares
NA947/96)

Allotment N95 Parish of Paparoa, | 67.1095 hectares
Allotment S95 Parish of Paparoa, and Part
Allotment N96 Parish of Paparoa (RT

NA951/96)
Total Area: 106.1996 hectares
1.2 The subdivision is made under Rule 12.9.4 as the proposed subdivision cannot meet

any of the Controlled, Restricted Discretionary or Discretionary Performance

standards. The subdivision will create the following:
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Table 2: Proposed Lot sizes.

Title: Area: Condition

Lot 1 3.06 hectares Vacant

Lot 2 12.6 hectares Vacant

Lot 3 6730 m2 Vacant

Lot 4 12.2 hectares (net) Existing Dwelling and associated
12.4 hectares (total) sheds

Lot 5 12.1 hectares Vacant

Lot 6 12.0 hectares Vacant

Lot 7 12.5 hectares Cow shed

Lot 8 13.2 hectares Vacant

Lot 9 6020 m2 Vacant

Lot 10 24 .1 hectares Vacant

Lot 11 3300 m2 Road to Vest

Lot 12 800m2 Road to Vest

Figure 1: Proposed Subdivision Arrangement.
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1.3

1.4

1.5

1.6

1.7

1.8

Although the subdivision is assessed as a non-complying application pursuant to Rule
12.9.4, the application provides a break down of the proposed lots and lot sizes under
both Rule 12.12.1 General Rural Subdivision, Rule 12.12.3 Boundary Adjustmentand
Rule 12.13.2 Rural Amenity which has proved beneficial for the assessment of this
subdivision.

An Engineering Site Suitability Report (Ref: Appendix D, Subdivision suitability report,
Ref: S2047 — J05545, for Bradmore Farms Ltd, Rev 1, Dated: 27/09/2023) prepared
by TMC Consulting Engineers Ltd was provided at time of lodgement which identifies
testing sites which occurred on lots 1-3 and 5-10 to ensure suitable building sites
existing on the lots.

Land use Rule 12.10.1a ‘Excavation and Fill’ is sought after in this consent due to the
minor earthworks that may be required for the construction of the Right of Way
(discussed below). Although the proposed works comply with the permitted baseline
for Earthworks, the site is prone to certain areas of Natural Hazards as shown in the

Natural Hazards Map.

Rule 12.15.12 ‘Electricity Transmission Corridor No Build Area’ and Rule 12.15.13
‘Electricity Transmission Corridor Assessment Area’ have been included as a breach
due to the subdivision being subject to transmission lines having a voltage within the
range applicable to this Rule (50kV, 110kV and 220kV) which creates an automatic
breach.

Rule 12.15.2 ‘Road, Private Way Formation and Property Access’ is also included
within the application as a Discretionary Activity. This is due to proposed lots 4, 7, 8
and 9 not being able to achieve Access to the Road. A right of way is proposed to
mitigate those adverse effects and will be discussed below.

Through this subdivision consent, Pursuant to Section 243(e) of the Resource
Management Act 1991, the existing easement/s for the purpose of bringing attention to
the overhead Critical Powerlines created by the easement instrument 11988907.4 over

Lot 100 DP 541551 are cancelled in order to vest Lots 11 and 12 as roads.

Access Matters and Roads to Vest:

Document Ref:

rlsubdecrep

Document Name: Version QAM Author Date Page
RMA Subdivision Decision & s104 Assessment Report 5 QAM Jan 24 16 of 42

RM«consent» - Decision



1.9

Franklin Road and Wearmouth Road are local roads maintained by Council to a
metaled standard. It is noted through the process that Franklin Road encroaches the
property along the frontage of proposed lot 6 as well as around the intersection of
Franklin Road and Wearmouth Road also encroaches the proposed Lot 5. These areas
within the Road Alignment are shown by Lot 11(3300m2) and Lot 12 (800m2) and it is
proposed to remedy these encroachments by vesting in Kaipara District Council.
There is an existing vehicle crossing serving the existing dwelling (proposed Lot 4)
which will form the proposed Right of Way (ROW) to serve Proposed Lots 4, 7, 8 and
9 and contained within Lot 4. It is shown on the scheme plan (Figure 1 above) by
Easement C to serve Lots 7, 8 and 9. The remainder of the ROW is shown by Easement
D and will serve 7 and 8. Although Lot 4 has a road frontage along Wearmouth Road,
the topography of the frontage makes access difficult to achieve up to standards
(addressed as a breach through this consent). The access for this ROW is to be
upgraded to Councils current Engineering Standards through a limestone base,
alongside checking of pavement strength, trimming of grass edges, clearing of side
drains and additional aggregate placed along the ROW to provide strength if required.
Lot 10 is accessed via an existing metaled access off Arahanga Road which is a newly
vested Council Asset formed up to standards.

Lots 1, 2, 3 5 and 6 have Road Frontages shown by the number of stock crossings
which maximize the best available sight lines to the proposed lots. Through the

subdivision process construction of complying vehicle crossings will be required.

Servicing:

1.13
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There is not a Council owned reticulated water supply available. Potable water supply
is or will be obtained by roof collection and tank storage. It is anticipated that a
firefighting water supply be provided at the building consent stage for any new buildings
that will potentially be built. Lot 4 has an existing dwelling and has tanks which serve
the lot.

In terms of wastewater, there is no reticulated wastewater to the sites, yet the site
suitability report which was provided as part of the application provided
recommendations surrounding on-site effluent disposal when they are required once

development occurs.

Energy supply is proposed for all the lots apart from Lot 4 and 7 which already have
connection available and the extra connections have been confirmed by Northpower.
Physical telecommunication is not provided to the sites, yet the sites have wireless

connections available.
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1.16
1.17

The proposed new lots have sufficient rom to dispose of any stormwater on site.
During the processing of this application a request for additional information pursuant
to Section 92 of the Act was made on 25 January 2024. The request was for the

following:

Engineering Matters:
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Lot 10 states that access is proposed off Arahanga Road, yet we have not seen
any details of this proposed arrangement. Please provide details surrounding the
proposed access, and a comment from a Traffic Specialist identifying any

intersection improvements required.

Please provide a concept design of the proposed Right of Way to ensure

compliance with the KDC Engineering Standards.

Please note, as the site is subject to flooding hazards and a small number of
Earthworks is proposed, | will include Rule 12.10.1a into my assessment due to
the definition of ‘site’in Chapter 24. This requires no further assessment yet wanted

to be transparent early in the process.

Please provide updated scheme plans showing the following:

a. Location of Vehicle Crossings, Overland Flow Paths, and proposed

building platforms and Effluent areas.

b. Please can | also receive a scheme plan with no aerial image, as it allows

us to clearly see the transmission lines and easements.

c. Asthe letter from Northpower states certain easement width requirements,
can you please provide a break down on which easement has which width
requirement. This will allow us to ensure we capture appropriate no build

areas and ensure lots have room to build. Happy to talk this matter through.

The AEE states that they do propose to vest the roads identified through Lot 11
and 12 with no specific details or commentary. Please provide road vest plans to
be confirmed with NTA.

Please provide a flood assessment for the lots affected by flooding and a ground

stability analysis ensuring the ground is suitable to build on these lots.
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Information was received intermittently, with an updated scheme plan, specific
commentary on the road to vest, electricity easements, and overland flow paths.

On the 26 February 2024, the information was deemed satisfactory by Council’s
Development Engineer as flooding concerns in relation to the building platforms and

deemed the lots have sufficient space on site.

Draft Conditions

2.1

Draft conditions were shared with the applicant/agent on 15/03/2024 The conditions
have been agreed by the agent/applicant on 4/04/2024

Site and Consent History

3.1
3.2

3.3

3.4

The site contains three allotments which form part of the subject site.

Lot 100 DP 541551 (RT 910300):

- Has an area of 36.0550 hectares and was created in 2021.

- This allotment has an Easement Instrument which represents the Critical Overhead
Lines in favour of Northpower. In order to vest Lots 11 and 12 as road reserve,
determination 1 of this consent is the cancelling of that easement.

Allotment N95 PSH of Paparoa, Allotment S95 PSH of Paparoa, Pt Allotment S95

PSH of Paparoa (RT NA951/96):

- Has an area of 67.1095 hectares and was created in 1949. There are no interests

on the title.

Pt Allotment N96 PSH of Paparoa (RT NA947/96):

- Has an area of 3. 0351 hectares and was created in 1949. There is no interests on
the title.

Site Description and Surrounding Environment

4.1

4.2

4.3
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The application site consists of 3 separate records of title approximately 1km north of
Paparoa.

The sites are currently used for multiple farming activities including poultry, dairy and
drystock grazing, with a farmhouse and a milking shed fronting Franklin Road.

The terrain is gently rolling in contour and maintained in pasture, with scattered areas

of indigenous vegetation and planting around the gullies.
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4.4

The parent titles are partially subject to River Flood Hazards being the 1 in 10, 50 and
100 year flood for the Paparoa River and tributaries as shown in the NRC hazard maps.
The parent titles are also noted as partially flood susceptible in the KDC planning maps.
As shown below, the area of flooding is in relation to the topography of the site and the
natural overland flow paths.

Figure 2: RC Flood Hazard Mapping (red circle being location of the Lots

5. Kaipara District Plan (Operative 2013) Rule Assessment

5.1

The following apply to the subject property
Zoning: Rural Zone

Overlays: N/A

Rules: Rule 12.9.4 ‘Non-Complying Activities’ — The proposal is unable to meet the

requirements as the proposal creates lots less than 12ha in area; nor is it able
to comply with any other rural subdivision rule within Chapter 12 of the
Kaipara District Plan.

Rule 12.15.2 ‘Road, Private Way Formation and Property Access’ —Discretionary Activity. As
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proposed lots 4, 7, 8 and 9 cannot achieve Access to the Road, therefore

a Right of Way is proposed to allow access to these proposed lots.

Rule 12.15.8 ‘Telecommunications’ — Restricted Discretionary Activity.

Provision of physical telecommunications is not provided for and will be

wireless.
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Rule 12.15.12 ‘Electricity Transmission Corridor No Build Area’ — Restricted
Discretionary Activity. Due to the subdivision is subject to transmission lines
having a voltage within the range applicable to this Rule (50kV, 110kV and

220kV) which creates an automatic breach.

Rule 12.15.13 ‘Electricity Transmission Corridor Assessment Area’ —
Restricted Discretionary Activity. Due to the subdivision is subject to
transmission lines having a voltage within the range applicable to this Rule
(50kV, 110kV and 220kV) which creates an automatic breach.

Rule 12.10.1a Excavation and Fill — Restricted Discretionary Activity. The
proposed ROW will involve a complying level of Earthworks yet the subject
site is subject to Natural Hazards which creates an automatic breach.

Activity status: Non-Complying Activity

Notification Assessment

6.1 A decision was made under delegated authority to process the consent on a non-

notified basis as per the Council’s accompanying Notification Assessment Report.

Statutory Acknowledgements

71 Relevant to this application, any statutory acknowledgement within the meaning of the
Act specified in Schedule 11 would be contained within the Te Uri o Hau Claims
Settlement Act 2002. Environs Holdings Limited is a subsidiary of Te Uri o Hau
Settlement Trust (caretaker of Te Uri o Hau Claims Settlement Act 2002) authorized to

participate in the Resource Management Act 1991 proceedings.

7.2 The application was formally received to Te Uri o Hau upon receipt by Council on 15
January 2024. On the 22 January 2024, Te Uri o Hau have responded with no interest

in this application.
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8.

Section 104D — Non-Complying Activities

8.1 Pursuant to Section 104D of the Act if a proposal is a non-complying activity, then it
must pass at least one of the tests of either Section 104D(1)(a) or Section 104D(1)(b)
before an application can be assessed to make a decision under Section 104B of the
Act. If the application fails, both tests of Section 104D then the application must be
declined.

8.2 Itis considered that, subject to appropriate conditions of consent, the proposal satisfies
the threshold test of Section 104D because, as demonstrated in this report the adverse
effects on the environment would be no more than minor and, as concluded in this
report, the proposal would not be contrary to the Objectives and Policies of the Kaipara
District Plan 2013. It is therefore concluded that the application meets both of the tests
of Section 104D of the Act. The application can be assessed against the provisions of

Section 104B of the Act and a substantive decision made.

Section 104(1)(a) — Actual & Potential Effects on the Environment

Trade Competition
9.1 With regard to Section 104(3)(a)(i), there are no known issues in the consent
application or as a result of the submission process that raise questions of trade

competition or the effects of trade competition.

Written Approvals
9.2 With regard to Section 104(3)(a)(ii), the Council must not have regard to the effects on
those persons who have given written approval to the application. No persons/parties

have been provided written approval.
Permitted Baseline

9.3 In accordance with Section 104(2), the Council may disregard an adverse effect of an
activity on the environment if the Plan or a National Environmental Standard permits
an activity on the site with that effect (commonly referred to as the ‘permitted baseline’
test). The purpose of the permitted baseline test is to isolate and make effects of
activities on the environment that are permitted by the Plan or NES irrelevant. The
baseline has been defined by case law as compromising non-fanciful (credible)
activities that would be permitted as of right by the plan in question.

9.4 For the site, the following activities are permitted by zone:

- Rural, residential, commercial and/or industrial activity or activities, complying with

the relevant performance standards of Chapter 12 of the District Plan.
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9.5

9.6

However, in this instance, there is no permitted baseline for subdivision, as all
subdivisions in the Rural zone require consent.

Yet as outlined within the application, the permitted baseline of the site (three titles of
the size) can establish nine residential dwellings on the land, which maintains one
dwelling per every 12 hectares of land. Following the subdivision, this would increase

to 11 dwellings under the current provisions and be fanciful.

Receiving Environment

9.7

9.8

9.9
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The ‘environment’ upon which effects are to be assessed comprises the exiting and
reasonably foreseeable future environment. In identifying the environment, it is
necessary to consider the environment as it is at the time of application, and the
likelihood of change to that environment in the future, based upon the activities that
could be carried out as a right or with respect to resource consents that have been

granted (where it is likely that they will be given effect to).

Further to the site description in Section 1 above, the surrounding environment
comprises of both developed and vacant rural and rural-residential sites, which
accurately replicate the planned character for this area under this District Plan. In this
context, the receiving environment includes rural farmland of various sizes from lifestyle
blocks to large productive farms, and some smaller residential and commercial lots. In
particular, it is noted that there is a cluster of approximately 14 high density lots on the
edge of the subject site, off Arahanga Road and Maanaki Circle.

The applicant provided a Spatial Map to show the general locality, shown below by
Figure 3. The properties marked in Blue are lots below the 12 hectares lot size adjacent
to the subject site or along Franklin Road and Wearmouth Road. It is noted that,
although zoned rural, the lots established in Arahanga Road and Maanaki Circle have
been excluded from the Spatial Map as they were apart of a complex non-complying

subdivision.
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9.10

9.11

9.12

9.13

Figure 3: Appendix G of the Application identifying the Character of the surrounding Lots.

The locality of the subdivision is characterised by a greater density of subdivision than
anticipated by the District Plan. Further, as outlined above, the permitted baseline of
the site (three titles of the size) can establish nine residential dwellings on the land,
which maintains one dwelling per every 12 hectares of land and 1 per the smaller lot.
Following the subdivision, this would increase to 11 dwellings under the current
provisions.

Paparoa School is also within 500m of the subject site and is surrounded by Residential
and Commercially Zoned lots.

No other information has been provided identifying any granted resource consents,
where it is likely that they will be given effect to, that may affect the assessment of this
application.

Taking into account the details of the proposal, including relevant technical reports
provided, an assessment of potential adverse effects of the activity on the environment

is provided below.

Assessment of Effects

Positive Effects
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9.14

The proposed development is consistent with the character of the surrounding area,
and with the topography and character of the site. The proposal would therefore use
and develop the physical resources of the site in a manner that would continue to

enable the applicant to provide for their future social and economic wellbeing.

Adverse Effects

Access and Traffic

9.15

9.16

9.17

9.18

Document Ref:
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The current and proposed access to the proposed lots 1-12 are outlined in table below.
No further construction details / engineering plans have been submitted by the

applicant in their application.

Table 3: Proposed Access Arrangements

Proposed Current and Proposed Access
Lot No.
Lot 1 Construction of new VC proposed
Lot 2 Construction of new VC proposed
Lot 3
Lot4 Existing Access from Franklin Road - Upgraded
Lot 5 Construction of new VC proposed
Lot 6
Lot 7 Existing vehicle access to these lots and also to Lot 4
Lot 8 via Franklin Road
Lot 9
Lot 10 Existing vehicle crossing adjoining Arahanga Road
Lot 11 Road to vest
Lot 12 Road to vest

Itis recommended through conditions of consent that any modifications in the driveway
/ access ways be constructed in accordance with KDC engineering standards Drawings
S06 and S07 with inspections and sign off undertaken by a council engineer. NTA has

reviewed the application, and the conditions are recommended.

From a traffic movement perspective, the traffic intensity factor as outlined in Chapter
25F of the District Plan provides a baseline, which states that “Any activity is permitted
if the cumulative traffic generated on any road from all activities on site does not exceed
60 daily one-way movements based on the Traffic Intensity Factor Guidelines in
Appendix 25F. However, single dwellings, temporary military activities and
construction traffic (associated with the establishment of an activity) are exempt from
this standard”.

Vaishali Sankar, Traffic Engineer on behalf of Kaipara District Council, has assessed
the application and considers that the proposed subdivision arrangement in terms of

access and traffic are acceptable.

Servicing and Utilities
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9.19
9.20

9.21

9.22

9.23

9.24

Document Ref:

rlsubdecrep

There is no public stormwater or wastewater reticulation available to the site.

The management of wastewater was specifically considered in the Engineering
suitability report which recommends effluent disposal for dwellings on these lots be via
pressure compensating dripper irrigation lines in accordance with AS/NZS1547 (2012).
An assessment of the near-surface soils was undertaken for on-site effluent. The soils
encountered were identified as class H, highly expansive soils.

There is adequate area of discharging effluent on each lot. All proposed Lots are of a
sufficient size to provide for servicing of wastewater on-site. It is recommended that a
secondary wastewater system would be suitable on the proposed lots according to the,
Subdivision Suitability Report, Ref: S2047 — J05545, for Bradmore Farms Ltd, Rev 1,
Dated: 27/09/2023, prepared by TMC Consulting Engineers Ltd.

The Engineering report specifically considers the management of stormwater and
recommends that stormwater runoff from all impervious areas is collected, attenuated
in tanks where required, and discharged via a diffuse swale. The specific engineering
design will be completed at building consent stage. This is expected to be required by
way of an appropriately worded condition of consent.

The application advises that the existing dwelling within proposed Lot 4 is provided with
on-site servicing within the proposed lot boundaries.

As per above, Council’'s Development Engineer has assessed the application and
considers that the all the other lots are of sufficient size to accommodate on-site

disposal within their respective lot boundaries.
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9.25
9.26

9.27

9.28

9.29
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Overall, it is considered that the subdivision can be appropriately serviced.

In terms of Power Supply, Northpower correspondence has been provided (dated 15
September 2023), it states Lot 4 and 7 have existing electricity supplies and Lots 1-3,
5,6 and 8, 9 and 10 do not have electricity supplies and will be implementing reticulated
power to the boundary as part of the condition set.

Easements are proposed over the proposed access right of way ‘C’ and ‘D’, whereas
Lot 10 has existing reticulation but will show the connection via an easement shown as
‘A

Lots 11 and 12 are proposed to be roads to vest and therefore do not have any
requirements to have power to the boundary.

The subdivision is within close proximity to the Critical Electricity Line Requirements.
As discussed in Northpowers letter, future landowners of lots 1, 2, 4 and 7 need to be
aware if their on going obligations pursuant to section 23 of the Electricity Act 1992, to
secure and allow access to existing sub transmission line across these lots of ongoing

maintenance.

Figure 4: Critical Electric Lines as shown in Northpowers letter.
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Figure 5: Critical Electric Lines as shown in Northpowers letter and easement widths.

9.30 Certain easement widths are required to be shown on the scheme plan to ensure future
dwellings comply with any setback requirements to ensure safety if achieved, and thus
the effects associated with a breachin  Rule 12.15.12 ‘Electricity Transmission
Corridor No Build Area’ and Rule 12.15.13 ‘Electricity Transmission Corridor
Assessment Area’ are deemed less than minor and therefore acceptable.

9.31 In terms of telecommunications, no physical telecommunication connection is
proposed, however wireless telecommunications are proposed. Shown below by

Figure 6, wireless Connection is good for the proposed lots.

Figure 6: Spark wireless telecommunications map of the subject site.
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9.32

Therefore, the utilities can be appropriately managed onsite and therefore is

acceptable.

Landscape, Character and Amenity Values

9.33

9.34

9.35

9.36

9.37
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The rural character of the traditional farming portions of the district comprises sites that
are generally larger than 12 hectares, and in many cases significantly larger. Such
areas are dominated by pastoral farming activities with extensive areas of open space,

as opposed to a more urbanised environment.

Itis relevant to place the current proposal within the context of the existing environment,
which is generally rural in nature, typically consisting of larger landholdings that are
utilised for a variety of rural production activities, yet in this receiving environment, the
area is largely mixed use, with variety of zoning on the fringe of the Paparoa Township.
The character if the surrounding environment tends to vary from a quiet and rustic
landscape with built form being integrated into the landscape to small density lots with

development being dominated surrounding the Paparoa Township.

The majority of the property will be retained within proposed Lots 2, 4, 5, 6, 7, 8 and
10 these lots all achieve the minimum density under Rule 12.12.1 General Rural
Subdivision of 12.0ha and thus still achieve rural productive capacity. The proposed
smaller lots of Lot 3 and Lot 9 were argued within the application to all be achieved
via Rule 12.13.2 Rural Amenity subdivision as those lots achieve a minimum lot size
of between 8000m2-4000m2.

Therefore, the proposed subdivision is designed to maximize the number of new titles
created for the property without creating any adverse effects that are more than minor.
As discussed in the Application, the subdivision reconfigures the layout of the existing
rural-residential site and creates one additional Rural Amenity lot from each of the
larger parent properties involved in this subdivision, whereas the remaining sites all
achieve the 12.0-hectare density set in the Rural Zone. Although the minor
discrepancies create an overall non-complying activity, none of these deficiencies are

repugnant to the overall intent of the District Plan.

The proposed smaller lots for Lot 3 and 9 will be contained largely along the road
frontages of Franklin and Wearmouth Road, which is visually contained in one
catchment and largely screened from the wider landscape beyond the lower valley
catchment, only having the potential to be visible from parts of the Road Network.
However, any adverse effects will be transitory in nature. Design controls are imposed
on Lots 1, 3 and 9 as these lots are closer to the road network and are located in areas
which can create amenity issues. The use of design controls will ensure the colours
and reflectivity of future builds retain the character of the rural area and are developed

using recessive design elements.
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9.38

Overall, it is considered that the adverse effects on the rural character and amenity of
the wider environment can be managed and avoided as the subdivision has been
designed in a sympathetic nature to retain rural productive capacity to be achieved on
the proposed lots. Implementation of building and design guidelines which would soften
future built development allowing the development to integrate into the environment,

resulting in less than minor adverse effects.

Reverse Sensitivity

9.39

Given that the majority of the proposed lots have sufficient land to still be utilized for
rural purposes, it is considered that there would be less than minor adverse effects on
the viability of rural landholdings and activities in the wider surrounding environment,

which already function well with residential development in close proximity.

Hazards

9.40

9.41

9.42

9.43
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The property is located within the Northwestern side of the Paparoa township. The
property is irregular in shape with multiple gullies and flow paths throughout the
properties as shown above by Figure 2. The occurrence of natural hazards and their
potential impacts on the proposed subdivision development was assessed by the
applicant’s consultant TMC Consulting Engineers Ltd in terms of risk significance which
is based on likelihood and consequence factors (Ref: Appendix D, Subdivision
suitability report, Ref: S2047 — J05545, for Bradmore Farms Ltd, Rev 1, Dated:
27/09/2023).

The Stability of the proposed building sites was assessed and found that for the Lots
1,2,3,5 and 6 have a high instability risk. Hence a slope stability analysis was
undertaken on these lots. Based on the study, it is inferred that these lots are stable
with their recommended site engineering conditions. No indication of deep-seated
instability was observed across or near the proposed building site within each lot and
is suitable for residential development.

Based on the Northland Regional Council mapping, the building sites are all located a
considerable distance away from the flooding hazard areas both in terms of horizontal
distance and, more importantly, in terms of elevation. It is therefore considered that
impact of flooding on site will be negligible, but however, we recommend that a detailed

flood assessment should be submitted to the council at the time of development.

It is noted that there is no significant geotechnical risk identified at the subject site. The
subject site is suitable for further development and that standard earthworks and
construction practices will not result in an increased risk of erosion, subsidence, falling

debris, slippage or inundation by soil or rock.
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10.

9.44

9.45

10.1

10.2
10.3

10.4

10.5
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Site specific effluent disposal assessment and Specific geotechnical investigation and
design is to be undertaken for each site as a part of Building Consent Application.
Therefore, given the proposed recommendations and area on the proposed lots outside

of the flood hazards, the effects are deemed less than minor and therefore acceptable.

Conclusion

In summary having assessed the effects of the activity, subject to compliance with
conditions it is considered that the activity will result in no more than minor and

acceptable, adverse effects on the environment.

Section 104(1)(b) — Provisions of Standards, Policy Statements and Plan

National Policy Statements

National Policy statements are instruments issued under section 52(2) of the Act. The

National Policy Statements of relevance to this application are:

National Policy Statement on Highly Product Land 2022 (NPS-HPL)

National Policy Statement on Urban Development 2020 (NPS-UD)

National Policy Statement for Freshwater Management 2020 (NPS-FW)

National Policy Statement on Renewable Electricity Generation 2011 (NPS-REG)

New Zealand Coastal Policy Statement 2010 (NZCPS)

National Policy Statement on Electricity Transmission 2008 (NPS-ET)
Under s104(10(b) Council is required to have regard to the NPS-HPL.
The overarching objective of the document is to protect highly productive land for use
in land-based production, both now and for future generations.
In accordance with clause 3.5(7), all consenting authorities are now required to apply
the NPS-HPL as if references to highly productive land were references to land that is
zoned Rural (or Rural Production) and that has a soil classification of LUC 1 — 3.
The subject site is zoned Rural under the District Plan and the soils at the site are a
mix of class 4 and 6 LUC land and are therefore not classified as ‘highly productive
land’ under the NPS-HPL as shown below.
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Figure 7: Highly Productive Land Mapping showing LUC 4 and LUC 6 soil.
10.6 None of the other National Policy Statements are relevant to this application.
10.7 National Environmental Standards are regulations issued under section 43 of the Act.

The National Environment Standards of relevance to this application are:

¢ National Environmental Standards for Air Quality 2004 (NES-AQ)

¢ National Environmental Standards for Sources of Drinking Water 2007 (NES-DW)

¢ National Environmental Standards for Telecommunication Facilities 2016 (NES-TF)

¢ National Environmental Standards for Electricity Transmission Activities 2009 (NES-
ET)

e National Environmental Standards for Assessing and Managing Contaminates in Soil
to Protect Human Health 2011 (NES-CAS)

¢ National Environmental Standards for Plantation Forestry 2017 (NES-PF)

¢ National Environmental Standards for Freshwater 2020 (NES-F)

e National Environmental Standard for Marine Aquaculture 2020 (NES-MA)

¢ National Environmental Standard for Storing Tyres Outdoors 2021 (NES-ST)
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10.8 The site is not identified as being a contaminated site within the Northland Regional
Council’s Register of contaminated sites, nor has it previously been used for activities
listed on the HAIL Register produced by the Ministry for the Environment. Although the
farm has been used for rural production activities, this area of the site has only been
used for pastoral grazing and there is no evidence of any HAIL activities near Lots 1-
10. Therefore, consent is not required under the National Environmental Standard for

Assessing and Managing Contaminants in Soil to Protect Human Health.

10.9 None of the other National Environmental Standards are relevant to this application.

10.10 The Operative Regional Policy Statement (“RPS”) for Northland contains high level
policy guidance for development. The subject site does not contain any significant
features as defined by the RPS and therefore consideration of the RPS provisions is
limited to matters under the following objectives:

o Objective 3.2 Region-Wide Water Quality
e Objective 3.6 Economic Activities — Reverse Sensitivity and Sterilization;

o Objective 3.11 Regional Form

10.11 Several underpinning policies are also relevant to this application, including:

Policy 5.1.1 - 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;

(b) Is guided by the ‘Regional Urban Design Guidelines’ in Appendix 2 when it is urban in
nature;

(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 soils10, 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.
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Note: in determining the appropriateness of subdivision, use and development (including
development in the coastal environment — see next policy), all policies and methods in the
Regional Policy Statement must be considered, particularly policies relating to natural
character, features and landscapes, heritage, natural hazards, indigenous ecosystems and
fresh and coastal water quality.

Policy 5.1.3 - Avoiding the adverse effects of new use(s) and development

Avoid the adverse effects, including reverse sensitivity effects of new subdivision, use and
development, particularly residential development on the following:

(a) Primary production activities in primary production zones (including within the coastal marine
area);

(b) Commercial and industrial activities in commercial and industrial zones;

(c) The operation, maintenance or upgrading of existing or planned regionally significant
infrastructure; and

(d) The use and development of regionally significant mineral resources
10.12 The RPS recognises that there are activities and land that should be protected from

the negative impacts brought about through subdivision, as further development can
result in incompatible land use, reverse sensitivity issues and sterilisation of productive
land. The proposed smaller rural-residential lots are designed to fit into a long narrow
recessed area of the farm, that is bordered on both sides by streams and native
vegetation. The proposed development will not have adverse effects on the viability of
adjoining rural landholdings and activities, due to the imposition of a reverse sensitivity
consent notice.

10.13 Further, it is considered that the proposal will be in keeping with the character of the
immediate locality and it is considered that the development would not result in adverse

rural character and amenity effects due to development controls.

Policy 7.1.1 — General Risk Management Approach

Subdivision, use and development of land will be managed to minimise the risks from natural
hazards by:

(a) Seeking to use the best available information, including formal risk management techniques
in areas potentially affected by natural hazards;

(b) Minimising any increase in vulnerability due to residual risk;
(c) Aligning with emergency management approaches (especially risk reduction);

(d) Ensuring that natural hazard risk to vehicular access routes and building platforms for
proposed new lots is considered when assessing subdivision proposals; and

(e) Exercising a degree of caution that reflects the level of uncertainty as to the likelihood or
consequences of a natural hazard event.

Policy 7.1.2 — New subdivision and land use within 10-year and 100- year flood hazard areas
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New subdivision, built development (including wastewater treatment and disposal systems),
and land use change may be appropriate within 10-year and 100-year flood hazard areas
provided all of the following are met:

(a) Hazardous substances will not be inundated during a 100-year flood event.

(b) Earthworks (other than earthworks associated with flood control works) do not divert flood
flow onto neighbouring properties, and within 10-year flood hazard areas do not deplete flood
plain storage capacity;

(c) A minimum freeboard above a 100-year flood event of at least 500mm is provided for
residential buildings.

(d) Commercial and industrial buildings are constructed so as to not be subject to material
damage in a 100-year flood event.

(e) New subdivision plans are able to identify that building platforms will not be subject to
inundation and / or material damage (including erosion) in a 100-year flood event;

(f) Within 10-year flood hazard areas, land use or built development is of a type that will not be
subject to material damage in a 100-year flood event; and

(9) Flood hazard risk to vehicular access routes for proposed new lots is assessed

10.14 As discussed previously in this report, there is sufficient area for the future building
sites and associated on site servicing located outside the flood zone within each of the

proposed lots.

10.15 Consent is not required under the Proposed Regional Plan for Northland.

Chapter 12: Rural Zone
Objective 12.5.2 To maintain the rural character and amenity, including the:
- Sense of openness;
- Low dominance of built form;
- Pasture and Commercial Forest Areas;
- Areas of indigenous vegetation and significant fauna; and
- Unmodified natural landforms.

Objective 12.5.4 To ensure that the servicing of new subdivision and development does not
adversely affect the environment, in particular sensitive receiving environments.

Objective 12.5.5 To avoid, remedy or mitigate adverse effects on the quality of the rural
environment without unduly restricting productive rural activities e.g. farming and forestry.
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Objective 12.5.6 To provide for a range of activities in the Rural Zone which are located,
designed and operated in such a way as to avoid, remedy or mitigate reverse sensitivity effects
on existing land uses in the vicinity.

Objective 12.5.8 To provide for development of land with a range of allotment sizes that is
appropriate to the character of the surrounding rural environment.

Policy 12.6.3a By allowing greater intensity of subdivision, or development in the Rural Zone
where this is offset by protection, restoration, enhancement or establishment of natural features,
vegetation and open space, where they significantly contribute to the natural environment
values, natural character of the coastal environment, and rural character and amenity.

Policy 12.6.3c By providing for more intensive and innovative site-specific subdivision and
development where this results in better environmental outcomes.

Policy 12.6.4 By requiring all subdivision to contribute to the retention of rural character and
amenity.

Policy 12.6.5 By avoiding, remedying or mitigating the adverse effects of subdivision and
development (including ribbon development) on the natural environment values of the rural
area.

Policy 12.6.9 By avoiding, remedying, or mitigating adverse effects on the environment by
requiring the landowner or developer to provide roading and on-site services for water supply,
wastewater disposal or stormwater disposal for sites in the rural areas, unless the provision of
reticulated services is identified as an alternative to on-site systems.

Policy 12.6.12 By requiring subdivision and development to demonstrate adequate service
provision (including maintenance), and ensure the costs of any service upgrades are borne by
the development.

Policy 12.6.13 By ensuring that where sites are not connected to a public water supply,
wastewater disposal or stormwater disposal system, suitable provision can be made on each
site for an alternative water supply or method of wastewater disposal or stormwater disposal,
which can protect the health and safety of residents and can avoid any significant adverse
effects on sensitive receiving environments.

Policy 12.6.14 By providing flexibility for subdivision and development density, as well as for a
range of activities (industrial, commercial and residential etc.) that can be appropriately located
in the Rural Zone and meet the environmental conditions appropriate to that Zone.

Policy 12.6.17 By requiring the provision of safe and practicable vehicular access from a public
road to each site.
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10.16 The above objectives and policies also seek to manage, protect and enhance rural
character, high amenity values and biodiversity values by limiting rural subdivision and
development.

10.17 Overall, it is considered the density of development will not compromise amenity values
and is considered to be generally consistent with the density and pattern of
development existing within the immediate surrounding environment. It is noted that
the District Plan and the RMA accept that there will be some effects of subdivision;
whether they are adverse or not is a matter requiring specific consideration. However,
the expectation is that what are generally considered to be adverse effects will be
avoided where possible, and if avoidance is not possible then they will be remedied or
mitigated. In this case the subdivision layout has been designed to avoid adverse
effects as much as possible. When completely avoiding adverse effects has not been
possible, remedying or mitigating effects has been the approach taken.

10.18 The proposed subdivision would create 7 additional lots; however, an additional 2 lots
will be vested in Road Reserve to re-align the road network (Lots 11 and 12); and the
site sizes of the proposed lots are consistent with that provided for by most subdivision
rules in the District Plan (being greater than 4,000m? through the Rural Amenity
Provisions for Lot 3 and Lot 9, and being greater than 12.0 hectares being Lots 2, 4, 5,
6, 7, 8, and 10). Lot 3 has a total area of 3.06 hectares which achieves the minimal lot

size yet still can be retained for rural production purposes.

10.19 The proposed development will not restrict the use of the surrounding properties for
farming purposes as the land available for continued rural use.

10.20 The disposal of stormwater and wastewater can be adequately contained within the
respective lot boundaries and an adequate supply of water for drinking and fire-fighting
can be provided for on-site. The proposal will therefore avoid adverse effects on
sensitive receiving environments and will protect the health and safety of residents.

10.21 Council's Development Engineer and Northland Transport Alliance’s Transport
Engineer have assessed proposed development and considers that safe and

practicable vehicular access is provided to each lot.

Chapter 7: Natural Hazards

Objective 7.5.1 To control subdivision and development so that it does not induce natural

hazards or exacerbate the effects of natural hazards.

Objective 7.5.4 To consider natural hazards at the time of any subdivision, land use or
development or when there is a significant change in land use proposed (for example a new
Growth Area).
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1.

Policy 7.6.1 By considering the potential for development, subdivision and land use activities

including: a) Vegetation clearance;

b) Draining of wetlands;

c¢) Changes in overland flow paths and storm water;
d) Changes to riparian margins;

e) Earthworks;

f) Buildings and building setbacks; and

g) Land reclamation; to exacerbate any natural hazard on-site or off-site, and avoiding such
activities, unless it can be demonstrated that the adverse effects can be mitigated, remedied or

avoided.

Policy 7.6.2 By controlling the location, intensity, design and type of new coastal subdivision
land use and development and by providing, where appropriate, for the protection, restoration
or enhancement of natural defences to protect land, so that the need for protection work is
avoided. Where hard protection works are necessary, their form, location and design should

minimise any adverse effects on the coastal environment.

10.22 As discussed previously in this report, there is sufficient area for the future building
sites and associated on site servicing located outside the flood zone within each of the
proposed lots.

10.23 The proposed access points to the lots are not assessed to be subject to a flood hazard

either, therefore it is considered that there will be no risk from flooding.

Conclusion

10.24 Itis clear that there is support for this proposal in the relevant provisions of the Regional

Policy Statement and the objectives and policies contained within the District Plan.

Section 104(1)(x) — Other Matters
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Section 22.10.6 of the District Plan sets out the amount of reserve contributions for
subdivision of land for principally residential purposes where lots can accommodate a
residential dwelling at 5% of the value of a 4000m? building site on a rural lot. In this
case, seven additional undeveloped lots are proposed and therefore a reserves

contribution is required and will be imposed as a condition of consent.

The Local Government Act 2002 provides the Council with the ability to charge
development contributions for increased capacity on existing Council assets in
accordance with Council policy. The Consent Holder would be required to pay

development contributions for the seven additional undeveloped lots.

12. Section 37 Extension

121

12.2
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Section 37 of the Act provides for a consent authority to extend a time period specified
in the Act. Under section 37A(4)(b) of the Act, a consent authority may extend the time

period (up to no more than twice the maximum specified in the Act), where either

(iy Special circumstances apply (including special circumstances existing by reason of
the scale of complexity of the matter) or

(i) The applicant agrees to the extension, and the authority has taken into account —

a. The interests of any person who in its opinion, may be directly affected by
the extension or
b. The interest of the community in achieving adequate assessment of the
effects of a proposal, policy statement, or plan and
c. lIts duty under Section 21 to avoid unreasonable delay.
An extension of 5 working days is required to the time limit for this decision (as specified
under Section 115 of the Act). The applicant has agreed to the extension, and it is
considered that community interests are not negatively affected by the extension. The

extension of 5 working days is not considered to be an unreasonable delay.
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13.

14.

13.1

13.2

13.3

13.4

13.5

141

Section 106 Assessment

Pursuant to Section 106(1)(a) Council may refuse to grant a subdivision consent, or
may grant a subdivision consent subject to conditions if it considers that there is a
significant risk from natural hazards.

As noted throughout this report, here is sufficient area for the future building sites and
associated on site servicing located outside the flood zone within each of the proposed
lots.

Further, the proposed access points to the lots are not assessed to be subject to a
flood hazard, apart from lot 10 where Arahanga Road was previously approved over
an Over Land Flow Path (OLFP) and subsequent flood hazard. As the planner, |
questioned the suitability of an access over the hazard and OLFP, however, the
Development Engineer has assessed the proposal and has deemed the effects be less
than minor.

Pursuant to Section 106(1)(c) Council may refuse subdivision consent if sufficient
provision has not been made for legal and physical access to each allotment to be
created by the subdivision.

The proposed development provides for each allotment to gain access to the existing

road network.

Part 2 of the Act

Whilst it is accepted that the relevant plans as detailed in the above assessment have
been competently prepared in accordance with Part 2 of the Act, for completeness an

assessment of Part 2 matters is now included.

Section 5 — Sustainable Management Purposes of the Act

14.2

14.3

Section 5(1) states that the purpose of the Act is to promote the sustainable
management of natural and physical resources with sustainable management defined
in Section 5 (2).

In considering the provisions of Section 5, the proposed development is consistent with
the character of the surrounding area, and with the topography and character of the
site. The proposal would therefore use and develop the physical resources of the site
in a manner that would continue to enable the applicant to provide for their future social
and economic wellbeing. At the same time the proposal sufficiently avoids, remedies
or mitigates adverse effects on the roading network, sensitive receiving environments,

amenity and rural character of the surrounding environment.

Section 6 — Matters of National Importance
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14.4 Section 6 of the Act sets out matters of national importance that a consent

authority must recognise and provide for — discuss

Section 7 — Other Matters

14.5 Section 7 of the Act sets out other matters a consent authority must have particular

regard to. The following matters are considered relevant.

a. Kaitiakitanga
i. The ethnic stewardship
b. The efficient use and development of natural and physical resources
i. The efficient of the end use of energy
The maintenance and enhancement of amenity values
Intrinsic values of ecosystems

Repealed

- o o o

Maintenance and enhancement of the quality of environment

Any finite characteristics of natural and physical resources

J @

The protection of the habitat of trout and salmon

The effects of climate change
j.  The benefits to be delivered from the use and development of
renewable energy.

14.6 In this case, the proposed development is the subdivision of the application site and
would not compromise the rural environment or generate any adverse effects, allowing
for the efficient use of the physical resources of the site while avoiding adverse effects
on the environment. As discussed previously in this report, the proposal is consistent
with the site’s rural character and would maintain the character and amenity values of

the surrounding environment.

14.7 All stormwater and wastewater can be adequately contained within the proposed lots

and would maintain the health of the surrounding environment.

Section 8 — Treaty of Waitangi
14.8 Section 8 of the RMA requires a consent authority to take into account the principles of
the Treaty of Waitangi (Te Tiriti o Waitangi) In this case, the proposal does not raise

any treaty issues.
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15. Reason for Decision

15.1 A decision was made under delegated authority to process the consent on a non-
notified basis as per the Council’s accompanying Notification Assessment Report.

15.2 In terms of Section 104(1)(a) of the Act, subject to compliance with conditions, the
effects of the activity on the environment are considered to be acceptable.

15.3 In terms of Section 104(1)(b) of the Act, subject to compliance with conditions, it is
considered that the proposal is consistent with the relevant objectives and policies of
the Kaipara District Plan 2013 and the Northland Regional Policy Statement 2016 as
discussed in Section 10.0 of this report.

15.4 In terms of Section 104(1)(c) of the Act, other relevant matters, including financial and
development contributions and monitoring have been considered in the determination
of the application. Discuss any specific matters as necessary.

15.5 The Council has taken into account the relevant principles outlined in Sections 6,7 and
8 of the Act and it is considered that granting this resource consent achieves the

purpose of the Act as set out in Section 5.

Reporting Planner: 5/04/2024

Kelsey Newman

Peer Review: _ _ _ 5/04/2024
Kim Nathan

Signed:  _______ K{& ___ aa 2 __________________ Click or tap to enter a date.
JJ Pienaar

Resource Consents Team Leader
Kaipara District Council

Signed under delegated authority pursuant to Section 34A of the Resource Management Act 1991
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Attachment 2: Extract from Kaipara District Spatial Plan (page 189,
page 190 Map 1.5) [Accessed 25.06.2025]:

https://www.kaipara.govt.nz/uploads/spatial%20planning/Kaipara%20Subregional%20Spatial%20Plan
%20Spatial%20Plan  PART%20B FINAL.pdf ]

Figure 1: Paparoa - 30 year Plan (Source: Kaipara District Spatial Plan)
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https://www.kaipara.govt.nz/uploads/spatial%20planning/Kaipara%20Subregional%20Spatial%20Plan%20Spatial%20Plan__PART%20B_FINAL.pdf
https://www.kaipara.govt.nz/uploads/spatial%20planning/Kaipara%20Subregional%20Spatial%20Plan%20Spatial%20Plan__PART%20B_FINAL.pdf

Figure 2: Extract from Kaipara District Spatial Plan - Neighbourhood and Infrastructure 1.6
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Attachment 3: Memo prepared by Chesters (dated 25 June 2025)
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Project Technical Memo

Date: 25 June, 2025

Prepared by:  Steven Rankin - Chartered Professional Engineer

Subject: Rezoning —Franklin Road, Paparoa

1. Introduction

Chester Consultants Ltd (Chester) has been requested to provide technical advice and assessment of the 3-waters
services, to advise on and support a proposed rezoning of the land shown in Figure 1, from the proposed Rural
Lifestyle zone to Residential. The land is legally described as Lot 101 DP 54551 with a total area of 3.6 ha.
Throughout this document, reference to “the land” is in specific regard to the area shown below as the site extent
in Figure 1 below (cyan outline).

Figure 1: Land Location Plan Outline in Cyan

2. Purpose
The purpose of this document is to assess if the land could be considered suitable for residential development.
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This document will specifically assess the suitability of the land for residential development in terms of 3-waters
servicing, including water supply (with fire fighting water supply), wastewater, and stormwater, and will also
consider its suitability subject to more detailed future assessments of geotechnical and site design issues.

The assessment will be carried out first in a general sense and then in terms of reviewing the site against the
proposed provisions of the Kaipara District Plan General Residential Zone, known as “the plan”.

3. Water Supply

The existing nearby residential zone, like much of the Kaipara District, does not feature a reticulated main water
supply network for either drinking water or firefighting water supplies. The existing residential area relies on
rainwater harvesting from roof runoff, with provisions to ensure firefighting supply is provided at development
stages.

In the absence of a reticulated main water supply network; Firefighting water supplies need to be provided in
accordance with Plan Change 4. Plan Change 4 has been in place since December 2018 and it specifically addresses
firefighting water supplies within the Kaipara District.

In reviewing the plan, we understand the specific clauses related to water supply are the following:

Three waters infrastructure

INF-P15 Encourage and promote water conservation measures and. where appropriate, low impact stormwater design and facilities.

INF-P16 Ensure that stormwater and drainage infrastructure for subdivision, land use and development:
1. Adopts, where appropriate, 2 best-practice low impact design approach to the management of stormwater;
2. Manages stormwater with a preference for at-source management;
3. Retains pre-development hydrological conditions as far as practicable;
4. Does not increase the flow of stormwater runeff onto adjoining properties: and
5. Provides a stormwater catchment management plan for future urban development.

INF-P17 Where the level of service of the reticulated water supply, reticulated wastewater and stormwater management networks is insufficient to service the development proposed,
only allow use and development when it can be demonstrated that:

1. It incorporates measures that appropriately mitigate any adverse effects on Council®

2. The additional demand generated can be accommodated by the Coun f

increased wastewater overflows or reduced pressure in the reticulated water network.

and stormwater network; and

stormwater network, without resulting in increased flood risk,

GRZ-P8 Infrastructure

Require activities to be connected to a Council reticulated system for water supply, wastewater and stormwater disposal. Where this cannot be achieved, require sites to provide suitable self-sufficient systems
on-site.

GRZ-511 Services
1. Activities requiring a supply of water, or the treatment and disposal of stormwater or wastewater, 2. Activity status when compliance not achieved: Restricted Discretionary
shall:
a. Be connected to a Council reticulated system where available for water supply. wastewater, 3. Matters over which discretion is restricted:
or stormwater disposal; or a. Availability of coundil reticulated systems;
b. Where a Council reticulated system is not available, sites shall be provided with suitable self- b. Effects on amenity and character of the surrounding area;
sufficient systems on-site. c. Effects on health and safety; and

d. Suitability and long-term sustainability of on-site systems.

The land, like the nearby existing residential zone, does not have a council reticulated system available for water
supply therefore it shall use a self-sufficient on-site system. From an engineering perspective this is standard,
achievable and appropriate for the location and the zoning sought in the submission.
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4. Wastewater

The existing nearby residential zone, like much of the Kaipara District, does not feature a reticulated wastewater
system (conveyance and treatment). The existing residential appears to generally rely on individual private onsite

systems except for the development in Arahanga Road which appears to have constructed a private community
wastewater conveyance and treatment system.

In the absence of a reticulated wastewater network, the residential lot sizes are generally left larger to enable an
onsite system to be design and installed. Wastewater is surface or sub-surface irrigated following treatment with
a main and reserve disposal field design on the infiltration rate of the underlying soils.

In reviewing the plan, we understand the specific clauses related to wastewater are the following:

Three waters infrastructure

INF-P15 Encourage and promote water conservation measures and. where appropriate, low impact stormwater design and facilities.

INF-P16 Ensure that stormwater and drainage infrastructure for subdivision, land use and development:
1. Adopts, where appropriate, 2 best-practice low impact design approach to the management of stormwater;
2. Manages stormwater with a preference for at-source management;
3. Retains pre-development hydrological conditions as far as practicable;
4. Does not increase the flow of stormwater runoff onto adjoining properties: and
5. Provides a stormwater catchment management plan for future urban development.

INF-P17 Where the level of service of the reticulated water supply, reticulated was
only allow use and development when it can be demonstrated that:

1. It incorporates measures that appropriately mitigate any adverse effects on Council®

2. The additional demand generated can be accommedated by the Council's

increased wastewater overflows or reduced pressure in the reticulated w

water and stormwater management networks is insufficient to service the development proposed,

r and stormwater network; and
rmwater network, without resulting in increased flood risk,

r network.

GRZ-P8 Infrastructure

Require activities to be connected to a Council reticulated system for water supply, wastewater and stormwater disposal. Where this cannot be achieved, require sites to provide suitable self-sufficient systems
on-site.

GRZ-511 Services
1. Activities requiring a supply of water, or the treatment and disposal of stormwater or wi er, 2. Activity status when compliance not achieved: Restricted Discretionary
shall:
a. Be connected to a Council reticulated system where available for water supply. wastewater, 3. Matters over which discretion is restricted:
or stormwater disposal; or a. Awvailability of coundil reticulated systems;
b. Where a Council reticulated system is not available, sites shall be provided with suitable self- b. Effects on amenity and character of the surrounding area;
sufficient systems on-site. c. Effects on health and safety; and

d. Suitability and long-term sustainability of on-site systems.
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SUB-S1 Minimum allotment sizes (excluding access legs)

Commercial zone 1. allotments must have a minimum net site arez of 250m2. 10. Activity status when compliance not achieved: Discretionary

]

Except that no minimum net site area requirement applies to any allotment
created around an existing or proposed residential unit that forms part of 2
multi-unit development for which a resource consent or building consent has
been granted (excluding minor residential units).

Light industrial zone 3. Allotments must have a minimum net site area of 500m

Heavy industrial zone 4. Allotments must have a minimum net site area of 2,000m2

. Allatments must have a minimum net site area of:
a.600m?, or
b. 400m? if reticulated water supply and wastewater services are available
outside of Mangawhai.

General residential zone

o

Except that no minimum net site area requiremeant applies to any allotment
created around an existing or proposed residential unit that forms part of a
multi-unit opment for which resource consent has been granted (excluding
al

minor resi units).

Rural lifestyle zone 7. Allotments must have a minimum net site area of 4,000m2
General rural zone 8. allotments must have a minimum net site area of 12ha.
All zones 9. No minimum net site area applies to any proposed allotment that is an access

allotment, utility allotment or road to vest in Council.

GRZ-R3 Residential units
1. Activity status: Permitted 2. Activity status when compliance not achieved: Restricted Discretionary
Where: 3. Matters over which discretion is restricted:
a. No more than twe residential units occupy the site; a.The matters in GRZ-MAT1.

b. Residential units not connected to a reticulated wastewater system shall not exceed one per
2,000m? of net site area;

c. Outside Dargaville, residential units connected to a reticulated wastewater system shall not
exceed one residential unit per 600m?2 of net site area ; and

d. In Dargaville, residential units connected to a reticulated wastewater system shall not exceed
one residential unit per 400m?2 of net site area.

Note: This does not apply to multi-unit developments managed under GRZ-R12.

The land, like the nearby existing residential zone, does not have a council reticulated wastewater system available
therefore it shall use self-sufficient on-site system, with a minimum lot size of 2000m? in accordance with GRZ-R3
b. From an engineering perspective, again, this approach is standard, achievable, and appropriate for the location
and the zoning sought in the submission.

5. Stormwater

The existing nearby residential zone has a limited public stormwater system, with the newer development nearby
in Arahanga Road featuring a modern public stormwater network which appears to have provided individual lot
connections.

The land has a stream network available on its western boundary which flows away from the land in a southern
direction prior to being discharged into the Arapaoa River.

Given the proximity of the stream network, the land would likely discharge stormwater into this stream network.
The extent of the stormwater networks could be adjusted to use soakage where available. Given the larger
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minimum lot sizes, a full public stormwater network might not be required, potentially the networks would be
focused on the roading network primarily.

In reviewing the plan, we understand the specific clauses related to stormwater are the following:

Three waters infrastructure
INF-P15 Encourage and promote water conservation measures and, where appropriate, low impact stormwater design and facilities.

INF-P16 Ensure that stormwater and drainage infrastructure for subdivision, land use and development:
1. Adopts, where appropriate, a best-practice low impact design approach to the management of stormwater;
2. Manages stormwater with a preference for at-source management;
3. Retains pre-development hydrological conditions as far as practicable;
4. Does not increase the flow of stormwater runoff onto adjoining properties; and
5. Provides a stormwater catchment management plan for future urban development.

INF-P17 Where the level of service of the reticulated water supply, reticulated wastewater and stormwater management networks is insufficient to service the development proposed,
only allow use and development when it can be demonstrated that:
1. It incorporates measures that appropriately mitigate any adverse effects on Council's water, wastewster and stormwater network: and
2. The additional demand generated can be accommodated by the Council's water, wastewater and stormwater network, without resulting in increased flood risk.
increased wastewater overflows or reduced pressure in the reticulated water network.

GRZ-F8 Infrastructure

Require activities to be connected to a Council reticulated system for water supply, wastewater and stormwater disposal. Where this cannot be achieved, require sites to provide suitable self-sufficient systems
on-site.

GRZ-511 Services
1. Activities requiring a supply of water, or the treatment and disposal of stormwater or wastewater, 2. Activity status when compliance not achieved: Restricted Discretionary
shall:
a. Be connected to a Council reticulated system where available for water supply, w vater, 3. Matters over which discretion is restricted:
or stormwater disposal; or a. Availability of council reticulated systems;
b. Where a Council reticulated system is not available, sites shall be provided with suitable self- b. Effects on amenity and character of the surrounding area;
sufficient systems on-site. c. Effects on health and safety; and

d. suitability and long-term sustainability of on-site systems.

6. Summary

The land can be serviced for 3-waters; water supply and firefighting water supplies via rainwater harvesting tanks,
onsite wastewater treatment and disposal and stormwater disposal to ground and/or to the nearby stream
network via a piped or open channel network and no known reasons why suitable building sites could not be
achieved for residential development consistent with the zoning sought.

7. Conclusion

In our opinion the land can be serviced with 3-waters in accordance with the General Residential Standards of the
Proposed Kaipara District Plan.

Yours Sincerely,
Steven Rankin

Director

BE (Env) CPEng CMENgNZ IntPE(NZ) MFIE(Fiji)
M +64 (0) 21 808 593

steven@chester.co.nz
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