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INTRODUCTION

1.1 Terms of Reference

1.1.1

1.1.2

1.1.3

1.2 Preamble
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1.2.1

This report has been prepared for Julian Harrison-Tubb in support of a
subdivision application (Resource Consent and Land Use Consent) in
respect of the property located at 13 Wood Street, Mangawhai Heads.
This application report has been prepared in accordance with the
provisions of Section 88 of the Resource Management Act, 1991.

Section 88 of the Act requires that each resource consent application be
accompanied by an Assessment of Environmental Effects outlining any
actual or potential effects the proposed activity may have on the
environment and the ways in which any adverse effects may be mitigated.
The assessment is also expected to cover various related matters listed in
the Fourth Schedule to the Act, including a description of the proposal,
consultation with interested or affected parties and monitoring.

This report identifies relevant provisions in the Act and the District Plan
that determine the activity status of the application.

The property is owned by Julian Harrison-Tubb. The property is laid to
grass and has (until this year) sat unimproved for many years. The
property was purchased by the current owner in November 2019 and has
subsequently been improved with a two-bedroom weatherboard
bungalow in the ‘northern third” of the property. Resource Consent and
Building Consent were issued in early 2020 and the Code Compliance
Certificate was issued for the work in June 2020.



1.2.2 The Owner has been looking for a property to meet a particular need for

1.2.3

some considerable period. This property has proved elusive to find. A
study of demand in Mangawhai shows that many prospective purchasers
(and tenants) no longer wish to have large homes and sections to spend a
lot of time and money maintaining and keeping clean. They wish to enjoy
the free time that they have. They require comfortable, well presented
homes that are efficient in their use of space, are well-located and provide
an appealing place to live. Such Owners and tenants wish to be located
close to amenities (within a short walk) and be situated on a smaller
section to reduce upkeep and costs.

The proposed property certainly ticks all of these boxes. It provides the
raw material with which to create a very sought-after living environment,
and yet without creating adverse or damaging effects on the neighbouring
properties, the Mangawhai Harbour, or Mangawhai Heads Village itself.
Mangawhai Heads has become prohibitively expensive in recent years.
Part of this issue is caused by the lack of alternatives to the predominant
housing typology which almost exclusively provides ‘large dwellings on
relatively large sections’. Providing different housing typologies, including
smaller townhouse style dwellings in close proximity to facilities allows a
high-quality environment to be provided within walking distance to
amenities.

1.3 The Property

4|Page

131

1.3.2

1.3.3

The property is situated in the Mangawhai Heads Village on the north
eastern corner of Wood and Margaret Streets.

The property is known as Lot 42, Deposited Plan 39205 and is contained in
Record of Title NA26D/521. A copy of Record of Title and the registered
interests are provided in Appendix 1.

The land is generally flat and grassed with a few trees located on the
eastern boundary of the property. The property is improved with a, fully
renovated and modernised, circa 1920’s, two-bedroom weatherboard and
metal roof dwelling with a large timber deck to the north. The existing
dwelling is located in the northern ‘third” of the property. See Appendix 3
for Approved Plans for the current dwelling.



1.3.4 The surrounding area is made up of residential properties of varying ages,

135

some as yet undeveloped. The property is located on the fringe of the
Mangawhai Heads commercial village. The village provides a variety of
amenities to the site which can be accessed by a short walk.

It is noted that the property adjoining the subject to the north at 4
Margaret Street is improved with three residential dwellings on a similarly
sized section. The bulk and scale of this adjoining property is very similar
that which is proposed as the subject of this application.

2 ENGINEERING MATTERS

2.1 Engineering Plans

2.1.1

2.2 Access

5|Page

2.2.1

2.2.2

2.2.3

It is proposed to subdivide the property as set out in the Proposed
Subdivision Plan attached in Appendix 4 and the Draft Survey Plan in
Appendix 5. There will be three residential lots ranging in size from 330 m
to 333 m2.

2

Wood Street and Margaret Street are legal roads formed with kerb and
channelling to a residential standard. The posted speed limit is 50km/hr.

Both Wood and Margaret Streets are maintained to a very good sealed
standard. Both streets are improved with kerb and channelling controlling
stormwater on the sealed surface of the road. It is anticipated that no
further improvements are required.

Appendix 25F of the Kaipara District Plan shows a Traffic Intensity Factor
TIF) of 6 (average daily one-way vehicle movements) per residential
dwelling. The District Plan sets the maximum TIF of 20 in a Residential
Zone. The proposed subdivision results in a total TIF of 18 and as such is
considered a permitted activity under this rule.



2.3 Wastewater

2.2.4 Vehicle access to proposed lots two and three have been located as far as

231

practicable from the corner of Margaret and Wood Streets and is
considered safe for access and egress from the proposed sites. All the
proposed sites provide off street parking for two vehicles, on site
manoeuvring and provision to exit the site in a forward direction as
required by the District Plan.

It is proposed to provide each property with a connection to Kaipara
Council’s reticulated waste water system. Effluent will not be disposed of
to land on the subdivision. Discussions are under way with Kaipara
Council’s Wastewater Provider, we have been advised that there is
sufficient capacity for the two additional proposed sections. The draft
drainage design is shown in Appendix 7.

2.4 Electricity and Telecommunications

2.5 Stormwater
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2.4.1

251

It is proposed to provide each property with a power and phone
connection. A connection to power and telecommunications has been
established to the existing house on lot 1. North Power has confirmed that
there is sufficient capacity of supply within the existing infrastructure in
the street. North Power is in the process of designing connections to lot 2
and 3. The connections will be directly to the street and will not require
any easements. See attached confirmation from North Power in Appendix
10.

Stormwater disposal from house roofs will be required to supply potable
water supply tanks, which can be located within the plastic tanks indicated
on the site plans shown in Appendix 6. Overflows from these tanks will
discharge to subterranean soak areas. Specific design will be completed at
Building Consent stage. The proposed site plans show that these can
comfortably be accommodated.



2.6 Earthworks

2.6.1

No earthworks are required for this subdivision. The existing contour of
the land is satisfactory for the three proposed lots. At building consent
stage, it is envisaged that minor earthworks will be required to provide a
firm base for the driveways and carparks. Total earthworks are well within
the maximum and is considered a permitted activity in this regard.

3 DISTRICT PLAN

3.1 Assessment against Rules
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3.11

3.1.2

3.1.3

3.14

The subject site falls within the Residential Zone (Harbour Overlay) of the
District Plan as set out on Map 54 Appendix 2.

This subdivision application is made under Rule 13.11.1 and
is considered to be a Non-Complying Activity under this Rule.

The residential lot sizes range from 330 m? to 333 m2. See Proposed
Subdivision Plan in Appendix 4 and Draft Survey Plan in Appendix 5 for
details.

Current Lot 994 Square Metres
Proposed Lot 1 333.5 Square Metres
Proposed Lot 2 330.25 Square Metres
Proposed Lot 3 330.25 Square Metres

Rule 13.10.1: There are no earthworks required to be undertaken for this
subdivision. The land is generally level and the two new houses will be
built on timber piles 600mm above the existing contour of the land (See
Appendix 4 for details) The earthworks (to be confirmed at building
consent stage) only extend to a 75mm scrape to prepare the driveways
and parking areas. This is estimated to be a total of 12.9m? and is well
within the maximum of 200m?3, making this proposal a Permitted Activity
with respect to this Rule.

Rule 13.10.2: No Vegetation clearance will be required for the proposed
subdivision.
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3.15

3.1.6

3.1.7

3.1.8

Rule 13.10.3a: Only one dwelling will occupy each of the proposed lots.
The proposed relocated dwellings for the sites are single level and small
by current housing standards. The dwelling set-out details are attached in
Appendix 6. The proposed layouts comply with various setback and
separation requirements of the district plan. The subdivision is considered
to be a Permitted Activity with respect to this Rule.

Rule 13.10.3b: Given the sites location (based upon the One Tree Point
1964 datum) the minimum floor levels are significantly above the
minimum mean sea level for property in the Mangawhai Harbour Overlay.
There are no flooding issues on the subject site and the floor levels for
habitable building floors are sufficiently above the 100-year Average
Recurrence Interval flood level. The establishment of a dwelling on each
of the new lots will be a Permitted Activity with respect to this Rule.

Rule 13.10.5: The existing dwelling on proposed site 1 and the two new
relocated dwellings on sites 2 and 3 are compact single level dwellings.
None of the dwellings require a height greater than eight metres and are
located well within the height to boundary requirements. See Proposed
Site Plans in Appendix 6 for details. The proposed dwellings on the
resulting lots are considered to be a Permitted Activity with respect to this
Rule.

Rule 13.10.6: The existing house and the two proposed houses are single
storey and are comfortably within the height to boundary requirements.
See proposed site layout in Appendix 6. The establishment of new
dwellings on the resulting lots is anticipated to be a Permitted Activity
with respect to this Rule.

Rule 13.10.7: The existing house and the two proposed houses on the new
lots can be located in such a way as to comply with the required setbacks
See proposed site layout in Appendix 6. The relocated dwellings on the
new lots are considered to be a Permitted Activity with respect to this
Rule.
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3.1.9 Rule 13.10.8: The residential use to which the new lots will
be put are within 300 metres of the Mangawhai Heads Shops.

It is noted that Resource Consent was granted for the existing dwelling in
relation to this rule. The two new relocated dwellings on the new lots
have been planned and laid out in order to minimise potential issues with
reverse sensitivity as follows:

The houses have been chosen and positioned to have large
outdoor living areas facing north which faces away from the
commercial buildings.

The houses are set to the north-western corner of the sites
which is as far away from the commercial activity that the
dwelling can be sited.

There is a physical buffer between the subject dwelling and
the commercial area being number 9 and number 11 Wood
Street and the established buildings on these properties.

There is limited line of sight for sound to travel from the
commercial activities to the subject dwellings.

The dwellings are set below the level of the commercial
activity on Wood Street further reducing the potential level of
noise transmitted to the dwellings.

The dwellings are fully retrofitted with insulation which will
minimise any noise within the dwellings.
The dwellings have mechanical heating and ventilation

systems including gas heating and split system air-conditioning
for heating and cooling and ceiling fans.

The noise levels of internal habitable rooms will not exceed 35
dB given the above factors.

This proposal is considered to be a Restricted Discretionary Activity with
respect to this Rule. Consent is sought as part of this application for the
siting the dwellings on each of proposed lots 2 and 3 within 300 metres of
the noise generating activity (local shops) subject to the layout outlined in

Appendix 6.
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3.1.10 The existing dwelling on the site is a relocated 1920’s era timber

3.1.11

3.1.12

3.1.13

3.1.14

weatherboard and metal roof bungalow. The dwelling was fully renovated
inside and outside prior to being moved to the site. This renovation
included a new kitchen and bathroom, wiring, plumbing, insulation, carpet
and paint. It is intended improve the two new sites with fully renovated
dwellings of similar age, character and quality which will be relocated to
the new sites. See Proposed Site Layout in Appendix 6. Information about
the Proposed House Layouts can be seen in Appendix 8. This forms part of
this application for land use consent and will form part of a future Building
Consent application.

The relocation of a dwelling is a permitted activity with respect to Rule
13.10.10 if it can comply with the relevant standards for Permitted
Activities in the District Plan. The proposed dwellings for sites two and
three comply with all the relevant standards for Permitted Activities in the
District Plan except for the separation distance for Noise Sensitive
Activities. 13.10.8. It is noted that Resource Consent was granted for the
existing dwelling in this regard. Consent is requested for dwellings two
and three as part of this subdivision consent.

Rule 13.10.11: Each of the sites have sufficient size and
appropriate shape to accommodate sufficient Private Open

Space as required by this Rule. See Appendix 6. The proposal is considered
to be a Permitted Activity with respect to this Rule.

Rule 13.10.12: Calculations show that no more than 40% of the

surface area of each lot will have impervious surfaces following
development. See Appendix 6 for proposed site layout details and
calculations. The proposal is considered to be a Permitted Activity with
respect to this Rule.

Rule 13.10.13: Calculations show that each of the lots can accommodate a
dwelling without exceeding the 35% site coverage allowance. See
Appendix 6 for proposed site layout details and calculations. The proposal
is considered to be a Permitted Activity with respect to this Rule.

Rules 13.10.14, 13.10.15, 13.10.16 & 13.10.17: It is not expected that
the subdivision will contravene any of these rules setting

noise and vibration tolerances. The proposal is considered to be a
Permitted Activity with respect to these Rules.
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3.1.15

3.1.16

3.1.17

3.1.18

3.1.19

3.1.20

Rule 13.10.18: Appendix 25F of the Kaipara District Plan shows a Traffic
Intensity Factor TIF) of 6 (average daily one-way vehicle movements) per
residential dwelling. The District Plan sets the maximum TIF of 20 in a
Residential zone. The proposed subdivision results in a total TIF of 18 and
as such is considered a permitted activity under this rule.

This application is considered to be a Permitted Activity with respect to
this Rule.

Rule 13.10.25: Each of the new sites can be provided with a vehicle
crossing and driveway that will comply with standards. See Appendix 6 for
details. This application is considered to be a Permitted Activity with
respect to this Rule.

Rule 13.10.27: Each of the new lots provides and maintains spaces for the
off-street parking of cars and other vehicles generally associated with the
proposed residential activity on the site. Each site provides two vehicle
parking spaces with satisfactory separation from pedestrian movements,
comfortable access from the road and space for manoeuvring to allow
access to and from the site in a forward direction. See Appendix 6 for
vehicle tracking details. This application is considered to be a Permitted
Activity with respect to this Rule.

The residential development on each of the new lots is considered to be a
Permitted activity under Rule 13.14.1. The reader is referred to the
geotechnical assessment attached in Appendix 9. This development is
considered to be a Permitted Activity under Rule 13.14.2 regarding
property access. The reader is referred to the discussion under “Access”
above.

The development is considered to be a Permitted activity
with respect to Rules 13.14.3, 13.14.4, 13.14.5, 13.14.6,
13.14.7, & 13.14.8 because it is intended to provide the
required services for water supply, stormwater and sewage
disposal, power and phone for the subdivision. These
matters are discussed in greater detail above.

Rule 13.14.9 is not applicable because the subject site is not subject to a
riparian or esplanade boundary.



3.2 Assessment against Objectives and Policies
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3.2.1

3.2.2

From the discussion above, this proposal is assessed overall
as a Non-Complying Activity with respect to the District Plan.
This being the case, it is considered appropriate to provide
an assessment of the subdivision against relevant objectives
and policies of the District Plan and the Draft Spatial Plan.

Objective 13.5.1: (“To maintain and where appropriate

enhance the amenity values of the residential environment”).
This subdivision proposal will enhance the amenity values of

the residential environment by providing well-designed

housing in a close proximity to the Mangawhai Heads shops. This
housing is very efficiently designed in its layout so that the
residents do not have large properties to maintain.

Landscape planting of griselinia hedging and citrus trees is proposed to
provide a good visual ambience as discussed in more detail below.
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3.2.3

3.24

3.2.5

Objective 13.5.2: (“To ensure that the servicing of the new
subdivision and development does not adversely affect the
environment, particularly sensitive receiving environments’).
It is proposed to provide all of the services that are available

to the surrounding residential properties. The sewage from the
development is to be delivered to the Council’s reticulated sewer system.
Storm water can be dealt with on site and will not cause any additional
issues for surrounding properties. These measures are designed to protect
the sensitive receiving environment of the Mangawhai Harbour.

Objective 13.5.3: (“To maintain and enhance public access to
the coast, rivers and lakes as a result of land use and
subdivision development”) Public access to the coast is

not effected by the proposed subdivision.

Objective 13.5.5 (“To enhance linkages (e.g. pedestrian,

vehicular, open space) between adjoining residential uses”).

Each lot in the subdivision has been provided with independent access
which provides good vehicular access to the properties in

the subdivision. It has also been designed so that efficient

pedestrian access to the sites is maintained and is separated from vehicle
access for safety.
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3.2.6

3.2.7

3.2.8

Policy 13.6.1 (“By requiring subdivision and development to avoid
adverse effects on the outlook and privacy of adjoining properties, while
being compatible with the character and amenity of the surrounding
environment.”). The proposed subdivision and land use are not
considered to cause adverse effects on the adjoining properties. The
adjoining property to the north (4 Margaret Street) is not affected by the
proposed subdivision. The existing house on proposed site 1, being the
northern part of the site is already in place. It is a single storey dwelling
and does not overlook the property and will not change as part of this
proposal. The adjoining property is also orientated to the north and
essentially has “it’s back turned” to the subject property. The site to the
east (16 Wood Street) will not be adversely affected by the proposal. The
three houses are each single storey and have living areas to the north and
not directly to the east. There will be an 1800mm timber fence with
closely spaced timber boards to further enhance visual separation and
privacy. The overall bulk of the three proposed houses is not dis-similar to
what could be built on the subject site as one large dwelling. This would
more likely be a two-storey building and could have an impact upon the
neighbouring property. It is also noted that the adjoining property at 15
Wood St is likely to orient their living area to the north when it is built and
thus “turn away” from the subject development. The impact upon the
adjoining properties in considered to be less than minor.

Policy 13.6.3 (“By requiring subdivision and development to demonstrate
adequate service provision (including maintenance), and ensure the costs
of any service provision or upgrades are borne by the development.”).
Both Wood and Margaret Streets are maintained to a very good sealed
standard. Both streets are improved with kerb and channelling controlling
stormwater on the sealed surface of the road. It is anticipated that no
further improvements are required. See Access Section above for further
details.

Policy 13.6.4 (“By encouraging, where practicable, the use of integrated
catchment management design solutions for stormwater and wastewater
infrastructure”). It is proposed to provide stormwater management on
each of the individuals sites as described above. Similarly, the sewer
system for the subdivision will connect to Council’s reticulated sewer
system.



3.2.9 Policy 13.6.13: (“by requiring the provision of safe and

practicable vehicular access from a public road to each site”).
It has been demonstrated earlier in this report under the
heading, “Access”, that this subdivision proposal can achieve
this.

4 ASSESSMENT OF ENVIRONMENTAL EFFECTS

4.1 General Overview

4.1.1 The writer does not consider there to be any adverse effects

created by this proposal that cannot be adequately mitigated.
This proposal will ensure that the land can be used to its best

potential without creating adverse effects.

4.2 Visual Amenity
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4.2.1 Since the development includes lot sizes that are smaller

4.2.2

than set out in the Rules of the District Plan, it is considered
important to determine the potential effects on visual amenity
in this environment. It is appreciated that it can be

difficult to ascertain what impact a development can have on
the visual amenity of an area without knowing exactly what is

being built and where. See Appendix 8 to show details of the proposed
dwellings for lots 2 and 3.

The reader is referred to Appendix 8 to view floor plans and perspectives
for the proposed relocated dwellings for lots 2 and 3. The floor plans show
smaller footprint homes which are well laid out to maximise the use of the
space to provide functional and comfortable homes. Each design offers a
variety of indoor and outdoor living spaces.

The architects have also provided elevations and a
perspective view of the proposed homes for lots 2 and 3. These
are contained in Appendix 8 with the floor plans.



4.3 Landscaping

4.2.3

43.1

432

4.4 Hazards
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4.4.2

Furthermore, it was considered critical to demonstrate that
the proposed homes will be able to be completed in
accordance with the Rules of the District Plan as outlined
above. Site plans of the three properties have been

prepared showing the layouts of these dwellings. It is noted that the three
proposed dwellings comply with the district plan requirements as a
permitted activity without the need for relaxations. Again the

site plans and calculations are provided in Appendix 6.

Good landscaping design recognises the need to match and
protect the environment, to ensure any planting has a
sustainable life cycle, to shield as far as possible any visual
effect the development may have on neighbours and
surrounds, and of equal importance, protect the privacy of
owners without compromising the outlooks and ambience of

each property.

Taken into account have been the soils, the availability of
water for irrigation, the need to maintain a relatively low
canopy in and around dwellings so as not to interfere with

views and solar access.

The District Plan does not identify any natural hazards on the
property. The writer does not consider that this proposal will

create or worsen any natural hazards.

A geotechnical assessment has been undertaken to determine whether
there are any geotechnical constraints or potential hazards in developing
the property as proposed. This report has found that the land is suitable
for the proposed subdivision and land use. The geotechnical report
prepared by Geoconsult Consulting Engineers in Appendix 9.



4.5 NES for Assessing and Managing Contaminants in Soils to Protect Human Health

45.1

It is important to consider the “National Environmental

Standard for Assessing and Managing Contaminants in Soil

to Protect Human Health”. In this case the land use is not

changing and there is no record of contaminants in the soil on the subject
site.

4.6 Archaeology

4.6.1

There are no recorded archaeological sites affected by this
subdivision proposal. There has been no archaeological

survey undertaken for this reason.

4.7 Cultural Matters
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4.7.1

It is noted that the entire property is contained within SM04,
the Mangawhai Harbour Coastal Area, which is an area of
significance to the local lwi. This being said, the nature and use of the site

is not changing as a result of the proposal. The property will continue
enjoying a Residential use and the proposal is not considered to have a

cultural impact.



5 RESOURCE MANAGEMENT CONSIDERATIONS — LEGAL CONTEXT

5.1 Consideration of s104 (1) Resource Management Act 1991

5.1.1 When considering an application for resource consent s104
(1) requires the consent authority to have regard to the following:
(a) any actual and potential effects on the environment of allowing the
activity; and

(b) any relevant provision of
(i) a national environmental standard
(i) other regulations
(iii) a national policy statement:
(iv) a regional policy statement or proposed regional policy

statement:

(v) a plan or proposed plan; and

(c) any other matter that the consent authority considers relevant and

reasonably necessary to determine the application.

5.1.2 An assessment of the potential effects that may arise from
this subdivision can be found in Section 4 of this report.

5.1.3 There are no national environmental standards, other
regulations, National Policy Statements, Regional Policy
Statements or Proposed Regional Policy Statements relevant
to this application.

5.1.4 The Draft Mangawhai Spacial Plan is considered relevant to the
application.

5.2 Mangawhai Structure Plan

5.2.1 This property falls within the Mangawhai Structure Plan as an

area providing for residential growth.
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5.3 Mangawhai Spatial Plan 2020

5.3.1 This proposal fits in nicely with the objectives of the Draft Spatial Plan by

53.2

using existing vacant residential zoned land around existing or proposed
centres more efficiently through intensification.

The close proximity of the subject site to the amenities provided within
the Mangawhai Heads Village lends itself to slightly greater intensification.
The proposed subdivision provides a welcome townhouse style residential
dwelling which is in high demand and is equally scarce in supply.

5.4 Consideration of Section 104D Resource Management Act 1991

54.1

Section 104D(1) of the Act confirms that a consent authority may grant a
resource consent for a non-complying activity only if it is satisfied that
either;
a. The adverse effects of the activity on the environment will be
minor; or
b. The application is for an activity that will not be contrary to the
objectives and policies of the relevant plan and proposed plan.

The assessment of the potential adverse effects in Section 4 of this
reports demonstrates that the effects will be less than minor.
Furthermore, the application will also be consistent with the relevant
objectives and policies

5.5 Part 2 Assessment
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5.5.2

The planning philosophy behind the proposed subdivision is
derived from Section 5 of the Resource Management Act,
1991, and more specifically, the sustainable use and
management of resources.

Section 5(2) of the Resource Management Act, 1991 defines
sustainable management as:



“managing the use, development, and protection of natural and physical

resources in a way, or at a rate, which enables people and communities to
provide for their social, economic and cultural wellbeing and for their
health and safety while —

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

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

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

The proposed subdivision promotes the sustainable management of the
natural and physical resources of the properties by creating a more
efficient use of this residentially zoned land. There do not appear to be
any adverse effects created by this proposal that cannot be adequately
mitigated.

5.6 Section 6 — Matters of National Importance

5.6.1 There are no matters of National importance with respect to
this application.

6 OTHER MATTERS

6.1 Consultation & Notification

6.1.1 An application for resource consent must be notified unless
the consent authority is satisfied that the effects on the
environment are no more than minor and that there are no
parties adversely affected by the proposal as required by
Sections 93, 94, 94A and 94B of the Resource Management
Act 1991. The effects on the environment have been
determined to be less than minor in Section 4 of this
report. However, an assessment of the proposal is required
in terms of potentially affected parties.
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6.1.2 No parties are considered to be potentially affected by
the subdivision. The writer considers that this particular
application does not need to be publicly notified.

6.2 Development Contributions

6.2.1 Itis expected that development contributions will be payable

for the two additional lots prior to the issue of the 224c certificate for the
subdivision.

6.2.2 Since Wood Street and Margaret Street are already sufficiently well-
constructed, it is not considered necessary to levy any roading financial

contributions to increase the capacity of the road.

6.3 Monitoring

6.3.1 Itis anticipated that Council will not require any monitoring to
be undertaken once the conditions of the subdivision consent
have been satisfied.
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7 CONCLUSION

7.1.1

7.1.2

7.1.3

7.1.4

7.1.5

Overall, this subdivision is considered to be a Non-Complying

Activity based primarily on the size of the three proposed lots being
smaller than the minimum area outlined in the District Plan. It is noted
that the three lots comply with all other requirements of the District Plan.
An assessment against the appropriate Objectives and Policies has shown
that this proposal is in sympathy with the District Plan.

This submission fits in nicely with the objectives of the Draft Spatial Plan
by using existing vacant residential zoned land around existing or
proposed centres more efficiently through intensification.

The effects on the environment have been determined to be

less than minor.

Accordingly, the application is considered fit for approval
subject to conditions.

The writer requests that the draft conditions of consent be
provided for review prior to the consent being issued.

Julian Harrison-Tubb

Julian@SaaS.net.nz

021-424094

22| Page


mailto:Julian@SaaS.net.nz
mailto:Julian@SaaS.net.nz

APPENDIX 1: Record of Title

CORD OF TITLE
UNDER LAND TRANSEER ACT 2017
FREEHOLD
Search Copy
B ks
Registras-Licneral
o Ll
Tdentifier NA26D/521
Land Registration District: North Auckland
Date Iszued 20 Jammry 1974
Prior References
HAICI434
Estate Fes Simple
Area 004 square metras more or less
Legzal Diescription Lot 42 Deposited Plan 39205
Begistered Crwmers
Julian Faul Harmizson-Tubb
Imterests

11771596.3 Martzage to Basscorp Finance Limited - 26.6.2020 at 1:20 pm
117922231 CAVEAT BY GOLD BAND FINANCE LIMITED - 3.7.2020 a1 2:26 pm

Tramsacson §d Seach Copy Dated 130820 33 pm, Page 1 of 2
Citent Soference  smorshalf003 Reguster Omiy
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Appendix 2: District Plan Map

D

Map 54 of 60

Scale: 1:7,500

Map Series One
Land Use Mangawhai
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Appendix 4: Proposed Subdivision Plan
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Draft Survey Plan

Appendix 5
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Appendix 6: Proposed Site Plans
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Appendix 7: Proposed Drainage Plan
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Appendix 8: Proposed House Layout
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Appendix 9: Geotechnical Investigation
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1. INTRODUCTION

This report presents the findings of a geotechnical investigation carried out for the proposed subdivision
and new dwelling at 13 Wood Street, Mangawhai.

The purpose of our investigation was to assess subsoil conditions and to provide recommendations for
building foundations and the satisfactory development of the property.

This report has been prepared for Samuel and Gabriella Chitty in accordance with our proposal letter dated
16" September 2017 and may be used in support of an application to Kaipara District Council for resource
consent and/or building consent approval in respect of the proposed development as described herain.

2. SITE DESCRIPTION

The subject site (legally described as Lot 41, DP359205) is located on the corner of Wood Street and
Margaret Street with no formal driveway crossing at present. It comprises an irregular shaped property
with an approximate area of 993 m®.

The property slopes gently down from the southern boundary across a near level platform and then gently
slopes down to a low point in the northern corner of the property. The site is currently grass covered and
contains a number of medium to large trees along the western boundary line.

Mo buildings currently occupy the property. Kaipara District Council IntraMaps GIS indicates that a public
sanitary sewer connection is located in the northern corner of the property. It is understood that the
subject site and surrounding area is not reticulated by a public stormwater network.

A site plan is attached, drawing number GI1340/1.

3. GEOLOGY

The Geological Map of Whangarei' shows the subject site to be underlain by sand deposits of the Karioitahi
Group. The Kariocitahi Group deposits are of late Pleistocene to Holocene epoch, and described as
moderately consolidated to unconsolidated coastal sand deposits of shallow marine, beach and dune
origins.

4. EXISTING GEOTECHNICAL INFORMATION

We are not aware of any previously existing geotechnical information relating to this site.

5. PROPOSED DEVELOPMENT

We have not been supplied with any formal drawings for this project but based on discussions with our
client and observations on site we understand that the proposed development will comprise:

*  Subdivision of the existing lot into two new lots.

! Edbrooks 5.W.; Brook, E.I {compiler] 20049, Geology of the Whongarei Area. Institute of Geolbbgical ond Nucleor Soiences 1:350 000 Geologicol
Muop 2. 1 Sheet + 88p. Lower Hutt, New Zealand: institute of Geologicn) and Nuckear Sciences Kmited

W -1- 13 Wood Street, Mangawhai
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*  Construction of two new dwellings approximately at the centre of each of the new lots (locations
not yet defined).

6. SITE PHOTOGRAPHS

Photograph 1:

Looking north across the property from
Wood Street.

Photograph 2:

Looking approximately south across the
property from the northern corner of the
site.

7. SITE INVESTIGATION

Our site investigation work comprised the following:
e A walk over visual appraisal of the site.
® The drilling of six hand auger boreholes to a depth of 3.0 m.
* The conducting of six scala penetrometer tests from the surface and base of the boreholes.
e The measurement of groundwater levels in the boreholes.

The approximate locations of the boreholes are shown on our attached site plan drawing number
(GJ1340/1. The borehole logs and Scala Penetrometer test results are also attached. The soil descriptions
given on the logs are in general accordance with the New Zealand Geotechnical Society’s “Field Description
of Soil and Rock.” The undrained shear strength values given on the logs are ‘Shear Vane Strengths’,
factored in accordance with the New Zealand Geotechnical Society Guidelines, not direct readings from

Gom\‘u%. -2- 13 Wood Street, Mangawhai

GI1340 SEPTEMBER 2017
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the shear vane dial. The groundwater levels were measured following drilling and are indicated on the
borehole logs.

8. SUBSOIL CONDITIONS

Detailed descriptions of the subsoils encountered in the boreholes are given on the attached borehole
logs. The subsoils were generally found to comprise:

* Topsoil to between 100 mm and 350 mm depth, overlying:

+ Karioitahi Group deposits to the termination of all boreholes, consisting of medium dense to
dense; orange brown and grey; fine to medium grained sand, with some silt rich horizons within
the upper 1.0 m.

Scala penetrometer tests were undertaken from both the surface and at depth in the hand auger
boreholes. These tests generally identified medium dense to dense sands across the upper 3.0 m in each
borehole.

Groundwater level was measured in boreholes HAL to HA3 following completion of drilling at depths of
between 1.8 m and 2.6 m below ground level. Groundwater was not encountered in boreholes HA4 to
HAG during our time on site. These levels may not be representative of worst case groundwater conditions
beneath the site, water levels may be higher following times of heavy or prolonged rainfall and/or during
wetter winter conditions.

9. SITE STABILITY

The site shows no obvious visual signs indicating historical or presently active deep seated instability. The
ground surface across the site is level or gently sloping and was found to be underlain by competent
subsoils. It is our opinion that the site is currently stable and suitable for construction of the proposed
development. The proposed development is considered unlikely to adversely affect the existing stability
of the site provided that the recommendations provided in this report are followed.

10. RECOMMENDATIONS

10.1 Earthworks

10.1.1 Topsoeil, Fill and Unsuitable Soils

All vegetation, topsecil, fill and any soft or otherwise unsuitable material should be removed from the
building platform or earthworks area. The topsoil layer was found to vary from 100 mm to 350 mm deep
across the property. No fill or otherwise unsuitable soils were encounterad in any of our boreholes but
there may be deposits outside of our test locations.

If any part of the proposed dwelling is to be constructed on a timber floor supported on timber piles
existing topsoil and fill may remain in place to that area provided that all surface vegetation has been
removed, the required sub floor clearance is provided and the piles are embedded to the required
minimum depths as discussed in the foundations section below.

All excavated topsoil and unsuitable material should be removed from site or stockpiled away from the
building platform and/or earthworks area.

W -3- 13 Waood Street, Mangawhai

GI1340 SEPTEMBER 2017
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10.1.2 Cuts and Fills

The site is near level and it is anticipated that no significant cut or fill earthworks are proposed at the
property. If earthworks are reguired that invelves additional cuts andfor fills greater than 300 mm depth
the matter should be referred back to Geoconsult for specific recommendations.

Where loose sands are exposed in the base of the building platform preparation area they may (subject to
inspection by a geotechnical engineer) benefit from being proof rolled with a smooth wheeled roller. A
geotextile separator cloth is recommended to be used between the exposed natural sands deposits and
the hardfill beneath the slab.

10.2 Foundations

10.2.1 General

The subsoils at this site were found to generally comprise medium dense to dense sand beneath a surface
layer of topsoil. The natural soils are considered to generally have an adequate bearing capacity, are of
relatively low compressibility and are considered suitable foundation soils for the proposed development.

Specific recommendations are outlined below.

10.2.2 Shallow Footings

Conventional shallow pad and strip footings, generally in accordance with the reguirements of
NZ53604:2011, should be embedded a minimurm depth of 450 mm below cleared ground level into the
medium dense natural sand.

The following bearing capacities are considered appropriate for foundation design:

Ultimate Bearing Capacity 300 kPa
Allowable Bearing Pressure (F.0.5 = 3) 100 kPa
Dependable Bearing Capacity (@ =0.5) 200 kPa

10.2.3 Waffle Raft Slabs
Waffle raft slabs should be founded on clean, medium dense sand.

The following bearing capacities are considered appropriate for raft floor slab design:

Ultimate Bearing Capacity 300 kPa
Allowable Bearing Pressure (F.0.5 = 3) 100 kPa
Dependable Bearing Capacity (@ =0.5) 150 kPa

10.2.4 Floor Slab
A comventional slab on grade concrete floor is generally considered appropriate.

A conventional slab on grade should be founded on a layer of clean, well graded, compacted hardfill placed
on ground stripped of vegetation, topsoil, fill and any soft or otherwise unsuitable material. The hardfill
should be compacted using a static roller and topped with a blinding layer of sand or other approved fines.

Care should be taken in the preparation of the slab subgrade so that the soil does not dry out or become
excessively wet prior to pouring of the floor slab. In this respect, some moisture conditioning or protection
of the subgrade may be required prior to placing hardfill and/or pouring the slab.

Gm'l‘u“. -4 - 13 Waod Street, Mangawhai
L |
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10.3 Retaining Walls

We understand that no specifically designed retaining walls are anticipated for the proposed development.
If retaining walls requiring engineering design are proposed the matter should be referred back to
Geoconsult for further recommendations.

10.4 Specific Structural Design

A suitably gualified structural engineer, familiar with the contents of this report, should be engaged 1o
design the retaining walls, foundations, piles and floor slab for the proposed new dwellings.

10.5 Vegetation

Any newly planted trees should be kept well clear of the foundations of the new dwelling to avoid the
potential for settlement that can occur due to the localised ground shrinkage possible as high water
demand tree species mature.

10.6 Stormwater Control

Stormwater from paved areas, roofs, tank overflows and all other sources should be collected in sealed
pipes and discharged to a safe disposal point away from the development area with an energy dissipater
fitted at its outlet. It is likely that an inground dispersal system would be most appropriate. & stormwater
attenuation assessment can be undertaken once detailed development proposals are available.

Concentrated stormwater flows should not be allowed to discharge onto or into the ground close to the
buildings or on sloping ground as this would be detrimental to foundation conditions.

10.7 Plan Review

It is recommended that Geoconsult is engaged to review detailed development plans when they are
available. This is to ensure that the information used as the basis of this report is consistent with final
development proposals and that the recommendaticons outlined in this report have been interpreted
correctly.

10.8 Site Inspections during Construction

It is recommended that Geocconsult is engaged to inspect building platform and foundation excavations
during construction. This is to confirm expected ground conditions and to ensure compliance with the
recommendations contained in this report.

It is the Client's responsibility to ensure that we are notified of any required inspections and that we are
given adequate notice to carry out the inspections (at least 24 hours).

We will issue a Producer Statement — Geotechnical Review (P54) upon successful completion of the
inspected works. The inspections and preparation of the Producer Statement will be at additional cost to
that of preparing this report.

w -5- 13 Waood Street, Mangawhai
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11. LIMITATIONS

The recommendations and opinions contained in this report are based on the subsoils encountered at
discrete test locations. We have made assumptions about the nature of the ground conditions across the
site based on this limited subsoil information and actual ground conditions may vary from those assumed
in this report. If any variations from the assumed ground conditions are found to exist during construction
the matter should be referred back to Geoconsult.

This report has been prepared solely for the benefit of Samuel and Gabriella Chitty as our client and their
nominated agents for the purposes of the specific brief as stated in this report. Geoconsult accepts no
liability in respect to any matters arising from the use of the information given in this report by any other
persan or organisation or for any other purpose except that it may be relied upon by Kaipara District
Council in support of an application for resource consent and/for building consent approval for the
proposed development as described herain.

GEOQCONSULT

Author: Zacharia Martin Signed: %Z,A—ajfé\-ﬂ_

Engineering Geologist

Reviewed:  Phil Williams Signed: f U/i/l Mﬂw )

Geotechnical Team Leader

Gmﬂ.a. -6- 13 Wigod Jtreet, BAangaw i
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Appendix 10: North Power Energy Consultation

Northp@wer

File Ref: 11474 Northpower Ltd
Your Ref: 20119 Private Bag 5018

Whangarei 0148
23 July 2020 Fh 09430 1803

Ph DIN: 0-9-430 1819

Email: consent applications@northpower.com

Dear Julian

RESOURCE COMNSENT REQUIREMENTS

Subdivision — 13 Wood Street, Mangawhai

In reply to your comrespondence dated 21/07/2020, regarding the electricity and telecommunications
supply requirements for the above subdivision, | would advise you of the following.

Lot 1 has an existing electricity supply.

Lots 2 and 3 do not have electricity supplies available. The resource consent reguirement is that a
connection to the reticulated electricity supply system is provided by the boundary of each lot.

Lot 3 has a fibre aptic telecommunication supply available by the boundary.

There are no current requirements for electricity easements.

Should you have any queries please contact me at our Whangarei office.
Yours faithfully

Jessica Woollam
Customer Connections Advisor
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Appendix 11: North Power Fibre Consultation

Northpower mis==

GREENFIELDS DEVELOPMENT AGREEMENT

1. PARTIES

Morthpower LFC2 Ltd (“Northpower Fibre™)

MNorthpower LFC2 Limited Morthpower Fibre Representative:
28 Wit Pleasant Road
Raumanga Name: Arnold Galbraith

Whangarei 0110
Email:  arnold.galbraith@northpowerfibre.co.nz

Telephone: 09 983 2241

Developer

Developer Representative:

Mame: [Indiwidal Representing the Devalopar
e s s e - ond whe has au ity to bind the Develaper]
(Full logal description of antity wio cwns the land baing

devaloped) Name:
Phone: Phone:
2. GREENFIELD DEVELOPMENT DETAILS
Development Name/Stage
Development Location: _13 Wood 5t, Mangawhai
Developer's Contractor:
{Per=on who will be completing trenches and
undartaking reinstmtement]

Contractor's Contact Person:

Telephone:

Email:

Expected Commencement Date:

Expected Completion Date:
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CIVIL WORKS

The Developer will undertake all trenching and reinstatement in accordance with the Scope
of Works.

PRICE

The Developer shall pay Morthpower Fibre the following capital contribution towards the
Works. The capital contribution is calculated by subtracting the number of pre-existing lots
facing an existing fibre reticulated public road from the total number of proposed fibre
reticulated new lots.

Total number of lots to be reticulated 3

Less total number of existing lots facing existing fibre [ 1)

reticulated public road

Total lots on which capital contribution is payable 2

Price per lot 5900.00
|Excluding G5T)

Total price: $1800.00
[Excluding G5T}

The abowve amount is to be paid within 7 days of signing this agreement. Northpower Fibre
will not provide any works or services until payment is received in full.

The Developer will pay any Additional Charges within 7 days of invoice by Morthpower Fibre.

OBLIGATIONS

General: Morthpower Fibre and the Developer will carry out their obligations in accordance
with this agreement which indudes the attached General Terms, the Scope of Works and the
Design and Build Requirements.

Developer: The Developer will:

{a) email a set of engineering drawings of the development to Northpower Fibre within
7 days of signing this agreement;

(b} pay the Price within 7 days of signing this agreement;

{c] obtain all necessary consents to undertake the Works together with any legal
easements which will be required;

{d} complete the Weorks for which it is responsible in accordance with this agreement,
the Design and Build Requirements, and as otherwise directed by Morthpower Fibre;
and

e} promptly rectify any faults in the Developer's works discovered during testing at the
Developer's cost.
Northpower Fibre: Northpower Fibre will:
{a) supply the Design for the reticulation;
(b} complete the Works required by this agreement;
{c) undertake testing required by this agreement; and

{d} issue a Handover Certificate on completion of the Works and rectification of any
faults.



6. DESIGH PROCESS
The Design will be completed as follows:

{al on receipt of the engineering drawings Morthpower Fibre will complete an initial
design;

{b) a meeting will be scheduled betwesn Northpower Fibre, the Developer and the
Developer's Contractor to discuss the initial design; and

{c] Morthpower Fibre will then issue a schedule of works followed by a lay plan
indicating the phases of work and what needs to be completed at each sage.

There shall be no amendments to the Design once the lay plan has been issued without the
prior written approval of Northpower Fibre.

7. SCOPE OF WORKS

Developer Responsibilities: The Developer will:

{a) Provide trenches for reticulation including road crossing trenches;
{b) Populate road crossing trenches using 100mm red duct;

{c) Undertake reinstatement of trenches.

Northpower Fibre Responsibilities: Morthpower Fibre will:
[a) Supply the Design;
[b) Install chambers;
[c}  Supply all materials;
[d} Install all ducting and tubing;
[e] Install cabinets as per the Design;
[f} Breakouts and lead-ins as per the Design;
[g] Testing of tube network;

[h) Record the location of the infrastructure.

8. SPECIAL TERMS

The following special terms shall apply to this agreement:

(insart any special terms, requirements atc agreed by the parties)

SIGMED BY THE PARTIES:

For Morthpower Fibre Ltd: For Developer:

A
Sign: . ﬂ@/d’w BIEMD e
Mame: _Amold Galbratth....... ... Name: s
Date: 30007 20 DETET e
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Appendix 11: Photos of Subject Site
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